
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2007/0698/P (PA) 

	Development Proposed:
	Conversion of attached coach house to ancillary living accommodation at Woodgates, Startifants Lane, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Archaeology) - The Coach House is considered to be of local interest and merits recording prior to the commencement of conversion works.  If minded to grant permission, attach recording condition (wording suggested).  

Natural England – Not aware of any nationally designated landscapes or statutory designated areas of nature conservation importance that would be significantly affected.  Also satisfied that proposal does not have any significant impacts upon Natural England’s other interests.  It may, however, affect bats and barn owls which are statutory protected species – a material consideration under PPS9.  Would recommend that further surveys for the presence of bats/barn owls be carried out and/or a mitigation package be developed prior to planning permission being considered.  

Historic amenity societies – Consulted, no representations received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.



	POLICY REASONS FOR APPROVAL:

	The proposal has an acceptable impact upon the character and setting of the listed building.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Woodgates Farmhouse and farm building adjoining to south west is a Grade II listed house of 1768.  The list description refers to “Further left is a door with plain stone reveals, with a wide cart entrance with triangular head, to an agricultural unit adjoining and probably of the same build”.  

In February 1995 listed building consent (3/94/800) was granted for the demolition of toilet extension, internal alterations, removal of chimney stack and repairs.  

In November 1997 (3/97/677 & 676) listed building consent and planning permission was granted for replacement timber storage shed and replacement aluminium framed greenhouse (in retrospect) in residential curtilage. 

In July 2007 a listed building consent application for conversion of attached coachhouse to ancillary living accomodation was refused because of (i) the erosion of the distinction between the residential and agricultural elements of the building resulting from the number distribution and style of windows and rooflights and (ii) the submission of insufficient information to assess the impact of proposals. 

In August 2007 planning permission was granted for the development now subject of listed building consent application.

The stone work to Woodgates has been excessively cleaned, stripped of traditional pointing/render/lime wash and repointed in a hard modern mortar.  Windows throughout are modern double glazed stained timber, some in a mock sash style.  Doors, including the cart doors appear to be modern replacements. Some of these works were permitted under 3/94/800.  

A wildlife survey has been submitted (following receipt of Natural England’s comments) which concludes that, externally, no signs of the presence of bats could be found and, internally, that although droppings were found the building is probably used as a feeding site during cold weather and no signs of a roost or permanent use by bats could be found; risk assessments low.  It is also concluded that owls do not use the building; risk assessment low.

Following protracted negotiation I am now satisfied that a scheme has been agreed which minimises the impact upon the character and appearance of the listed building ie new openings have been minimised in numbers and form and put in the gable so as not to disrupt the agricultural appearance of the two main elevations to the road and the public right of way; all new rooflights have been deleted; the flue has been relocated from the ridge to the roof slope.  



	RECOMMENDATION: That listed building consent be granted.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














