Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/JS

	Application No: 
	3/2007/1016/P (LBC) and 3/2007/1017/P (PA)

	Development Proposed:
	Change of use from existing shop and dwelling to shop with living accommodation and separate dwelling (Resubmission) at 1 and 3 Windy Street, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council – No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Archaeology): No archaeological comments to make on this application.

English Heritage:  Do not wish to offer any comments on this occasion.  Determine in accordance with national and local policy guidance, and on the basis of RVBC specialist conservation advice.  Refer LBC decision to GONW.

Historic amenity societies:  Consulted,  no representations have been received.

LCC (Highways):  Commented on previous application 3/2007/0727/P.  No objection to this proposal on highway safety grounds.  The provision for off-street parking remains severely constrained within this conservation area and do not anticipate a significant increase in demand for on-street parking as a result of this proposal.  



	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/Alterationa of Listed Buildings.

Joint Lancashire Structure Plan Policy 21

Joint Lancashire Structure Plan Policy 12



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

	1 and 3 (Proctor’s Shop) Windy Street is a Grade II listed (13 February 1967) shop of the late 18th Century prominently sited within Chipping Conservation Area.  The list description refers to windows being modern, the right hand ground floor window being wider, the left hand door being blocked to form a window.  

In October 2005 the ground flooring to No1 was removed and replaced. 

In July 2006 it was noticed that the front elevation first floor right hand window (No3) had been removed revealing that building works, including plaster stripping from internal stonework, was in progress (see letter 4 July 2006).  Following a site inspection on 21 November 2006 a letter to the owner requested that unauthorised works be reversed (see letter 29 November 2006).  

None of the unauthorised work items had been reversed by the 11 September 2007 (also see letter following meeting with agent 25 June 2007).

The “existing” plans are those following unauthorised works, ie the left hand window mentioned in the list description is now a door;  there is a large internal opening between the units (previous location of an historic doorway) at first floor as a result of demolition.

In September 2007 listed building consent and planning permission was refused for a similar scheme.  The latest proposals differ in deletion of the demolition of basement walling and the replacement of the historic (original?) back door.

PPG 15 paragraph 3.8 states that generally the best way of securing the upkeep of historic buildings and areas is to keep them in active use.  For the great majority this must mean economically viable uses if they are to survive, and new, and even continuing, uses will often necessitate some degree of adaption.  

Policy 12 of the Joint Lancashire Structure Plan discourages new housing provision in areas of over supply but paragraph 6.3.13 of the subtext states that:

“Districts may identify through the Local Development Framework process other circumstances where it may be appropriate to approve residential development in a situation of housing oversupply, such as the conservation benefits of maintaining an existing building worthy of retention.”

In my opinion the proposals will result in the loss of historic fabric (including that from the insertion of new staircases).  However, I am satisfied that the proposed scheme will  minimise the loss of historic fabric to that absolutely necessary and has adequately responded to the unauthorised works undertaken in July 2006.  I am mindful that English Heritage and the historic amenity societies have not commented on the proposals.  Furthermore, the subdivision of 1 and 3 Windy Street would appear to have historic precedent. 

Mindful of the above, the building’s general state of repair, and concern at the likelihood of these works being funded without the proposed rationalisation of the shop trading area and new dwelling provision, I believe the scheme should now be considered favourably in respect of the Policy 12 Joint Lancashire Structure Plan exception.



	SUMMARY OF REASONS FOR APPROVAL:

	The impact upon the character of the listed building and the exception to housing policy is justified.



	RECOMMENDATION: That conditional planning permission and listed building consent be granted.


DATE INSPECTED: 














