
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2008/0613/P (PA) AND 0614 (LBC)

	Development Proposed:
	Partial demolition of existing kitchen extension.  New extension at front and rear including raising roof profile to provide additional kitchen and storage area.  Reclaimed materials include slate, windows and door (PA).

Alteration to existing attached single storey kitchen extension area to create additional floor space and roof storage.  Extension to be set back from front elevation and flush with rear elevation.  Reclaimed materials to be used including slate, ridge tiles, windows and door (LBC)

at The Villa, 76 Whalley Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council – Concerns that owners frequently advertise their business on the premises on a listed building.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies consulted – the Ancient Monuments Society oppose the application.  The present extension is damaging to the special interest of this fine, late Georgian townhouse.  The replacement is even worse, given its increased size and its utilitarian grimness.  The arbitrarily placed windows and roof lights create a further sense of visual disruption where the present listed building relies for its effect on a carefully observed balance.  

Surely the wing could be designed with domestic scaled windows, borrowing their detailing and proportion from the fenestration on the main block?  

LCC (Highways) – No objections in principle to this proposal on road safety grounds.  The proposed changes will have no impact on traffic movement to and from Whalley Road.

RVBC Environmental Health – Has reached its present capacity, recommend that kitchen area be allowed to increase in size.   Legislation requires that the layout, design, construction, siting and size of food premises permit adequate maintenance, cleaning and/or disinfection, avoid or minimise air borne contamination, and provide adequate working space to allow for the hygienic performance of all operations.  



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

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

Policy ENV19 - Listed Buildings.

Joint Lancashire Structure Plan Policy 21

Policy G1 - Development Control.



	POLICY REASONS FOR REFUSAL:

	The proposed extension would be harmful to the character and setting of the listed building because of its prominent and incongruous design which results in a dominance of the historic building and site. 



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

	The Commercial Hotel including stable block to rear (list description, stable block now demolished) is a prominently sited Grade II listed building of the early to mid 19th Century.  The list description refers to No. 60 to 164 (even) Whalley Road forming a group, all except No. 76-110 being buildings of local interest only.  

In December 2003 (3/2003/942) and June 2004 (3/2003/943) planning permission and listed building consent was granted for refurbishment (in part retrospective) and extension of the property damaged internally by fire/flooding.

Pre application advice was given to both the applicant (13 March 2008) and agent that further extensions to the rear of the existing addition would be worth an application.  However, the proposed development is not that discussed pre application and, in my opinion, would be harmful to and incongruous with the character and setting of the listed building because of its increased prominence and unsympathetic design. I am mindful of the comments of the AMS and of the advice at  PPG 15 para C.7.



	RECOMMENDATION: That permission/consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














