Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2011/0182/P (LBC)

	Development Proposed:
	Replacement of rotten doorframe with wooden painted doorframe.  Replacement of front door with wooden panelled door (and small glazed panel).  Door and frame to be finished in a cream Farrow and Ball paint at 12 Higher Road, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections as proposal complies with conservation requirements for a Grade II Iisted building.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	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.

PPS5.

HEPPG.

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

Policy ENV19 - Listed Buildings (Setting).

Policy ENV16 - Development Within Conservation Areas.



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

	No’s 6 – 44 Higher Road is a Grade II listed late 18th century row of houses prominently sited within Longridge Conservation Area.  The list description notes that it was built by the Longridge Building Society, one of the earliest terminating building societies in the country.  Few original fenestration or door details survive within the row; unfortunately, and despite the existence of historic photographs which could illuminate restoration works, the row has been subject to unauthorised work [NB at site visit found recent painting yellow of door to number 18 and the replacement of all windows and door (unpainted timber; plus addition of security cameras) to front of number 14].

In the consideration of listed building and planning applications, the Borough Council is required to give special regard to the desirability of preserving a listed building or its setting or any features of special architectural or historic interest which it possesses (section 16(2) and 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990).

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires local planning authorities to pay special attention to the desirability of preserving or enhancing the character or appearance of conservation areas in the exercise of planning functions.

PPS5 – Planning for the Historic Environment (March 2010) states at Policy HE 9.1 that: “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification ….”

PPS5 Policy HE10.1 states ‘when considering applications for development that affect the setting of a heritage asset, local planning authorities should treat favourably applications that preserve those elements of the setting that make a positive contribution to or better reveal the significance of the asset. When considering applications that do not do this, local planning authorities should weigh any such harm against the wider benefits of the application. The greater the negative impact on the significance of the heritage asset, the greater the benefits that will be needed to justify approval’.

PPS5 Policy HE7.1 states that “in decision making local planning authorities should seek to identify and assess the particular significance of any element of the historic environment that may be affected by the relevant proposal”. 

Policy HE9.5 requires local planning authorities in considering proposals to ‘..take into account the relative significance of the element (of a conservation area) affected (as well as) its contribution to the significance of the..Conservation Area as a whole’.

PPS5 HE7.4 states that ‘Local planning authorities should take into account:

- the desirability of sustaining and enhancing the significance of heritage assets..’

The Historic Environment Planning Practice Guide accompanies PPS5 and is relevant at paragraph 152, 185 and 186:

 ‘doors and windows are frequently key to the significance of the building.  …”(152)

‘The insertion of new elements such as doors and windows..is quite likely to adversely affect the building’s significance..’ (185).

‘New features added to a building are less likely to have an impact on the significance if they follow the character of the building..’(186).

HEPPG paragraph 118 states: “where the significance and appreciation of an asset have been compromised by inappropriate changes within its setting in the past it may be possible to enhance the setting by reversing those changes”.
Ribble Valley Districtwide Local Plan Policy ENV20 states that: “…proposals for the alteration or repair of listed buildings should be sympathetic to their character and appearance.  The most important features of any listed building will be preserved”.

Policy ENV19 states that: 

“Development proposals on sites within the setting of buildings listed as being of special architectural or historic interest which cause visual harm to the setting of the building will be resisted.  In assessing the harm caused by any proposal the following factors will be taken into account:

(i)
the desirability of preserving the setting of the building.

(ii)
the effect of the proposed development on the character of the listed building.

(ii)
any effect on the economic viability of the listed buildings.

(iv)
the contribution which the listed building makes to the townscape or countryside.

(v)
the extent to which the proposed works would bring substantial benefits to the community including economic benefits and enhancement of the environment.”

Ribble Valley Districtwide Local Plan Policy ENV16 states in the explanatory text that ‘The main elements of Council policy are retention and enhancement’. The policy itself states that ‘Within conservation areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials’. 

In my opinion, the proposed doorframe and door replacement is acceptable.  Whilst the proposed door is not an authentic “plank” door, it is an enhancement upon the existing integral fanlight, mock Georgian panelled door.  However, I would suggest a condition requiring painting in a darker and more authentic colour (the existing door and windows are painted in a dark brown).



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal, subject to amendment by condition, has an acceptable impact upon the character, setting and significance of the listed buildings.



	RECOMMENDATION: That conditional listed building consent be granted


DATE INSPECTED: 














