Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2013/0240

	Development Proposed:
	Proposed window in side elevation. Re-submission of 3/2012/0970 at 4 Park Mews Gisburn.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan (DWLP)

G1 – Development Control.

ENV16 – Conservation Areas.

SPG – Extensions and Alterations to Dwellings.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

DMG1 – General Considerations.

DME4 – Protecting Heritage Assets.

Gisburn Conservation Area Appraisal.

Gisburn Conservation Area Management Guidance.



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

	Planning consent is sought for the installation of 1.no new window opening into the gable end wall of 4 Park Mews, Gisburn. The dwelling is situated immediately adjacent to the A59. Historically the building formed part of the New Inn public house. However permission was granted in 1994 for the change of use and conversion of the public house and an associated barn and the refurbishment of an existing cottage to form a total of six dwellings.    

The existing property is located within the Gisburn Conservation Area; within which it has been designated as a building of townscape merit. In addition to this the building group which 4 Park Mews forms part of has been further designated as a focal building. It should also be noted that the view to the East down the A59, towards the centre of the village, is also designated as an important view, within the Gisburn Conservation Area.

As discussed above, the property was created by the conversion of the New Inn public house, this was granted under planning approval 3/1994/0663. At the time this was considered to accord with the emerging Local Plan, which is still in place at the time of determining this application. A key consideration when considering a building for conversion is the alterations required in accommodating modern living. This includes alterations required to window and door openings. The conversion of a building to residential use has to strike a balance between accommodating the residential use whilst still retaining the character of the original building. This character can be eroded if the proposed design is overly domesticated, something which the alteration or creation of new window and door openings can cause.

Therefore in considering the works proposed within this application, I feel regard has to be taken to the impact the proposed alterations will have upon the character and setting of the heritage assets; namely the Conservation Area and Building of Townscape Merit. In addition to this consideration must be given to the impact the proposed works would have upon the character of the wider group of buildings which historically formed part of the New Inn public house and whether the works would materially detract and harm the character associated with the previous use of the building; potentially resulting in a design which would appear to be overtly domesticated.  

The existing gable end elevation contains a single door opening. This door opening was formed as part of the scheme to convert the buildings. The plans submitted at the time of the conversion indicate that relatively few new door or window openings had to be formed within the existing elevations of the building. However a number of new rooflights were inserted into both the front and rear roof elevations. At present the existing door on the gable elevation is to an extent relatively inconspicuous. This is by virtue of its scale and positioning to the far left hand side of the gable elevation. This ensures that the neighbouring property of Pimlico House obscures the presence of the door when viewed from the West. An existing boundary wall also aides to obscure the presence of the door.

A similar scheme at this property for 2.no new window openings was recently refused under reference 3/2012/0970. It was considered that the formation of 2.no window openings would have resulted in development that would have been detrimental to the character and setting of the conservation area and that the windows would have been located on a prominent position on the gable end. The cumulative impact being an overtly domesticated appearance.

Following this refusal discussions between the applicant and the LPA have taken place to attempt to resolve the outstanding issues, with an aim of finding a solution which would be appropriate to both parties. The result of these discussions is the development under consideration in this particular application. The number of window openings has been reduced to 1no opening, in addition to which the overall scale of the window has been reduced.

The proposed window is to measure 700mm x 1040mm and be located at first floor level over the existing door situated at ground floor level. The reduction in the number of openings and a reduction in their scale is favourable. This ensures that the gable retains the appearance of predominantly being a solid wall rather than a gable with a significant number of openings. In addition to this the window would be sited to the left of the gable. Therefore it would correspond with the door opening and also to a degree by partially screened due to the relationship between the gable end and the surrounding properties.

The proposed opening would not adversely harm the residential amenity of the area. Nor would it significantly harm the character and visual amenities of the Conservation Area. In considering this application I am mindful of Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and the desirability of preserving and enhancing the character and appearance of the Conservation Area. I am satisfied that the proposed development would not adversely harm the character and setting of the Conservation Area. 

In view of the above, I see no material objections to the granting of this permission. I therefore recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the building or adverse affect upon the setting of the Conservation Area.



	RECOMMENDATION: That conditional planning consent is granted.


DATE INSPECTED: 9 November 2012 and 24 January 2013














