Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/EL

	Application No: 
	3/2015/0232/P & 3/2015/0233/P

	Development Proposed:
	Planning permission and listed building consent part retrospective for rebuild of single storey attached outbuilding, removal of existing internal lime plaster finish, structural repairs, alterations to floor plan to incorporate en-suite accommodation, removal of solid floor at ground level with stone flags and other minor repair work at Higher Lickhurst Farm, Twin Brooks Road, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council – No observations received at the time of report preparation but in previous application raise no objection.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Archaeologist: No representations received at time of report preparation but previously raised no objections.

English Heritage – No observations to make.



	CONSULTATIONS: Additional Representations.

	Internal comments have been received from the Council’s Design and Conservation Officer who raises concern regarding the demolition of the outbuilding which was previously approved as a conversion to existing residential accommodation. Considers that more care should be taken and would advocate consideration of enforcement action. 


	RELEVANT POLICIES:

	Ribble Valley Core Strategy Adopted Version.
Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME4 – Protecting Heritage Assets.

Policy DMH5 – Residential and Curtilage Extensions.



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

	This application is part retrospective and seeks consent for alterations to a grade II listed building. Previous planning permission has been granted for the majority of these works under application 3/2013/0682 and 3/2013/0683. Also discharge of conditions have been approved submitted under 3/2013/0950 for details of external windows, repair works, repointing and replacement fireplace.  However, since the original consent the single storey gable extension which was to be part of a conversion has been demolished and as such would be rebuilt using blockwork and the original stone as the outer casing. There are also some other changes to the proposal which relate to a turn style front door with more traditional and more solid rather than the existing inappropriate Georgian paned door and a stone flag floor to be used on the ground floor. 
I am mindful of the previous consent and in essence this proposal is not dissimilar to the original submission. The main changes relate to the need to rebuild the single storey gable extension but as it is in the same location with the same original stone, I consider that subject to appropriate pointing, it would not be significantly different from a visual aspect point of view. I am mindful that it could be argued that the replication of a formal extension would no longer be historic and there is some merit in considering whether or not the extension would now be appropriate in this instance. On balance and given due consideration to the finished building, I am satisfied that this would not create significant harm to the character of the listed building and in many respects it has been confirmed by English Heritage not wishing to make any comments. On the basis of the previous consent and mindful things have not changed in relation to the internal works and replacement windows, I consider the scheme to be appropriate and as such recommend approval subject to conditions. This opinion takes into account the National Planning Policy Framework and 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 such buildings.


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


DATE INSPECTED: 22 April 2015











This report needs to be read in conjunction with the Decision Notice.








