
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref:  SW/JS

	Application No: 
	3/2007/0854/P

	Development Proposed:
	Single storey extension to front of school with amended balustrading to staircase and secure play area at St Michael’s and St John’s RC School, Lowergate

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.



	POLICY REASONS FOR REFUSAL:

	Polices G1, ENV16 – inappropriate works to the detriment of visual amenities of the Conservation Area.  



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

	This application details a single storey flat roofed extension with parapet wall to the front elevation of the school to the east of Lowergate within Clitheroe Conservation Area.  Approximate dimensions of the works are 7.7m x 3.4m x 5m in height constructed of brickwork to match the existing.  The scheme also details the removal of the existing balustrading to the north of this and replacement with wrought iron railings to the external staircase leading to the upper level.  To the north of the building new wrought iron railings would be attached to the existing low level wall to form a new secure play area.  The design and access statement also makes reference to a cage being constructed over the stairs to prevent children climbing on to the flat roof but no more specific details have been provided.  

In terms of assessing this proposal regard should be had to its visual impact and, in particular, effect of the conservation area.  The building is one which has been identified as a building of townscape merit in the recently undertaken Conservation Area Appraisals and has a prominent setting on Lowergate.  In terms of the single storey extension to the front elevation, I do not believe that this would prove unduly dominant in the street scene or to the detriment of the Conservation Area.  It would be set alongside the existing front exposed staircase and thus be seen against the massing of that.  Similarly, in respect of the railings to the proposed play space this would not I believe prove significantly detrimental to visual amenity.  However, the removal of the brick balustrade detailing to the external staircase and replacement with wrought iron railings would be to the visual detriment of not only the building but the wider area.  These are a distinctive feature of the building and add interest and character to what would otherwise be a bland frontage.  The introduction of railings would add a modern style to this building which is not considered appropriate in this location.  The lack of details over the cage does little to allay these concerns.  Therefore, having given careful consideration to all of the above, I am of the opinion that the scheme should be refused as approval would be to the visual detriment of the area.  



	RECOMMENDATION: That permission be refused.


DATE INSPECTED:  1 NOV 07





TELEPHONE CLLRS:  YES / NO


DATE:














