
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0169

	Development Proposed:
	Extend the existing smoking shelter at The Castle PH, Station Road, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	Conservation Officer (RVBC) – Verbally confirmed an objection to the application due to its detrimental impact upon the visual amenity of the building and the Conservation Area.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV16 – Development Within Conservation Areas

PPS5 – Planning for the Historic Environment

Clitheroe Conservation Area Appraisal (Conservation Studio 2005)

	POLICY REASONS FOR REFUSAL:

	G1, ENV16 – Inappropriate design and materials to the visual detriment of this Building of Townscape Merit and the Conservation Area.

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

	The application relates to The Castle Public House, which occupies land between Station Road and Parson Lane, with a frontage to both of these highways within Clitheroe Conservation Area and is identified as a Building of Townscape Merit as per the Clitheroe Conservation Area Appraisal (The Conservation Studio 2005).

Permission is sought to remove the existing wooden smoking shelter (which is unauthorised development) situated to the northern rear elevation of the premises, adjacent to the existing single storey hipped extension and erect a larger smoking shelter. 

The proposed smoking shelter would measure approx. 6 metres in length and approx. 3 metres wide with a sloping roof measuring a maximum of approx. 3.1 metres in height. The top half of the structure would remain open with the frame and panels being constructed of timber with a polycarbonate roof.

As the proposal is sited a sufficient distance from any neighbouring residential properties any impact of the proposal upon neighbouring amenity would be minimal and as such, the main consideration in the determination of this application is the visual impact upon this Building of Townscape Merit and the Conservation Area.

In the submitted Design and Access Statement the agent considers that the ‘materials used would be inkeeping with the property and surrounding area and the scale and layout suitable for the size of the property’. The Clitheroe Conservation Area Appraisal identifies negative features of the area as ‘twentieth century development that fails to preserve the historic character and appearance of the Conservation Area’ and ‘poor quality of design’. I consider that the proposal would appear as a wholly modern extension due to the choice of materials used in its construction and its design. I also consider that the design and materials of the extension coupled with the size of the extension would result in a wholly prominent addition to this northern rear elevation of the premises which would appear prominent in the street scene when viewed from Station Road on approach to Parson Lane, would harm the appearance of this Building of Townscape Merit and would not make a ‘positive contribution to the character and local distinctiveness of the historic environment’ contrary to PPS5. To conclude, I consider that this prominent and inappropriately designed extension would not reflect the character of the area nor preserve or enhance the character or appearance of the conservation area contrary to Policy G1 and ENV16 of the Ribble Valley Districtwide Local Plan.

I therefore recommend that planning permission be refused for the above reasons.



	RECOMMENDATION: That permission be refused.
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