
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2011/0542/P

	Development Proposed:
	Replacement dormer window to front of building and installation of 3no. conservation rooflights to rear roof slope.  Removal of existing chimney stack to rear outshut at 50 King Street, Clitheroe, BB7 2EU.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – no comments or observations received.

	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 ENV7 – Protected Species

Policy H10 - Residential Extensions.

Policy SPG – “Extensions and Alterations to Dwellings”

Clitheroe Conservation Area Appraisal

PPS5: Historic Environment

Historic Environment Planning Practice Guide

	POLICY REASONS FOR REFUSAL:

	Policies G1, H10 and ENV16 of DWLP - prominent and incongruous feature on the front elevation and the removal of a historic chimney stack at the rear - harmful to the character and visual appearance of the property itself and the character, appearance and significance of Clitheroe Conservation Area.



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

	This application seeks permission to enlarge the existing traditional pike dormer at the front elevation of 50 King Street, Clitheroe, a garden fronted Victorian end terrace, located adjacent to the Old Post Office Hotel. Permission is also sought for three roof lights on the rear roofslope and for the removal of the remains of a chimneystack on the rear projection, referred to as an ‘outshut’.

The property is located within Clitheroe Conservation Area and is designated as a Building of Townscape Merit in the associated appraisal.  The Conservation Area Appraisal along with policies G1, H10 and ENV16 of the Districtwide Local Plan are thus relevant. When considering the acceptability of this application it is important to acknowledge that even minor changes can undermine the character and appearance of an area.  

The dormer proposed will equal the size of an adjacent dormer at 52 King Street, approved in 1991, and would have approximate dimensions of 2.96m x 2.0m x 1.6m.  The dormer will incorporate traditional design details with lead cladding and decorative barge boards.  Four panes of glass are proposed.

In relation to the immediately surrounding properties, the three terraces, to which this forms an end, are seen as a group.  These terraces are set well back from the pavement, and this property, along with the adjoining property, no.52, are still garden fronted.  The middle property of this group of three has a large dormer, mentioned above, approved in 1991 (Planning application 3/91/0442/P) appears imbalanced and out of character with the street scene.  The properties on either side, of no.52, which this is one, each has a small narrow dormer, which helps to balance out the negative impact of this central dormer.  

A number of dormer windows exist on King Street, the majority of which are tall and narrow in appearance and have traditional pitched roofs covered with slate.
As already mentioned, the adjacent dormer creates an imbalance on the row compared to the two dormers on either side, which are smaller and narrower.  The proposed dormer would be equal in size and proportion to this adjacent dormer, and although the proposal would be constructed in appropriate materials i.e. soft wood with lead cheeks and a slate roof, I am of the opinion that the proposed dormer would both dominate the roofscape of the host building and appear overly large and prominent within the street scene.  This would thus adversely affect the character, appearance and significance of the building, the street scene and conservation area.

In relation to the works on the rear elevation, the roof lights proposed do not require planning permission as the properties are not covered by an Article 4 Direction, therefore we can not exercise any control over these, despite the current unadorned roofslope being visually pleasing and the proposed roof lights being visually scarring.

In relation to the removal of the chimney stack on the rear two storey projection, it appears that this chimney stack has been significantly reduced in size, compared to the chimney present on the adjoining property.  When considering the acceptability of this part of the scheme it is important to acknowledge that even minor changes can undermine the character and appearance of an area.  The Conservation Area Appraisal for Clitheroe identifies chimneys as being a significant element of the conservation area's "Iively roofscape".  Moreover, paragraph 187 of the Historic Environment Practice Guide, which accompanies PPS5, identifies chimney stacks as often contributing to the buildings significance, and that removing them (or obscuring them) is likely to affect the asset's significance.  In order to preserve/ protect the character and appearance of the conservation area I thus recommend refusal of this part of the scheme.

There are no neighbour amenity issues as the front dormer will replace an existing dormer window and the rear roof lights will overlook the relatively blank gable of Clitheroe Health Centre, thus the proposals are acceptable in this regard.

A bat survey has been submitted which concludes that there is a ‘very low risk’ that bats use the building, thus this aspect is acceptable.

The plans indicate that the part of the front elevation will need to be rebuilt due to structural movement.  As this is a Building of Townscape Interest within the Conservation Area, I consider that a materials condition should be imposed, if the application were to be approved, so we may control the replacement stonework.

Taking all of the above in to consideration, I thus recommend the application accordingly.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 01 August 2011























