
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2012/0079/P

	Development Proposed:
	Proposed extension of wine bar to create a cloakroom (single storey) at Carlitos, York Street, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 

United Utilities – No objections.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

National Planning Policy Framework (Section 12)



	POLICY REASONS FOR REFUSAL:

	Policies G1, ENV16 and NPPF (Section 12) – detrimental effect upon the appearance of the building and upon the appearance and character of the Conservation Area.   



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

	Carlito’s Wine Bar is situated at first floor level within the Natwest Bank building at the corner of York Street and Wellgate within the Clitheroe Conservation Area.  The building is identified in the Clitheroe Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following consultation on 3 April 2007) as a building of Townscape Merit and also a Focal Building. It is therefore non-designated heritage asset and is within a locality where the majority of buildings are either listed (ie designated heritage assets) or buildings of townscape merit.

The entrance to the wine bar is by a doorway in the York Street (west) elevation of the building close to its northern end.  The north elevation of the building is adjoined by a small private car park for the bank.  There are three small trees on the frontage of the car park – a Hawthorn closest to the northern elevation of the building and two Cherry trees further to the north.  

Permission is sought for a small extension on to the north western corner of the building to form a cloakroom for the wine bar.  This would be a single storey structure with the flat roof behind a parapet.  It would be of stone construction to match the existing building.  There would be two windows in the western elevation facing York Street that would be sash windows to match the existing.  

The windows, however, are each 1.2m wide x 1.4m deep, and their sill is 0.8m above pavement level.  The existing ground floor windows in the York Street elevation of the building are all 0.9m wide x 2.25m deep with a sill height of 1.4m above pavement level.  The proposed windows do not therefore match the vertical emphasis of the existing windows in this elevation of the building.  For this reason, plus their lower position on the elevation than the existing windows, it is considered that they would appear as incongruous features that would be detrimental to the appearance of the heritage asset.  The Council considers it  important that the design, scale and proportion of new windows on historic buildings should by sympathetic to the character of the building.  

The Council also considers that the proposed extension (even constructed as proposed in matching materials) would detract from the appearance of the            on the north elevation of the building and the positive contribution that it makes to both the appearance of the building itself and the appearance and character of the Conservation Area.  

The extension would necessitate the felling of the Hawthorn tree that has been identified in the Tree Survey Report submitted with the application as a Category ‘R’ tree (BS5837 Trees in Relation to Construction).  That category includes trees that have serious, irremediable, structural defect such that their loss is expected due to collapse and/or are showing signs of significant, immediate and irreversible overall decline.  The Countryside Officer, however, considers that refusal of the application on tree retention grounds would be difficult to justify.

It is, however, considered that the application should be refused due to the detrimental effects on the appearance of the building itself and upon the appearance and character of the Conservation Area as described in the report above.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 2 May 2012





TELEPHONE CLLRS: NO














