
DELEGATED ITEM FILE REPORT - APPROVAL
	Ref: AB
	

	Application No: 
	3/2015/0782

	Site:
	19 King Street, Clitheroe BB7 2EU

	Development Proposed:
	Single storey rear extensions.

	Target:
	17th November 2015

	CONSULTATIONS: Town/Parish Council

	Parish Council: No objection

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Additional Representations

	No representations have been received

	RELEVANT POLICIES:

	Ribble Valley Core Strategy
Policy EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

Section 7 – Requiring good design

Section 12 – Conserving and enhancing the historic environment

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

	This application relates to the demolition of existing single storey rear extensions and replacement with a flat roof roofed structure at 19 King Street, Clitheroe. The application dwelling is a mid-terraced property located with the designated Conservation Area and is identified as a ‘Building of Townscape Merit’ in the Clitheroe Conservation Area Appraisal, thus establishing that the building makes ‘a positive contribution to the character and appearance of the conservation area’. The front room of the application dwelling is used as a hairdressers with rear rooms and upper floor used as residential space. There is a yard to the rear surrounded by high walls and the existing rear extensions consist of brown UPVC with a low level brick wall. The rear yard is not visible from the public realm and it is considered that the existing extensions are harmful to the character of the host property due to the poor quality and unsympathetic materials which fail to complement the original building.

The proposed extension would be constructed from cut stone and would have a flat roof with a height of 3.3m. At its longest the extension would project 6.8m and at its narrowest 3.4m. It would cover the full width of the rear elevation of the host dwelling. In determining the application it is important to consider the design of the proposals, its impact upon the character, setting and visual amenities of the conservation area and its effect on the amenities of neighbours.

Pre-application advice was sought for the erection of a single storey rear extension in September 2015. Following consideration, the conclusions stated in the Council’s response letter dated 9th September 2015 detailed some concern regarding the use of a flat roof design. However, it was considered that whilst a more sympathetic extension with mono-pitched slate roof would be preferable the proposals as submitted would not substantiate a refusal. The use of appropriate materials was also encouraged.

The proposed extension is located to the rear of the premises and would not be a prominent addition. The Clitheroe Conservation Area Appraisal identifies the loss of architectural detail and modern development out of character with the conservation area as principal negative features of the character area. Development in the Clitheroe Conservation Area must respond to its immediate environment, its “context”, in terms of scale, density, form, materials and detailing. The Council will expect new buildings which are designed in a traditional form within the conservation area to be detailed in a manner appropriate to the historic setting. Roofs should be pitched and covered in stone slates or natural slate and walls will usually be stone or, less commonly, natural or painted render. 

The use of a flat roof within the Conservation Area is not ideal and does not harmonise with the roof of the main dwelling. However, there are single storey rear extensions and curtilage buildings with a variety of designs to the rear of this row of buildings and as such the proposed extension would not appear wholly discordant nor would it result in significant harm to the visual appearance of the application property or the character and setting of the Conservation Area. In addition, it would result in the removal of the existing conservatory style extensions to the rear which are of poor quality. It is proposed to construct the extension from cut stone. Whilst the use of stone is preferred it is important to ensure that the materials to be used correspond and blend into the application property and surrounding buildings. There are some concerns that the stone sample image submitted with the application would not provide a reasonable match between old and new and therefore a render finish is considered most appropriate in this case.
With regards to the potential impact on the residential amenity of the occupiers of nearby dwellings, the nearest dwelling to the west is no.21 King Street. The proposed extension would extend approximately 1.5m beyond the rear wall of this neighbours single storey lean-to. The proposed extension would not result in any significant harm to the amenity of this neighbour; there is already a 1.8m high stone wall and fence along the common boundary and nearest ground floor window in the rear elevation of no.21 does not serve a habitable room. On the east side of the application dwelling the proposed development would have a rearward projection of 6.8m. It is noted that the common boundary between the application dwelling and no.17 King Street is formed by a stone wall with timber fencing above and that the boundary line angles away from the rear windows on no.17. For the first 7m beyond the rear elevation of the adjoining dwellings the height of the boundary is around 2.8m high. Taking this into account, the proposed single storey rear extension would not result in any material change in light levels or outlook from the rear windows of 17 King Street. 
In conclusion, it is considered that the proposed development would not harm the character and appearance of the host dwelling, a building of townscape merit and furthermore, would have a neutral impact on the character or appearance of the Longridge Conservation Area. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION: Permit Full Planning Permission


Ribble Valley Borough Council  
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Note: This report needs to be read in conjunction with the Decision Notice.








