	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2016/0779
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk





	Date Inspected:
	13/09/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Two storey extension to form new entrance area.

	Site Address/Location:
	St Michaels & St Johns RC School, Lowergate, Clitheroe, BB7 1AG.

	


	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council: No objections. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section does not have any objections regarding the proposed two storey extension to form new entrance area and are of the opinion that the proposed development should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations

Policy DME2 – Landscape & Townscape Protection

Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)

The Town and Country (Listed Buildings and Conservation Areas) Act 1990

Clitheroe Conservation Area Appraisal

	Relevant Planning History:

3/2015/0665: First floor extension and minor external works (Approved with conditions). 
3/2011/1011: Disabled access works comprising of 2no. lift shafts with ramp access and ramp to main entrance (Approved with conditions). 

3/2007/0854: Proposed single storey extension to front of school, with amended balustrading to staircase, and secure play area (Refused). 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to St Michael & St Johns RC School which is located on the south side of Lowergate within the settlement of Clitheroe. The site is located within Clitheroe Conservation Area and is recognised as a building of townscape merit. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a two storey extension to form new entrance area to the north side of St Michael & St Johns RC School. The proposed extension will project 5.601m from the side elevation and have a width of 8.307m. It will have a pitched roof with an eaves height of 8.493m and a ridge height of 12.107m to match the existing property. The proposed development will be faced in red brick and white acrylic roughcast render above, white UPVC windows, aluminium white finish door and blue slate roof tiles.

The proposed development will provide a new entrance on the ground floor and a withdrawal room on the first floor, between these two floors is a mezzanine floor which will be used for storage.  

	Impact Upon Residential Amenity:

It is considered that the proposed development would not have any detrimental impact upon the amenities of any nearby residents.

	Visual Amenity, External Appearance and Conservation Area:

The application property is identified as a Building of Townscape Merit within the Clitheroe Conservation Area Appraisal and is considered to be a designated heritage asset. Section 72 of The Town and Country (Listed Buildings and Conservation Areas) Act 1990, states that the Local Planning Authority should pay special attention to the desirability of preserving or enhancing the character or appearance of a conservation area when considering the proposed development.

Policy DMG1 of the Ribble Valley Core Strategy states that ‘in determining planning applications, all development must protect and enhance heritage assets and their settings’ and Policy DME4 of the Ribble Valley Core Strategy which concerns itself with protecting heritage assets states:

‘Proposals within … conservation areas should not harm the area. This should include considerations as to whether it respects and safeguards the architectural and historic character of the area.’

Paragraph 17 of the National Planning Policy Framework relates to the ‘Core Planning Principles’ states that Local Planning Authorities should ‘ conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations’.

Paragraph 131 of the National Planning Policy Framework requires local planning authorities whilst determining planning applications, to take account of ‘the desirability of new development making a positive contribution to local character and distinctiveness’.  

In terms of design of proposed schemes, paragraph 56 of the National Planning Policy Framework states, ‘The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people.’

The original application which was submitted included details for a two storey extension with a flat roof. The flat roof extension would have adversely affected the character and appearance of the existing building and conservation area. It would have detracted from the character and the present configuration of the building. Its approval would thus have been perceived to be detrimental to the visual amenities of the application dwelling and the surrounding area. This has subsequently been amended due to officer negotiation with the agent.

The amendments to the proposal included the introduction of a pitched roof and the reconfiguration of the window arrangement. The alterations to the roof pitch significantly altered the appearance and overall form of the proposed development creating a more sympathetic addition. The window arrangements were amended to match the existing arrangement ensuring that the windows were of a similar design and proportion. 

The proposed extension would be positioned to the side of the property. The proposal would be highly visible on approach, when travelling south along Lowergate. In any case, taking into consideration the pitched roof design and appearance of the proposal it would not be considered a prominent addition and would be in keeping with the character and appearance of the application property and the surrounding area. In view of the above, it is considered that the proposed extensions would preserve the character and appearance of the conservation area in accordance with national and local policies. 

	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, it is considered that the proposed development would not result in adverse harm to the appearance of the existing building, the surrounding area or the conservation area. Accordingly, it is recommended that the application be approved

	RECOMMENDATION:
	That planning consent be granted.


