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	Date Inspected:
	09/06/20
	

	Officer:
	SK
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed Structural Improvements and replacement terrace and steps.

	Site Address/Location:
	Grove House, Woone Lane, Clitheroe, BB7 1BG

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections raised in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	N/A

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations
Policy DMG5 – Residential and Curtilage Extensions
Policy DME4 - Protecting Heritage Assets

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Planning (Listed Buildings and Conservation Areas) Act 1990


	Relevant Planning History:

No recent planning history directly relevant to the determination of the current application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing end-of-terrace stone-faced dwelling fronting Woone Lane, Clitheroe.  

The property is located within the designated Clitheroe Conservation Area, with the property also adjoining, at its southern extents, numbers 56-60 Moor Lane which are Grade II Listed (List Entry 1362205) with the listing details reading as follows:

MOOR LANE 1. 5295 (West Side) Nos 56 to 60 (even) SD 7441 1/191 II 2. Early-mid C19. 3 storeys, rough rendered, with slate roof and rendered rusticated quoins. 3 windows, no glazing bars (a few remain to rear). Stone blocking course. 3 doors in stone surrounds, those to Nos 56 and 58 have 4-light rectangular fanlights, modern doors. Modern door without fanlight to No 60, longer lintel. To the left a later extension.


	Proposed Development for which consent is sought:

The proposal seeks consent for a number of alterations on the south and west elevations of the dwelling know as ‘Grove House’ Woone Lane.  On the west facing elevation the submitted details propose the blocking up of one window, the lowering of the lintel-level of a ground level basement/store door and the further lowering of the lintel-level of an existing first floor external door.

It is further proposed that the existing stone-built external staircase and landing on the east elevation will be demolished and replaced with a larger stone-built terrace area with associated stairs.  It is proposed that the terraced area will be of a height commensurate with that of the existing external landing, being approximately 1100mm in height, with an associated glazed balustrade being erected around the terrace.  The terrace will occupy and area of approximately 3500mm by 2200mm.

It is proposed that a six-pane folding door arrangement will be installed on the west facing elevation that will open on to the proposed terrace, with another quad-pane folding door arrangement being erected on the south facing elevation, also opening on to the proposed raised terrace.


	Impact Upon Residential Amenity:

The proposed alterations are located within a small enclosed ’yard’ area associated with the dwelling, with views of the yard being screened from the public realm by an existing stone wall to the south and west.  In this respect there is no direct intervisibility with any nearby existing residential receptors with the east-facing aspect only providing view onto the side gable wall associated with existing commercial premises and the southern aspect being largely contained and limited by the southern boundary wall.

As such and taking account of the above it is not considered that the proposed development will result in any detrimental impact upon existing or future residential amenity.


	Visual Amenity/External Appearance:

The property to which the application relates is located within the designated Clitheroe Conservation area, also having a direct physical interface with a grouping of buildings that are Grade II listed.  As such, considerable importance and weight must be afforded to the duties within sections 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 when determining the proposal.

The proposed alterations to the building are contained solely within an enclosed yard with significantly limited intervisibility with the public realm.  As such the proposed terrace and fenestrational alterations are not considered to have any direct impacts upon the character or visual amenities of the defined Clitheroe Conservation Area insofar that the area of the building to which the proposal relates is unlikely to be read in conjunction with the wider context, particularly from the public realm.  

Notwithstanding this matter, the proposed alterations to the dwelling are considered to be sympathetic to the inherent character of the building, with materials to match that of the existing being utilised on the external facing walls.  The installation of ‘aluminium powder coated’ windows/doors on the internal yard area are also considered to be compatible with the character of the building and will result in an overall improvement in the appearance of the building through the removal of existing uPVC windows/doors.

The proposed alterations will have negligible impact upon the adjacent Grade II Listed Buildings insofar that the proposed alterations do not result in any direct interventions into the fabric of the buildings, nor is it considered that the proposed alterations, by virtue of their location, will be read visually in direct context with the buildings or their setting. 


	Landscape/Ecology:

No implications resultant from the proposed development.


	Observations/Consideration of Matters Raised/Conclusion:

As such, whilst giving considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, the proposal is considered to represent an appropriate form of development that will not result in any undue harm upon the character or visual amenities of the adjacent Grade II listed buildings or the designated Clitheroe Conservation Area.  

It is further considered that the proposal will not result in any measurable or quantifiable harm upon the existing or future nearby residential amenity.

As such and for the above reasons, having regard to all material considerations and matters raised, that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




