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	Date Inspected:
	16/06/2022
	

	Officer:
	KH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed demolition of existing single storey extension replacing with rear single storey extension and a first-floor extension onto existing coach house.

	Site Address/Location:
	Prospect House Church Brow Clitheroe

	


	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council: No objection.

	

	CONSULTATIONS: 
	Additional Representations.

	LCC Highways – No objection.


	

	Neighbour Comments:

None received.


	Ribble Valley Core Strategy:
Key Statement EN5: Heritage Assets 

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)

Planning (Listed Buildings and Conservation Areas) Act 1990

Clitheroe Conservation Area Appraisal

Clitheroe Conservation Area Management Guidance



	Relevant Planning History:
2005/0253 –Change of use of outbuilding from veterinary surgery to domestic use as part of Prospect House – Approved.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
This application relates to Prospect House which is accessed off Church Brow. The building is located within the settlement of Clitheroe within the Clitheroe Conservation Area. The adjacent St. Mary Magdalene’s Church is a Grade II* Listed as well as the nearby Clitheroe Royal Grammar School.
 

	Proposed Development for which consent is sought:
Permission is sought to demolish an existing single storey extension and replace with another single storey with a first-floor extension above the existing coach house. This would involve the demolition of a modern single storey rear extension, erection of a replacement single storey rear extension on the same footprint, raising of the western wall, insertion of a glazed link and extension of the existing first floor outbuilding and creation of a first-floor roof terrace.


	The key considerations in the determination of this application are the impact the proposed development may have upon the character, setting and visual amenities of the Conservation Area and the adjacent Listed Buildings and potential impact on street scene in terms of visual amenity.

Impact Upon Conservation Area/Visual Amenity
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.
The existing single storey rear extension is built into the retaining wall which then continues round to enclose the listed church to the south. Part of the western elevation of this extension is an unsightly concrete/render with a large single pane modern window. 
The proposed single storey extension would be built on a similar footprint as existing and proposes to extend the western wall upwards to form an extension to the two storey outbuilding and provide a balcony.  The first floor element which would have a glazed link between the existing and proposed elements.
This glazed link and the building up of the wall would introduce modern features and result in harm to the heritage asset of the conservation area and would be seen in public views of the Church from the much lower level of Railway View Road to the west especially when viewing from the junction of St. Mary’s Street and Waddington Road.

The proposal would result in less than significant harm to the heritage assets which when balanced against the security and safeguarding issues would be acceptable.
In conclusion whilst a replacement single storey extension would be acceptable there are concerns over the ability to match the existing walls materials and how this would impact visually especially in views of the listed Church from the street-scene below. The first-floor extension and glazed link would add bulk to this elevation and the modern glazed balcony would result in an incongruous feature in this important townscape setting high above existing residential properties and seen with the viewpoints of the Grade II* Listed Church to the western this would result in harm to the character and setting of Clitheroe Conservation Area or the setting of St. Mary Magdalene Church as Grade II* Listed Building.

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.’

As it stands the proposal would result in harm to the conservation area and the adjacent Grade II Listed building due to its modern materials, design and skyline prominence.

Whilst this would be less than substantial harm to the heritage assets as considered above this must be weighed against the public benefits of the scheme.
The public benefits would be limited to local employment of builders on the project which would be for a temporary period and this on its own would not outweigh the harm to the significance.
The proposed works would be of detriment to the visual amenities and character of the street scene within the Conservation Area and the setting of the Grade II Listed Church adjacent.
Residential Amenity

There would be no undue impact on residential amenity due to the enclosing stone walls to the south, west and eastern sides.  The house screens the existing courtyard and rear terrace.

Ecology

A bat survey has been submitted which concluded that no evidence of roosting bats within the building was recorded or observed.

The installation of a Greenwoods Ecohabitats Two Chamber Bat Box or Kent Bat Box within the site would provide roosting potential for the local bat population.

This could be controlled by an appropriate condition if the rest of the scheme was to be considered acceptable.



	Observations/Consideration of Matters Raised/Conclusion:

The proposed works as they stand would be detrimental to the visual amenities, as well as adversely impact the character of, the Conservation Area as well as resulting in harm to the adjacent Grade II* Listed Church.  Whilst this would be less than substantial harm the small-scale public benefits this proposal would incur would not outweigh this. 


	RECOMMENDATION:
	That, based on the above, planning permission should be refused.



