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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed demolition of existing outbuilding and replaced with a single storey extension; creation of a new first floor window in the NE gable; construction of a slated dormer to the rear; replacement of render to gable and exposed part of the rear elevation.

	Site Address/Location:
	52A Lowergate Clitheroe BB7 1AD

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have raised no objections to the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have raised no objections to the proposal.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations
Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMH5 – Residential and Curtilage Extensions
Policy DME2 – Landscape and Townscape Protection 
Policy DME4 – Protecting Heritage Assets 

National Planning Policy Framework (NPPF)
Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990


	Relevant Planning History:

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


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing semi-detached two storey dwelling within the defined settlement limits of Clitheroe.  The building is identified as a Building of Townscape Merit, also being located within the designated Clitheroe Conservation Area.  The site is bounded to the south and south-east by an existing car-parking area with commercial premises bounding the dwelling to the north.


	Proposed Development for which consent is sought:

The submitted details seek consent for the erection of a single storey extension to the rear (north-west) of the dwelling and the erection of a box dormer on the rear-facing (north-west) roof slope.

It is proposed that the dormer will be of a flat-roofed appearance, be constructed to cover the majority of the rear roof-plane, being set back 200mm from the rear facing elevation and a similar margin from the side gable.  The dormer will be clad in natural slate to match that of the existing roof.  

It is proposed that the single storey rear extension will be of a flat-roofed appearance being faced solely in render and benefit from an ‘L’ Shaped footprint configuration.  It is proposed that the extension will project rearward by approximately 4.7m with the sideward projection of the extension extending northward past that of the north facing elevation of the dwelling.

Alterations in the form of new render to the side and rear elevation and new first floor window to the side elevation are also proposed.


	Impact upon character of Conservations Area- Visual Amenity/External Appearance:

The application relates to a Building of Townscape merit, with the building also being located within the Designated Clitheroe Conservation Area.  As such consideration must be given in respect of the potential for the proposal to result in undue harmful or injurious impacts, not only in respect of impacts upon the parent building but also that of potential impacts upon the wider Conservation Area.

The proposed single storey rear extension will be afforded limited views from the adjacent public realm, also being of a scale and configuration that ensures it will remain visually subservient to that of the parent building.  In this respect it is not considered that the single storey element of the proposal will result in any signific and measurable impacts upon the character of the wider area nor it is considered that the extension will result in harm to the existing building to a degree that would warrant the refusal to grant planning permission.

The proposed new render and new window do not impact on the principal elevation and their impact on the subject property and conservation area is not considered to be unduly harmful.

However, the introduction of the rear dormer raises significant concerns in respect of not only detrimental impacts upon the parent building, but also significant wider impacts upon the character and visual amenities of the designated Clitheroe Conservation Area.  

The proposed dormer is of a significant scale, occupying the majority of the rear facing roof-plane of the building.  In this respect the addition appears both incongruous, bulky, over-dominant and anomalous, significantly undermining the inherent character of the dwelling.  It is further considered that the dormer significantly undermines and harms the inherent character of pairing of the semi-detached dwellings, both of which are identified as Building of Townscape Merit.

In respect of wider impacts, the introduction of the rear dormer would prove to be significantly harmful to the immediate and wider townscape and roofspace in that the surrounding area is largely devoid of such additions.  This would result in the dormer appearing as being a significantly anomalous introduction into the area, being of significant detriment to the character and visual amenities of the immediate and wider roofscape and that of the inherent character and visual amenities of the designated Clitheroe Conservation Area.  As such the proposal is considered to be in significant direct conflict with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy and Paragraphs 130 and 134 of the National Planning Policy Framework.


	Impact Upon Residential Amenity:

Taking account of the proposed extension and dormer addition, whilst taking account of the proposals relationship with the neighbouring residential property and other immediately adjacent residential receptors, it is not considered that the proposal will result in any measurable undue impacts upon existing nearby residential amenities.
 

	Highways and Parking:

No implications resultant from the proposal.


	Landscape/Ecology:

The application has been accompanied by a Preliminary Bat Roost Assessment.  The Preliminary Bat Roost Assessment concludes that no evidence was recorded to suggest bats were roosting within the building, that no bats were observed or recorded using the building for roosting and that the building is considered to be of negligible potential for roosting bats.

As such it is not considered that the proposed works will result in any measurable detrimental impacts upon European Protected Species or species of conservation concern.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

	That planning consent be refused for the following reason(s).

	
01:
	
The proposed dormer, by virtue of its overall scale, design and resultant external appearance would result in the introduction of an anomalous, discordant and unsympathetic form of development that fails to positively respond to the inherent character of the area or that of the immediate inherent character of the surrounding roofscape or townscape.  

It is further considered that the introduction of the dormer addition would significantly undermine and compromise the inherent character of the parent building, which is identified as a building of townscape merit, also being of significant detriment to the character and visual amenities of the designated Clitheroe conservation Area.  

As such the proposal is considered to be in direct conflict with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy and Paragraphs 130 and 134 of the National Planning Policy Framework.
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