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	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey extension to rear and other alterations. Resubmission of application 3/2023/0023. 

	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 EN5:	Heritage Assets
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME4:	Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)
Clitheroe Conservation Area Appraisal 


	Relevant Planning History:

3/2023/0023: 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 (Refused and appeal dismissed). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a semi-detached two-storey dwelling at no.52A Lowergate. The application property is comprised of coursed stone to the front elevation whilst the gable and rear elevations are of limewashed/ painted random rubble, with the former mostly concealed by cement render, along with slate roof tiles and uPVC windows. The front elevation of the dwelling faces south-east onto the garden area, which continues around the north-eastern gable elevation to a back yard enclosed on the north-western side by the rear wall of the buildings of Swan Courtyard and a stone wall of approximately 1.5m in height forming the boundaries within 54B Lowergate and Bowland Court. The property also benefits from a small outbuilding which occupies the western corner of the rear yard area.

The site to which the application relates is located within the defined settlement boundary of Clitheroe, as well as the designated Clitheroe Conservation Area with the property itself being identified as a Building of Townscape Merit within the Clitheroe Conservation Area Appraisal.  The application site is bounded to 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 application is a re-submission of application 3/2023/0023 which sought consent for a single storey extension, creation of a new first floor window in the north-eastern gable, construction of a slated dormer to rear and replacement of render to gable and rear elevation. This previous application was refused and dismissed at appeal due to the proposed dormer extension failing to preserve or enhance of the character and appearance of the Clitheroe Conservation Area. 

The current application seeks consent for the erection of a single storey extension to the rear of the property which is of a similar design and appearance to the previously proposed extension that was considered acceptable by both the Council and the Planning Inspectorate. 

The proposed extension would have an L shaped footprint configuration, projecting a maximum of 4m from the rear elevation of the property and extending a total width of 7.26m, with the sideward projection of the extension extending past that of the north-eastern facing elevation of the dwelling. A flat roof form would be featured which would measure approximately 3m in height and would incorporate 2no. roof lights and a green roof design. 

In regard to materiality, the proposed development would be constructed from render. Alterations in the form of new render to the side and rear elevations and a new first floor window to the gable elevation of the main dwellinghouse are also proposed.


	Principle of Development:

The proposal relates to a domestic extension and external alterations to a residential property and is therefore acceptable in principle subject to an assessment of the material planning considerations. 

The application site is also located within the designated Clitheroe Conservation Area and therefore consideration will also be given towards the effect of the proposal on the historic character of the surrounding area. 
 

	Impact upon Character/appearance of Conservations Area (Where Applicable):

The application dwelling is located within the designated Clitheroe Conservation Area, with the property itself being identified as a Building of Townscape Merit within the Clitheroe Conservation Area Appraisal. As such, consideration must be given in respect of the potential for the proposal to result in undue harm to the historic character of the surrounding area, not only in respect of the host dwelling but also upon the wider conservation area as a whole. 

With reference to making decisions on applications for development in Conservation Areas, Section 72 of the Planning (Listed Building and Conservation Areas) Act 1990 states that: 

‘… special attention shall be paid to the desirability of enhancing the character or appearance of that area.’ 

Key Statement EN5 of the Ribble Valley Core Strategy states that ‘there will be presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings’ whilst Policy DME4 states that ‘there will be a presumption in the favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area’. 

Whilst the proposal would introduce a relatively modern built form to the application property which would be partially visible from the front elevation, given the sideward projection of the extension would extend beyond that of the north-eastern gable elevation, the proposed development would be directed towards the rear of the application property and would largely be afforded limited views from the adjacent public realm. In addition to this, although the proposed extension would cover the majority of the rear courtyard area, the property benefits from a sizeable front garden and the extension would be of a scale and configuration that is considered appropriate for a single storey rear extension. The proposal would therefore remain subservient to the host dwelling and would not appear an incongruous or over-dominant addition to the application property or surrounding area. In this respect, it is not considered that the proposed extension would result in any significant or measurable harm upon the character of the conservation area nor is it anticipated that the proposal would result in harm upon the existing property to a degree that would warrant the refusal to grant planning permission. 

Furthermore, the proposed new render to the side and rear would replace the existing limewashed/ painted random rubble and cement render and the addition of a new window opening within the first floor-gable elevation would not impact upon the principal elevation of the dwelling. In this instance, the proposed development would not be unduly harmful to the host property or detract from the historic character of the surrounding conservation area as a whole. 


	Impact Upon Residential Amenity:

The proposed extension would project approximately 4m from the rear elevation of the application property, extending the full length of the rear yard and shared residential boundary with the adjoined property of no.52B Lowergate. Despite this, the proposed development would be fully screened by the existing rear extension featured at no.52B Lowergate and would therefore not result in any significant degree of overshadowing or loss of outlook. 

It is acknowledged that the proposed extension would feature 1no. window to the north-eastern side elevation, close to the shared boundary with Bowland Court, and 1no. first floor window would also be installed to the gable elevation of the main dwellinghouse. Despite this, the adjacent property of Bowland Court features no windows within its south-western facing elevation and therefore the proposed openings would not have a direct interface with any existing openings within this neighbouring property. The proposed window within the side elevation of the extension would provide views towards the rear garden area of Bowland Court, however the submitted plans state that this window would be obscurely glazed, therefore reducing the potential for overlooking or loss of privacy. Nevertheless, a condition has been attached to the accompanying decision notice to ensure this window is obscurely glazed and non-opening. In this respect, it is therefore not anticipated that the proposed works would result in any measurable undue harm upon existing nearby residential amenities. 


	Highways and Parking:

Lancashire County Council Highways have been consulted in regard to the proposed development and raised no objections. The proposal is therefore considered to be acceptable in relation to highway safety and parking. 


	Landscape/Ecology:

The application has been accompanied by a preliminary bat roost assessment, dated 15th December 2022. The report concludes that no evidence was recorded to suggest bats were roosting within the building and no bats were observed or recorded using the building for roosting, with the property being assessed as offering negligible roosting potential. In addition to this, no evidence was recorded to suggest use of the building by nesting birds. Despite this, it has been recommended that additional measures be implemented on site to enhance the roosting opportunities for the local bat population with regards to the provision of a bat box by way of a planning condition. A cautionary approach is also advised and in the unlikely event that any bats are discovered, disturbed, or harmed during the development, all work must cease immediately, and further advice be sought from a licenced ecologist. 


	Observations/Consideration of Matters Raised/Conclusion:

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


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