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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed dormer to rear, new ramped pedestrian access with handrail to front and alterations to front door.

	Site Address/Location:
	6 Railway View Road, Clitheroe, BB7 2HE.

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council: 
	Consulted 13/5 – no response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	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 EC2: Development Of Retail, Shops And Community Facilities And Services
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME3: Site and Species Protection and Conservation
Policy DME4: Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act 1990, Section 66 & 72

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1998/0703:
Removal of condition 2 and variation of condition 3 on permission 3/1994/0590 (Approved)

3/1995/0713:
Private overhead telephone wire (Approved)

3/1994/0590:
Change of use from dwelling to doctors surgery (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey terraced property in Clitheroe which is currently in commercial use as a doctor’s surgery. The application property comprises a slated gable roof with stone elevations and white UPVC windows and appears to have been previously extended to the rear by way of two storey and single storey mono pitched roof extensions. Primary access to the property is from Railway View Road with additional access to the property being through a narrow rear yard area. The application property forms part of a grouping of terraced properties situated between Brennand Street and St. Mary’s Street with the immediately surrounding area being predominantly residential with some interspersed commercial development. Clitheroe Town centre lies within easy walking distance of the proposal site with the wider area being predominantly urban in character.


	Proposed Development for which consent is sought:

Planning consent is sought for the construction of a new ramped access, handrail and alterations to the application property’s front door and for the construction of a rear dormer.


	Principle of Development:

Paragraph 96 (c) of the National Planning Policy Framework states:

‘Planning policies and decisions should aim to achieve healthy, inclusive and safe places and beautiful buildings which enable and support healthy lifestyles, especially where this would address identified local health and well-being needs.’

In addition, Paragraph 97 (d) states:

‘To provide the social, recreational and cultural facilities and services the community needs, planning policies and decisions should ensure that established shops, facilities and services are able to develop and modernise.’

Furthermore, Key Statement EC2 of the Ribble Valley Core Strategy states:

‘Development that supports and enhances the vibrancy, consumer choice and vitality and unique character of the area’s important retail and service centres of Clitheroe, Longridge and Whalley will be supported in principle.’

In this instance, the proposed development relates to works of improvement to an existing doctor’s surgery which is located within the defined settlement area of Clitheroe. The proposed alterations to the front of the application property would provide improved access for disabled users of the premises with the proposed dormer extension providing additional space for patients and surgery staff. As such, the proposed works and alterations would facilitate the expansion and enhancement of an existing important community facility which in turn would be of benefit to the health and well-being of local residents. 

Accordingly, the proposed development would align with the aims and objectives of Paragraphs 96 (c) and 97 (d) of the NPPF and Key Statement EN5 of the Core Strategy and as such is considered to be acceptable in principle, subject to further assessment of additional material planning considerations.


	Impact upon Character/appearance of Conservation Area & setting of Listed Buildings:

The proposal site is situated within the Clitheroe Conservation Area. With reference to making decisions on applications for development in Conservation Areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

This guidance is reiterated in Key Statement EN5 of the Ribble Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

The Clitheroe Conservation Area Appraisal (2005) identifies numerous elements as contributing to the Conservation Area’s special interest which include:

· Clitheroe Castle

· Numerous historic and Listed Buildings

· Church Street

· The Market Place

· Traditional 19th century shopfronts

Views of Clitheroe Castle, St. Mary Magdalene’s Church, the Public Library and views towards Pendle Hill are noted as Key Views within the above appraisal. Threats to the Conservation Area are listed as the continuing loss of original architectural details and use of inappropriate modern materials or details. 

In addition, the application property, along with numerous other terraced properties on Railway View Road, Brennand Street, St. Mary’s Street and Waddington Road are identified as Buildings of Townscape Merit within the above Conservation Area Appraisal, with the aesthetic value of these buildings being attributed to their surviving original materials, details and historic form. 

The proposed alterations to the front of the property would be read in concert with the principal elevations of No. 3 – 9 Railway Avenue (Grade II Listed) however given the relatively small scale and unobtrusive alterations proposed for the front of the application property, it is not considered that these works would in any way detract from the significance of No. 3 – 9 Railway Avenue as Listed Buildings. A dormer is proposed for the rear of the property which would alter the historic form of the building. It is noted that several of the properties on Railway View Road identified as Buildings of Townscape Merit have been subject to numerous modern extensions and alterations on their rear profiles, with the aesthetic value of these properties instead being largely underpinned within their principal elevations (symmetrical fenestration, stone elevations, largely uninterrupted roofscape) which face into Railway View Road. However the rear dormer would project above the existing modern extensions almost at the primary roof ridge of the property, as such would be visible from views within Railway View Avenue. Given the concerns about the design and visual impact of the dormer raised in later sections of this report, it is considered that the proposed rear dormer would detract from the historic significance of the application property as a Building of Townscape Merit.

Taking account of the above, it is considered that the proposed works to the application property would have an adverse impact upon the character and appearance of the Clitheroe Conservation Area. As such, the proposed development would fail to satisfy the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

In this instance, the window opening within the proposed dormer would likely provide some elevated views into the rear yard area of No. 8 Railway View Road however the neighbouring yard area is already overlooked by numerous first floor window openings within the rear of the application property. As such, the proposed development would not provide any new opportunities for overlooking and no concerns are therefore raised with respect to loss of privacy. The proposed development would result in an increase to the existing number of consultation rooms within the property which in turn could potentially result in an intensified use of the property. Notwithstanding this, the application property is sited within a busy mixed use area in close proximity to Clitheroe town centre whereby comings and goings and audible noise levels are already commonplace. As such, it is not anticipated that any intensified use of the property would be of a scale that would be unduly harmful to the amenity of any neighbouring residential receptors.

Taking account of the above, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents. The proposed development would therefore be compliant with the aims and objectives of Paragraph 135 (f) of the NPPF and Policy DMG1.
 

	Visual Amenity/External Appearance:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Policy DMG1 of the Ribble Valley Core Strategy provides general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

In this instance, the proposed works to the front of the property would involve the construction of a new garden wall whereby the existing pedestrian access would be relocated to the left of the property’s front door. The new garden wall would be modest in terms of height and would follow the symmetry of the existing wall in place with its handrail feature symmetrically aligning with the sloping gradient of the new ramped access. As such, the proposed boundary wall, handrail feature and ramped access would read as modest and congruent additions to the front of the property. The height of the property’s existing front door opening would be increased to accommodate the new ramped access however this increase in height would be minor and would therefore have no discernible impact upon the front profile of the building.

Notwithstanding the above, the proposed works include the construction of a rear dormer which would be sited within the property’s rear South-eastern facing roof slope. The proposed dormer would occupy the large majority of the property’s South-eastern roof slope by virtue of its width and height and as such would read as a bulky, cramped and disproportionate addition to the property. In addition, whilst the roof of the dormer would be set just below the primary roof ridge of the property, the dormer would project above the roof ridge of the property’s reverse gable extension and as such would fail to read as a subservient addition to the building when viewed from Railway View Road in North-eastwards views towards the property. Furthermore, the window opening proposed for the dormer would be at odds  the rectangular proportionality of the property’s existing rear windows. 

Accordingly, the proposed rear dormer, by virtue of its width, height, cubic volume and fenestration, would read as an unsympathetic and incongruous addition to the property which in turn would be harmful to the visual amenities of the area. The proposed development would therefore fail to satisfy the requirements of Paragraph 135 (c) of the NPPF and Policy DMG1 of the Core Strategy. 


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposed development and acknowledge a shortfall in designated vehicle parking spaces for the site. Notwithstanding this, the LHA have stated that they would be willing to accept the shortfall in vehicle parking due to the application property being sited within a sustainable location in close proximity to public transport links and car parking facilities which in turn would reduce the potential for occurrences of on-street parking within the vicinity of the application property. No other highway safety concerns have been raised by the LHA however planning conditions have been recommended with respect to construction management and surface water drainage. Accordingly, it is not considered that the proposed development would have any undue impact upon highway safety.


	Landscape/Ecology:

A bat survey carried out at the application property on 24/4/24 found no evidence of any bat related activity. The application property was deemed to hold negligible roosting potential for bats therefore no further survey work has been recommended. No other ecological constraints were identified in relation to the proposal. 


	Observations/Consideration of Matters Raised/Conclusion:

The development of an existing community facility within the principal settlement of Clitheroe for the purposes of providing important health services to the local community is considered to be acceptable in principle. 

The proposed alterations to the front of the front of the property are considered to be acceptable however the proposed rear dormer feature is considered to represent an unsympathetic and incongruous form of development that would be harmful to the visual amenities of the area and would fail to be sympathetic to the character of the conservation area.

Furthermore, Paragraph 139 of the NPPF states:

‘Development that is not well designed should be refused, especially where it fails to reflect local design policies and government guidance on design.’

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:

	01:
	The proposed rear dormer, by virtue of its width, height, cubic volume and fenestration, would read as an unsympathetic and incongruous addition to the property which in turn would be harmful to the visual amenities of the area and the significance of the conservation area. 

The proposed development would therefore fail to satisfy the requirements of Paragraph 135 (c) and Section 16 of the National Planning Policy Framework, Policies DMG1 and DME4 and Key Statement EN5 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.
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