
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/MN

	Application No: 
	3/2004/1083/P

	Development Proposed:
	Alterations to outbuilding for use as office ancillary to flats and laying out of car parking at 110 Whalley Road, Clitheroe  

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – I note that the previous application for six flats was approved despite my concerns regarding increased on-street parking and the substandard nature of the access road to the rear of the premises.  In view of that consent which required parking to the rear of the site, I am unable to raise objections to the parking facility.  However, I am totally opposed to any new build development and must recommend that this part of the application be refused in the interests of highway safety.

County Archaeology – Do not consider archaeological response necessary.

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Nearby Residents and Statutory Notice

	Two letters of objection have been received which raise the following concerns.

1.
The applicant has previously applied to turn this into two flats.  What guarantee is there that in the future this will not be turned into a dwelling.  This would be over-development and increase the traffic.

2.
Other garages have conditions imposed that do not allow conversion to dwellings or have businesses run from them.  This would set a precedent.

3.
The second floor and pitched roof would be visually obtrusive and lead to loss of light to the rear of a neighbouring property.  An office could be allowed within the existing flat roofed structure.

4.
It would be detrimental to residential amenity and affect property values.

5.
The parking was in fact a previously imposed condition and should already have been completed.

6.
The plan only provides for four parking space whereas there are six flats.

7.
If a tenant requires an office at home, they should move to a bigger house.  If the tenant moved, what would happen to the office.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV19 - Listed Buildings.

Policy EMP5 - Office Uses.

Policy 22 the Lancashire Structure Plan 



	POLICY REASONS FOR REFUSAL:

	G1 – detrimental to highway safety.

G1, ENV19 and Policy 22 of the Lancashire Structure Plan – overlarge development to the detriment of visual amenity and character of listed building.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application seeks approval for two sets of works to the rear area of an end of terrace unit which has six flats within in.  Firstly, the plans denote the laying out of a parking area, the provision of which was actually conditioned on a previous planning approval.  The applicant argues there would be an advantage to visual amenity as the land is currently overgrown.  However, I am of the opinion that given the parking bays should have been provided in conjunction with approval 3/03/0025/P there is no need for it to be included within this proposal.  This matter should have been dealt with in separate correspondence between the applicant and Council as was the intention of condition 3 of the aforementioned consent.

The second element is alterations to an outbuilding for use as office ancillary to the flats.  There is presently a flat roofed structure in situ with approximate dimensions of 8.1m x 5.6m (south east elevation) and 6.6m (north west elevation) x 3m in height to its north west elevation, 0.6m south east elevation due to the sloping nature of the site.  As shown, the height would increase to approximately 3m on the south east elevation and 5.5m on the north west elevation with the insertion of Velux windows and large glazed area on the north west elevation.  Internally the plans denote office at ground floor with a kitchen/storage area and WC taking up two thirds of the first floor.  It is important to note that this building was originally granted approval under 3/90/0846/P as a garage with pitched roof, although the rood has never been finished.  Also of note is the fact that 110 Whalley Road is a listed building.  In respect of the latter, the Council’s Conservation Officer has visited the site and concludes that the destruction of the site will be accentuated by the proposed development and there are concerns about the impact of additional development to the setting of the rest of the terraces uniformity, ie the continued gradual erosion of character.  For these reasons it is concluded that the scheme is contrary to Policy ENV19 of the Districtwide Local Plan.

In terms of the principle of usage, EMP5 is of importance which does allow for office developments within the settlement boundary of Clitheroe subject to general amenity criteria as outlined in G1.  The County Surveyor has expressed concern over the access suitability for this scheme.  In terms of impact on neighbouring amenity, Criteria A and E are of relevance which relate to the size, intensity and nature of development as well as visual appearance.  In terms of intensity of use the office is intended to be used in connection with one of the flats on site and the applicant would be willing for the imposition of such condition.  However, I do have a concern over the size of the accommodation for an office which is intended to be ancillary to one of the flats.  The floor area proposed is not, I consider, of a size that is ancillary being set over two floors which, in terms of floorspace, is in fact larger than the size of the individual flats.  The combination of all the above factors lead me to recommend unfavourably.



	RECOMMENDATION: That planning permission be refused.
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