Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/JS

	Application No: 
	3/2006/0017/P

	Development Proposed:
	Change of use of first floor ancillary residential to a self contained flat; retain ground floor retail shop; installation of new front door and window; side door and first floor window at 78 WATERLOO ROAD, CLITHEROE

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – I consider there would be insufficient justification to recommend a highway reason for refusing the proposal.

Commented on previous planning application 3/2005/0517 that the parking arrangements are, however, poor, and vehicles reversing from the site will have very restricted visibility along the footway fronting 1 Brook Street.  This could be improved slightly by lowering the side wall to not more than 1m high and easing the access away from the gable of No. 1 by the provision of bollards or other agreed means.  It might be difficult to insist on these changes bearing in mind the existing use, but at least a condition requiring the provision of parking in accordance with a scheme to be agreed and its future retention would be beneficial.  I would also suggest that the applicant considers the provision of an H-Bar marking to reduce the risk of other vehicles obstructing the site access.  



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control.

Policy S13 – Shop Front Design.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This planning application is for the change of use of a first floor ancillary residential flat to a self contained flat, the installation of new shop front door and shop window and insertion of new side door and first floor window serving the flat.  A previous planning application at this site, 3/2005/0517/P, for the creation of two self contained flats, was recommended for approval subject to a Section 106 Agreement, however, the application was withdrawn by the applicant.  

The shop would remain under this application, with improvements proposed to the frontage of the shop; a door and window would also be inserted in the side elevation and none of these alterations, in my opinion, would prove detrimental to either visual or residential amenity.  

The self contained flat would not exacerbate the current housing oversupply in the Borough as there is already a residential unit above the shop.  The County Surveyor previously raised concerns about poor visibility for vehicles egressing the rear yard area and therefore suggested a condition requesting further details of precise parking arrangements.

In summary, subject to appropriate conditions, I can see no reason to wish to resist the development and I therefore recommend accordingly. 



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 23 JAN 06














