
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2006/0731/P

	Development Proposed:
	USE OF PART OF FIRST FLOOR AS A SELF-CONTAINED FLAT AT 1 KING STREET, CLITHEROE

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No highway observations to make.

Environment Agency – N/A.



	CONSULTATIONS: Nearby Residents & Businesses

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy 12 – Joint Lancashire Structure Plan.

Policy SPG – “Housing”.

Alterations 1, 7 and 8 of Local Plan Alterations Review.



	POLICY REASONS FOR REFUSAL:

	Policy 12  - Joint Lancashire Structure Plan, Policy SPG – Housing, Alterations 1, 7 and 8 of the Local Plan Alterations Review – adding to over supply of residential development causing harm to the urban concentration strategy, and precedent.



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

	The application relates to the post office building on the west side of King Street in Clitheroe Town Centre.

There is an existing residential flat at first floor level, which is occupied by the applicants.  Permission was recently granted (3/2005/0208/P) for the formation of five roof lights in order to provide light for two proposed bedrooms, a bathroom and two storage areas at second floor level, which were to be used as ancillary accommodation to the existing first floor flat.  That permission was subject to a condition that “the rooms to be created at second floor level shall only be used as additional accommodation for the existing first floor flat and not as a separate and self contained unit of accommodation”.

This current application, however, seeks planning permission for the creation of a totally separate and self contained residential unit at second floor level.  It has been suggested to the agent that he might wish to withdraw the application and submit a new application with an appropriate Section 106 Agreement making the flat an affordable unit of accommodation.  He has, however, declined this offer and requested that a decision be made on the application as submitted.

In its existing form (even though it is intended to be occupied by relatives of the applicants) the proposed formation of a new separate and self contained residential flat (which is not to be an “affordable” unit of accommodation) is considered to be contrary to Policy 12 of the Joint Lancashire Structure Plan, the Council’s SPG – Housing, and Alterations 1, 7 and 8 of the Local Plan Alterations Review, in that a permission would add to the over supply of residential development within the Borough, which would cause harm to the urban concentration strategy as set out in the Structure Plan.

I therefore recommend that permission be refused for that reason, plus a second reason that, if allowed the development would set a dangerous precedent for the acceptance of other similar proposals without sufficient justification.



	RECOMMENDATION: That permission be refused.
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