
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2008/0395/P

	Development Proposed:
	Rear extension and dormer to existing two flats at 35-39 Whalley Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	One letter has been received raising the following concerns:

1.
Correctness of application – consent has been granted previously for a taxi/private hire 
base so should this be a change of use application?

2.
Loss of light – the extension would reduce light to the kitchen/diner at 41 Whalley 
Road.

3.
On street parking – Giles Street is narrow and on street parking is already under 
pressure without the flats being occupied.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Interim SPG “Housing”

Policy 12 Housing Provision Joint Lancashire Structure Plan



	POLICY REASONS FOR REFUSAL:

	Policy G1 – detrimental impact on residential amenity and Policy G2 Interim SPG Housing Policy 12 JSLP – Housing oversupply



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

	Consent is sought for works to the rear of an end of terraced row within Clitheroe.  At ground floor is a restaurant with the plans denoting the floor accommodating two flats by utilising roof space to provide additional bedrooms.   Thus two piked dormers would be inserted into the rear roof scape with a first floor flat roof extension above an existing rear flat roofed projection.  A ground floor entrance is also to be extended to the rear to provide a separate access to the flats.  

In terms of the principle of development I must question the current use as two flats as shown on the drawings.  It is evident from the planning history that consent has been granted previously under 3/06/0413/P for a change of use of the upper floor to a private hire base.  The upper floors are also classed as paying business rates as opposed to council tax which would be the case if the first floor was in residential use.  

Whilst an internal inspection has not been carried out I consider the evidence from the Council’s own records brings into question the lawful existing use of upper sections of this building and, given the current policy of housing restraint, the facts lead me to conclude that approval of these works would be tantamount to approving two additional housing units.  

In respect of the visual impact of the works, I am of the opinion that the dormers would not be out of keeping or become over dominant on the rear roof scape.  With regard to the flat roof extension, whilst this is not a design normally advocated in this location I do not, on balance, consider it to be so significantly detrimental as to warrant an unfavourable recommendation on that ground.  The works to accommodate the staircase entrance would again not, I believe, be detrimental to visual amenity.  

The final consideration is the potential impact on nearby residential amenity as a result of these works.  In this respect I consider the properties to the east across the car park set sufficient distance away so as not to have their existing amenities compromised.  However, I do have concerns over the impact on the kitchen/dining area of the immediately adjacent property.  After having stood in that room I believe that the works have an over bearing effect and lead to a loss of light to what I consider to be a habitable room.  It doubles as a kitchen/dining room and I believe the impact upon those residents to be unacceptable.


I therefore recommend accordingly. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














