Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0827/P

	Development Proposed:
	4 no. flats on first and second floors with rear dormers and formation of single storey extension to rear at 35-39 Whalley Road, Clitheroe, Lancashire, BB7 1EE.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC County Surveyor - No comments or observations have been received within the statutory 21-day consultation period.

Environmental Health - I have no objections in principle to this application, but have some concerns regarding the detail submitted regarding the alterations to the existing kitchen flue. Environmental Health would routinely be concerned that the proximity of a restaurant kitchen to residential property which could give rise to complaints of nuisance from odour and noise. Thus the applicant is to submit details of the proposed extraction system, which must be sufficient to abate all cooking odours, prior to work commencing for approval by Environmental Health. All fixed plant and machinery must be installed and the proposed unit should be acoustically insulated and mounted to meet the requirements of BS4142.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 – Settlement Strategy.

Policy H10 – Residential Extensions.

SPG – Extensions and Alterations to Dwellings.

Policy L4 of the Regional Spatial Strategy – Regional Housing Provision.



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

	This planning application is a re-submission of a previously refused application. The application again seeks permission for a change of use at first and second floor level of a two-storey, end-terraced property on the edge of the town centre of Clitheroe, from one two bedroom flat and one, one bedroom flat to four one bedroom flats. The scheme involves various internal alterations at first floor level to separate the existing flats and create an internal staircase into the loft space, and the insertion of two dormer windows on the rear of the roof and two rooflights on the roadside elevation of the roof. The ground floor level of the property is the Bengal Tandoori restaurant, and the flats at first and second floor will still be accessed via the doorway and staircase to the rear of the property. The previous proposal was refused on the basis of the impact on the adjacent property and that the scheme did not comply with the relevant Policies regarding the creation of new housing units.

With regards to the principle of the development, the Council has been operating a policy of housing restraint in recent times given the oversupply of housing the borough had when measured against the target set in Policy 12 of the Joint Lancashire Structure Plan 2001 – 2016, which has now been superseded by the Regional Spatial Strategy. As a result, and in accordance with Policy L4 of the RSS, on sites where less than 15 dwellings are proposed, no affordable housing element will be required and the proposals will be acceptable in principle providing they comply with the limits of the development as identified in the saved settlement hierarchy of the Districtwide Local Plan. This is a scheme for two new residential units within Clitheroe, which is covered by Policy G2 of the Local Plan that now allows for development wholly within the built part of the settlement. Therefore, I am now satisfied that the principle of development is in accordance with plan policy.

The other reason for refusal was based on the impact on nearby residential amenity as a result of a flat roof, first floor extension to the rear. This part of the scheme has now been removed from the proposal and as such there is no impact on the neighbouring property. In respect of the visual impact of the proposed dormer windows on the rear of the property, I am of the opinion that they will still not be out of keeping or become over dominant on the rear roof scape.

With regards to highway safety and parking, there is a public car park adjacent to the property, which the agent notes could be used with a fee paid annually to the Council, however given its town centre location, I do not consider there to be any significant highway issues.

Environmental Health have raised some concern regarding the proximity of a restaurant kitchen to residential property which could give rise to complaints of nuisance from odour and noise, thus the applicant is to submit details of the proposed extraction system, which must be sufficient to abate all cooking odours, prior to work commencing for approval by Environmental Health, and that all fixed plant and machinery must be installed and the proposed unit should be acoustically insulated and mounted to meet the requirements of BS4142. It must be noted however that the flues in question are already in close proximity to the existing flats.
As such, it is for the above reasons that I 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: 14/11/2008








