RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


20 MAY 2010

REF:


CS/EL

CHECKED BY:


APPLICATION NO:
3/2010/0120/P
(GRID REF: SD 373317 436047)

PROPOSED CREATION OF A FIRST FLOOR FLAT ABOVE THE EXISTING SHOP TO INCLUDE PROVISION OF A NEW ROOF STRUCTURE, NEW SHOP FRONT AND NEW WINDOWS AND DOORS IN THE SOUTH AND NORTH ELEVATIONS AT COUNTRY FURNITURE, 21-23 KING STREET, WHALLEY

	PARISH COUNCIL:
	No observations to make on this application.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	No objection to the application in principle on highway safety grounds.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter has been received from the owner of the residential cottage immediately adjoining the southern side of the application site who expresses a number of ‘worries’ about the proposal as follows:



	
	1.
	Where does the water from the gutters go, as their drains often overflow in rainy weather.



	
	2.
	A fence shown on the plans would be on their land.



	
	3.
	A window shown in the new building would overlook their only outside sitting area to the detriment of their privacy.



	
	4.
	The entrance route to the flat would appear to require the use of a door to their yard that they keep locked for security reasons.



	
	5.
	They would object to scaffolding or construction workers on their land in order for the development to be carried out.


Proposal

Permission is sought for the creation of a first floor flat, including the construction of a new, higher, roof above the existing retail premises.  Access to the flat (that comprises one bedroom, lounge, kitchen and bathroom) would be from the rear via a doorway and internal staircase.  

The apex of the roof of the main frontage building is approximately 6m high, behind this the existing roof steps down to 4m for a length of 5m and then steps back up to 5m for the rest of its length of 4.8m.  As proposed the roof would be 6m high for the whole of its length.

The existing shop front, which contains windows above fascia level, would be replaced with a new frontage, similar in design to the existing and with painted wooden frames.  The glazing in the upper part of the frontage would provide light to the bedroom of the flat.

The works would be carried out using local stone, natural slates and hardwood timber.

Site Location

The application relates to the antiques and collectables shop on the west side of King Street, Whalley that originally was a petrol filling station and garage.  It is adjoined by residential properties on both sides (the one to the north being the applicant’s own dwelling).  At the rear of the site there are two large garage buildings that are also in the applicant’s ownership.

The site is within the settlement boundary of Whalley and within the Conservation Area.

Relevant History

3/1991/0651/P – Proposed creation of first floor flat and upgrading of ground floor accommodation to form a cottage furniture shop.  Approved but not implemented.

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy ENV16 - Development Within Conservation Areas.

Policy L4 Regional Spatial Strategy (RSS).

PPS3 – Housing.

Affordable Housing Memorandum of Understanding (AHMU).

Environmental, AONB, Human Rights and Other Issues

The considerations that are relevant to the determination of this application relate to an understanding of the permission granted for a similar development in 1991, compliance or otherwise with housing policy and the effects of the development upon visual amenity and the amenities of nearby residents.  

Previous Permission 

The scheme for which permission was granted in 1991 is almost identical to that now proposed.  It is also included raising the height of the roof and had windows at both ground and first floor level overlooking the adjoining properties on both sides.  The south side wall of the approved scheme, however, followed the angled line of the property boundary.  In the scheme now proposed, the wall would follow a straight line, representing an improvement from the point of view of the neighbour to the south.  

Housing Policy

The creation of one residential unit within the settlement boundary of Whalley is fully in accordance with all the relevant housing policies and guidance and there is no requirement for the flat to be ‘affordable’.  

Visual Amenity

The site is within the Conservation Area.  The alterations to the front of the building are minimal in visual terms but will provide a much better level of insulation.  

The works to provide the first floor flat involve raising the roof height of the existing building but not above the height of the ridge of the main frontage building.  These works are also predominantly screened from view from the back street at the rear by the applicant’s large garage buildings that are to be retained.  In any event, the works are to be carried out using natural stone and slates and will, in my opinion, represent an improvement in visual terms on the existing building/roof that are in a very poor state of repair.  

Amenities of Nearby Residents

Other than the applicant’s own dwelling to the north, the only residential property affected by the proposal is the cottage in separate ownership to the south of the site, the owners of which have expressed a number of concerns about the proposal.

With regards to the neighbours’ privacy, the proposed two first floor windows in the south elevation are shown on the plans to be fitted with obscured glass.  The one ground floor window in the south elevation (which would serve the retail area) would be screened from the neighbours yard by a 1.8m high closed board fence.  In the previously approved application, all of the windows in the south elevation were to be fitted with clear glass and there was no requirement for the erection of a screen fence.  Subject to appropriate conditions, I do not consider that the proposal would adversely affect the neighbours’ privacy.

The proposed increase in the height of the roof is the same as in the previously approved scheme.  I do not consider that this would have any seriously detrimental effects on light to the adjoining cottage to the south, nor do I consider that it would be overbearing.  There would also be a benefit over the approved scheme by straightening the line of the south elevation rather than part of it projecting at an angle further to the south.

The neighbours concern about roof water will be dealt with under any building regulations application.

On amended plans received on 23 April 2010 it is made clear that access to the flat would be via a separate outside door enabling the neighbours’ outside yard door to remain locked.  The true position of the boundary fence is also more clearly indicated on the amended plans making it clear that it is on land within the applicants’ ownership.

Overall, I consider the proposal to be acceptable with regards to its effects on the amenities of nearby residents and, as described, it has some improvements over the previously approved scheme.

Conclusion

I consider that the proposed scheme will bring about considerable improvements to the property whilst providing a small residential unit above a shop in the village centre; and that this will be achieved without any significant detrimental effects upon visual amenity or the amenities of any nearby residents. 

A bat survey report submitted with the application (that has been checked by the Countryside Officer) concludes that is no evidence that bats are using or have used the building for roosting, feeding, maternity or hibernating and there is no history of any sitings.

SUMMARY OF REASONS FOR APPROVAL

The proposed development would have no seriously detrimental effects upon visual amenity or the amenities of any nearby residents.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall relate to the proposal as shown on the amended plan (Drawing No 3980-02C) received on 23 April 2010.


REASON: For the avoidance of doubt and to ensure compliance with the submitted plans.

3.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
The two proposed first floor level windows in the south elevation and one proposed first floor window in the north elevation shall all be obscure glazed to the satisfaction of the Local Planning Authority and shall remain in that manner in perpetuity.


REASON:  In the interests of the privacy of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
The 1.8m high vertical boarded timber fence shown on the approved plans shall be erected to the satisfaction of the Local Planning Authority prior to the first occupation of the residential flat hereby permitted and, thereafter, shall be retained and appropriately maintained in perpetuity.


REASON: In the interests of the privacy of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

