
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2010/0196

	Development Proposed:
	Proposed single storey extension to guest house and change of use of house to guest accommodation on ground floor with flat above at 32 & 34 Pimlico Road, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – Have no objection to the amended plan dated the 24th of June 2010 with the only suggestion being that provision be made for cycle stands within the scheme.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – Recommends refusal of the application on highway safety grounds. The proposal does not provide the appropriate parking provisions which remains necessary to minimise the detrimental impact of the additional demand for parking being displaced on to neighbouring residential roads where demand is already high.

	CONSULTATIONS: Additional Representations

	Five letters of objection have been received from neighbouring residents who wish to raise a number of concerns summarised as follows:

· Increased parking demand resulting in lack of parking provision for residents.

· Impact upon highway safety. 

· Loss of light and oppressive nature of the single storey rear extension.

· Increased strain upon water system.

· Lack of provision for the disabled and lack of fire exits.

· The existing business has no plans to create new jobs.

· Devaluation of properties.

· The proposal would be out of character with the nature of the property and would set a precedent for other commercial developments.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy RT1 – General Recreation and Tourism Policy

Policy RT2 – Small Hotels and Guest Houses

	POLICY REASONS FOR REFUSAL:

	G1, RT1 & RT2 – Lead to conditions to the detriment of highway safety.

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

	The application relates to No. 32 Pimlico Road, which is an existing Guest House and the adjacent end-terraced property No. 34 Pimlico Road opposite the junction to Fox Street within the main settlement of Clitheroe.

Permission is sought to extend the rear of the existing Guest House (No. 32) with a single storey extension measuring approx. 6.1m x 4.6m x 3.8m in height to the ridge with a hipped roof. The second part of the application requests permission to change the use of the ground floor of adjacent terraced property No. 34 Pimlico Road into two guest bedrooms, one with en-suite and another with bathroom and kitchenette, ancillary to the existing Guest House at No. 32 with a flat above to be used as separate residential accommodation to the second and third floor above. 

A number of amended plans have been submitted to address ongoing concerns raised by the County Surveyor with regards to adequate parking provision. The most recent of which and forms the basis of this decision shows provision of three parking spaces to the rear of No. 32 Pimlico Road, via the removal of approx. 4.1 metres of the rear boundary wall and the provision of one parking space to the rear of No. 34 Pimilco Road with an additional garage space.

With regards to the proposed extension to the rear of the guest house I consider that in terms of scale, size and design the proposal is acceptable and would compliment the design of the main property, and as it is to the rear of the premises its visual impact upon the immediate locality will be minimal. Having assessed the impact of the extension upon the rear elevation of the adjacent property using the BRE methodology detailed in the Councils SPG ‘Extensions and Alterations to Dwellings’, I am satisfied that as the extension is single storey and the roof is hipped, the proposal satisfies these requirements and will have minimal impact upon loss of the light to the rear glazed patio doors of No. 30 and to the residential amenity of these neighbouring residents.

With regards to the principle of changing the use of the ground floor accommodation of No. 34 Pimlico Road to that of ancillary guest house accommodation for No. 32 Pimlico Road Policy RT2 of the Ribble Valley Districtwide Local Plan states that the ‘conversion of existing residential properties for small hotels, guest houses or self-catering accommodation….will be favourably considered providing that the proposal:

i) does not conflict with the other policies of this plan;

ii) any extension is in keeping with the character of the area, by virtue of  size, scale materials or design.

iii) includes satisfactory access arrangements and appropriate numbers of car parking spaces, and

iv) proposals should not adversely affect the residential amenity of the area.

I consider that as No. 34 Pimlico Road has been used as residential accommodation, set amongst a row of terraced residential properties and the application does not include any extensions to the property only alterations to a window and door and the insertion of a window to the third floor gable elevation, any potential impact of the proposal upon neighbouring residential amenity will be minimal.

Concerns regarding the service provision of water to this property and the effects on other neighbouring residents, possible devaluation of properties and the omission of disabled facilities and fire exits are not classed as material considerations in the determination of this application.

With regards to the provision of parking Policy RT1 of the Ribble Valley Districtwide Local Plan states that the Council will approve development proposals which extend the range of tourism and visitor facilities subject to the site being  ‘large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas’ and Policy RT2 of the same Plan states that development in relation to guest houses will be favourably considered providing that the proposal ‘includes satisfactory access arrangements and appropriate numbers of car parking spaces’.

The most recent comments from the County Surveyor with regards to the amended plan received on the 12th of July is as follows:

‘I have no objection to the location, layout and operation of these four spaces….however the original application indicated that five off street parking spaces would be secured…..on this basis I continue to have objections to this application as the appropriate parking provisions have yet to be achieved’.

Therefore whilst I consider that the single storey rear extension to No. 34 is acceptable in principle, the conversion of the ground floor of No. 32 would have a minimal impact upon neighbouring residential amenity and the proposals accord with the majority of policy RT1 and RT2 of the Districtwide Local Plan the comments from the County Surveyor have to be considered. As such, the proposal would be contrary to aspects of Policy RT1 and RT2 of the Districtwide Local Plan in respect to the unacceptable level of parking provision for this type of development and the application is recommended accordingly.

RECOMMENDATION: That permission be refused
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