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DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0717

	Development Proposed:
	Change of use of an existing annex building to a separate residential dwelling at 27 Railway View Road, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor – No formal observations received. Verbally confirmed no objection to the application on highway safety grounds.

	CONSULTATIONS: Nearby Residents

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy G2 – Settlement Strategy

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

	The application relates to a self contained single storey annex which has been used in connection with No. 27 Railway View Road following the granting of planning permission in 2006 for change of use of the existing garage and office for use as a granny flat (3/2006/0571).

The granting of permission included a condition, which stated that the unit shall only be occupied as an extended family unit. This application requests permission for the change of use of the annex, to a separate residential dwelling.

The main considerations in the determination of this application are whether the principle of a new residential dwelling in this location is acceptable, the visual impact upon the street scene and the impact of the proposal upon neighbouring residential amenity.

With regards to the principle of development, the site falls within Clitheroe settlement boundary and is designated under the adopted Districtwide Local Plan as Policy G2. Policy G2 allows for housing development wholly within the built part of the settlement, and as such the principle of changing the use of the annex to a separate dwelling is considered acceptable in principle.

I consider that the impact of the proposal upon the amenity of residents at No. 27 Railway View Road will be minimal.  Whilst the residential unit is attached to the gable wall of the adjacent property there is a 1 metre covered passageway as well as an internal garage (in the ownership of No. 27), which will separate the living accommodation of both properties at ground floor level.  This ensures that any noise disturbance from the new dwelling that may affect the amenity of residents to No. 27 Railway View Road will be minimal, and not sufficient as to warrant refusal.

No external alterations are proposed to the unit from what was approved as annex accommodation. It is considered that the location of windows to the unit will have minimal impact upon the amenity of neighbouring residents at No. 27 Railway View Road. The windows to the southern side elevation of the unit overlook the access to Chester Avenue, windows to the rear face the banking of the train track and the window serving the sitting room on the northern side elevation will not directly overlook into any windows of No. 27 Railway View Road. 

Considering that no external alterations are to form part of this application it is considered that the visual impact of the proposal upon the street scene will be minimal.

With regards to highway safety the County Surveyor has verbally confirmed that he has no objection to the application on highway safety grounds, as there is ample parking space to the front of the residential unit to serve a one-bedroomed property. The access to the residential unit is to be shared with the occupants of No. 27 Railway View Road, as they require access to the internal garage of their bungalow. This shared arrangement will be conditioned to ensure access is made available to both properties at all times.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended 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: 16/09/2010














