Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0807

	Development Proposed:
	New external stair and door opening at first floor level at the rear of the premises to serve self-contained flat at Raffia, 38 King Street, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No observations received

	CONSULTATIONS: Nearby Residents

	No observations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy G2 – Settlement Strategy

Policy ENV16 – Development within Conservation Areas

PPS5 – Planning for the Historic Environment

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

	The application relates to a mid-terraced three storey premises on King Street, within the main shopping centre of Clitheroe and the designated Conservation Area. The Conservation Studio Appraisal (2007) identifies the premises as a Building of Townscape Merit. The ground floor is currently used for retail and according to the plans submitted, as well as the supporting statement, the second and third floor have been used for residential purposes which can be accessed internally via a spiral stairwell from the ground floor. For information, a review of the planning history of the premises indicates that no planning permission has been granted in the past for use of the second and third floor of the premises for residential purposes and Council Tax have confirmed that only business rates have been applied for.

Permission is sought to erect a galvanised steel external staircase to the rear of the premises measuring a maximum of 4.4 metres in height (including the balustrade) and projecting 1.2metres from the rear elevation. In order to access the second floor an existing window is to be replaced by a timber/glazed door. The stairwell is to be constructed in order to serve a two-bedroomed self-contained flat accessed to the rear, rather than through the retail premises.

With regards to the principle of creating a self-contained flat within the main settlement of Clitheroe Policy G2 states that within Clitheroe development will be approved ‘on sites wholly within the settlement boundary and must be appropriate to the town’s size and form’. As the self-contained flat is to be provided within the main settlement of Clitheroe the proposal complies with Policy G2 of the Ribble Valley Districtwide Local Plan.

Para 71 of PPS3 states that in the absence of a five year supply of deliverable sites for housing (which is the current position within the Borough) planning applications for housing should be considered favourably having regard to the wider policies within the PPS and including criteria in PPS3 para. 69. Paragraph 69 states that, in deciding planning applications Local Planning Authorities should have regard to, (among other issues):

· The suitability of a site for housing, including its environmental sustainability;

· Using land effectively and efficiently and;

· Ensuring that the proposed development is in line with planning for housing objectives reflecting the need and demand for housing in, and the spatial vision for, the area and does not undermine wider policy objectives.

Provision of a two-bedroomed self-contained flat within an existing premises and the town centre is wholly suitable and will help to satisfy the demand for residential flats within the area.

With regards to the visual impact of the proposal Policy ENV16 of the Ribble Valley Districtwide Local Plan states that ‘‘development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials. The desirability of preserving or enhancing the character or appearance of a conservation area is a material consideration’.

National Planning Policy Statement 5: Planning for the Historic Environment states that ‘local planning authorities should take into account the desirability of sustaining and enhancing the significance of heritage assets’ and ‘the desirability of new development making a positive contribution to the character and local distinctiveness of the historic environment’.

The proposal is to the rear of the premises and properties to either side of No. 38 King Street have similar developments, therefore the proposal will not prove wholly intrusive or visually prominent as viewed within the public realm. It is considered that the proposal will not significantly detract from the character and appearance of Clitheroe Conservation Area, nor affect the significance or setting of the building as viewed from the rear elevation.

As the proposal is to accommodate one self-contained flat, there is space to the rear of the premises to park vehicles, and the application form states that there is to be no increase in the number of cars parked at the premises. Therefore I do not consider that the development will result in any significant adverse impact upon highway safety.

I do not consider that the proposed stairwell will result in significant harm to the amenity of neighbouring residents so as to warrant refusal of the application. The window at first floor level to the side elevation of the two-storey rear extension of the adjacent premises to the west (Steeple View Cottage) is obscure glazed. Stairwells have been erected to the premises to either side of 38 King Street and any views from the top of the stairwell towards windows to the rear of adjacent properties at first floor level will be at an obscure angle.

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.

	RECOMMENDATION: That conditional planning permission be granted.
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