Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0603/P

	Development Proposed:
	Proposed change of use of existing shop and living accommodation to provide 1 no. 3-bedroom house and 1 no. Hairdressing Salon with 1 no. 1 bedroom flat above.  First floor extension to east elevation.  6 Church Lane, Mellor, Lancashire, BB2 7JL.



	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council – The Council raised no objections to the application.  Comment was made by the Councillors that there must be no break in continuity of Post Office counter provision in Mellor.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No objection to this proposal.


	CONSULTATIONS: Additional Representations

	One letter of objection has been received from an adjacent neighbour, and the following points have been raised,

1. The new first floor window to the Living Area of the proposed flat will overlook my rear yard where I currently enjoy complete privacy.  This would jeopardise my entitlement to this amenity,

2. This area of Church Lane has restricted parking and residents are forced to park to the rear.  This means the area is already congested,

3. The proposal shows 4 no. off street parking spaces, however the garage is not a double garage and I do not see how the four spaces can be achieved or enforced in the future, and

4. On a point of technicality, I consider the proposal should not have been validated as the gutter, fascia and rainwater pipe fail within my property and I have not been served notice or informed of the situation by the applicant.



	RELEVANT POLICIES:

	Policy G1 - Development Control.
Policy G3 – Settlement Strategy.

Policy H10 - Residential Extensions.

Policy T1 – Development Proposals – Transport Implications.

Policy T7 - Parking Provision.

SPG - "Extensions and Alterations to Dwellings"

National Planning Policy Framework.


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

	Planning permission is sought for the change of use of the existing shop (Post Office) and living accommodation at no. 6 Church Lane, Mellor, by splitting the property in order to provide 1 no. 3 bedroom house and 1 no. Hairdressing Salon with 1 no. 1 bedroom flat above.  The scheme also includes an extension at first floor over the ground floor of the hairdressing element (to the east elevation) in order to provide more living space for the first floor flat.  The scheme as originally submitted included an alteration to the fenestration details at the front of the building, however due to the age of the building this alteration was not considered to be in keeping with the character of the building.  The amended plans submitted on the 29th of August 2012 rectify this concern.

The main concerns with this scheme relate to the overall impact on the amenity of neighbours by virtue of the extensions and alterations to the rear and whether or not the scheme will have an impact on highway safety matters.

With regards to the potential impact on the amenity of neighbouring properties, it is worth noting that the rear elevation of the property no. 6 Church Lane sits some 3.5m behind the rear elevation of no. 8 Church Lane, and that no. 8 Church Lane has been extended at the rear by virtue of a single storey extension.  This small extension has created a small and relatively private yard area to the rear of no. 8 that also shelters the line of sight from the rear of no. 6.  Therefore due to the orientation of the proposed first floor extension in relation to the rear yard area of no. 8, I do not consider that the scheme would have a significant or detrimental impact on the amenity of the occupier of the adjacent dwelling.

With regards to the schemes impact on highway safety at this location, by virtue of changing from a Post Office to Hairdressers, the number of visits to the property will reduce to a more structured level, as it is likely that people will visit for appointments as opposed to dropping in.  It is worth noting at this point that there is no formal permission required for the change of use from a Post Office to Hairdressers, as they are both A1 uses.  The scheme also includes the provision of four off-street parking spaces to the rear, an increase in two spaces, and having discussed this with the LCC Highways Officer he is satisfied that the proposed increase in off-street parking should ensure that the scheme would not be to the further detriment of any of the pre-existing issues surrounding the site.

With regards to the comments made by both the Parish Council and the neighbour, as noted above the use of a building as a Hairdressers falls within the same use class as a Post Office (A1 Retail), and as explained earlier in my report, the scheme is considered to have an acceptable impact on the amenity of the adjacent neighbour and on highway safety at this location. 

On this basis, this application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given nature would not result in a significant detrimental impact on nearby residential amenity, and nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various 2012








