Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2013/0017/P

	Development Proposed:
	Proposed change of use from dwelling to office at ground floor with one bedroom flat above and alterations to roof of single storey element at 144 Woone Lane, Clitheroe, BB71BN. 

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Regulation 22 Submission Draft Core Strategy

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

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

	Permission is sought to create an office on the ground floor of an existing dwelling house and create a one bedroom self contained flat at first floor.  No external alterations are proposed as the entrance to the ground floor office will be the original front door of the property and the entrance to the self contained flat will be from what is currently a kitchen extension at the rear of the property.  The only external alterations to the proposal are to the roof of the single storey existing kitchen extension.  The ridge of this roof will be turned 90o so that this replaces the existing gable elevation with the eaves of the newly orientated roof.  

This property occupies a corner plot on the corner of Woone Lane with Kay Street.  In determining this application, the applicable policies are Policy G1 of the Districtwide Local Plan and Policy DMG1 of the Submission Draft Core Strategy.  In assessing this proposal, it is important to look at the planning history to see what permission has previously been granted.  Also of consideration is the impact on highway safety and neighbouring residential amenity.  In 2006 permission was granted by the Planning Inspectorate for the proposed use of the existing property as offices.  The difference with this application is that the office would now only be at ground floor with a self contained flat at first floor.  This application had been refused by the Council due to concerns about highway safety, however, within that appeal decision, the Inspector concluded that ‘I consider that there would be available on street parking space in the vicinity during normal office hours which could be utilised in connection with the proposed use.

Office workers would normally wish to park as close as possible to their place of work which may mean that they park closer to the junction than the recommended 10m.  However, there are no parking restrictions in the area.  In any event, due to the limited amount of turning traffic and the slow speeds, danger would not be caused in Woone Lane or the surrounding streets.  Additional parking in Kay Street may also serve to keep vehicle speeds low.  I consider that parking along the street would not be disruptive as on street parking is common place in the area.

In conclusion, I consider that the development would not compromise Policy G1(c) of the Local Plan nor would on street parking, arising from the development, harm highway safety along Woone Lane’.  

Taking into account this appeal decision, the highway authority has again been consulted.  They have raised no objections to this proposal as they consider that the Inspector’s conclusions at the time of the previous application are still relevant today as they were then.  In this respect the proposed change of use of the ground floor of the premises to an office with the creation of a self contained flat at first floor is acceptable in principle.

Turning to the issue of residential amenity, an hours of use restriction to normal office hours will be placed on any permission so that no harm to the amenities of adjoining neighbours would occur as a result of this development.  The main impact on neighbours will be that of the reorientation of the roof of the single storey rear extension, which currently exists.  At the moment these residents see the gable of this existing extension, whereas as proposed, the roof will be reorientation so that the eaves of the proposed roof will now be their main view.  I do not consider that this reorientation of roof would prove injurious to their amenity and thus I see no good reason to refuse this application.  

Taking the above into consideration, I therefore consider that the proposed change of use and external alterations are acceptable and thus recommend the application 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: 1 February 2013














