Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/JS

	Application No: 
	3/2005/0744/P

	Development Proposed:
	Two storey extension to form wine store, utility and storage at ground floor and enlarged kitchen and preparation areas at first floor at UL BEUCH RESTAURANT, MAIN STREET, GISBURN 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed development will lead to an increase in the use of the existing substandard access, which has extremely restricted visibility to the detriment of highway safety and good highway planning.  

There are no objections now that the car parking has been deleted from the scheme and provided there is no increase in the number of customers.

County Archaeologist – The property’s location, on the Main Street frontage, means there is a potential for archaeological deposits relating to occupation of the medieval and/or later periods to be encountered by the proposals.  Should the Planning Authority be minded to grant planning permission to this or any other application to develop the site, the Lancashire Archaeology Service would recommend that an archaeological watching brief be undertaken, and that such works be secured by means of a condition.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.



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

	This planning application seeks planning permission for a two storey extension at the rear of the restaurant to provide enlarged kitchen and preparation areas at first floor level with storage space below.  The application drawings have been amended to the effect that the extension would have a shallow 20o pitch rather than a flat roof, as originally proposed.  The maximum dimensions of the proposal are 5.7m x 3.75m x 4.9m to the eaves and 6m to the ridge.  The four additional car parking spaces to be provided at the rear have been deleted from the scheme due to the County Surveyor’s concerns regarding increased use of the substandard access point onto Main Street.  

The previous application at this premises, 3/03/0653/P, was for a change of use of the first floor flat from residential to commercial use in the existing restaurant.  A condition was placed upon that consent restricting the numbers of covers to 40 at any one time.  This application now seeks to provide for improved and enlarged kitchen and preparation facilities and storage space, not to increase the number of customers.  As amended, I am satisfied with the design of the extension itself, which now has a pitched roof and is, therefore, much more characteristic of the conservation area.  In terms of residential amenity, there would be little impact on the neighbouring dwelling on the extension side because of its distance away from the proposal and, similarly, the dwellings at the rear are a sufficient distance away and set on higher ground.

It is for these reasons that I recommend 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: 11 Oct 05














