Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2005/1014/P

	Development Proposed:
	Single storey pitched roof extension to enlarge dining area, single storey flat roof extension to enlarge kitchen area and internal layout changes along with general refurbishment at Royal Oak Inn, Longsight Road, Clayton-le-Dale

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environmental Health - No objections subject to the catering facilities complying with the requirements of the Food Safety (General Food Hygiene) Regulations 1995.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



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

	The application relates to a large Public House on the A59, Longsight Road, in-between Osbaldeston and Copster Green on land designated as open countryside. It is separated from the main highway by the pathway that runs along the front of the building, and has two large car parking areas on either side, holding parking spaces for over 50 vehicles. It also lies adjacent to the Sharjan Indian Restaurant. The building is rendered white with a mock Tudor/Elizabethan timber pattern at first floor level. 
The main issues here relate to the design of the extensions, their visual impact on the building and their impact on the surrounding area. The building itself is quite prominent in the street scene due to its location within 3 metres of the highway. The proposed extension on the side elevation is shown to be flush with the existing front elevation, with a bay window projecting out in line with the existing porch entrance on the front elevation, and a new window infill in place of the secondary front entrance.

The application was originally submitted showing the roof of the proposed extension with a hipped roof, and a more prominent porch area facing south west of the proposed extension. Following discussions with the applicants it was considered that a roof pitch to match the existing roof style would be more suitable, with a less prominent porch area. Following these discussions, amended plans were sent in dated the 3rd of January 2006. These show the roof pitch matching the existing building and a less prominent porch entrance creating a less intrusive extension. As such, bearing in mind the proposal is single storey, and taking into account the proposed planting on the frontage and the erection of fencing to the car park edge, it is considered that the submitted proposal will have no significant impact on the street scene, or on the surrounding area.

The proposed single storey, flat roofed, kitchen extension to the rear will again be screened by the proposed fencing and planting on the site at the rear, it is also considered that this will have no impact on the building itself or on the surrounding countryside.

The internal layout changes open up the floor area of the pub, and create a formal dining area within the new extension. The internal changes themselves require no formal planning consent.

In terms of the effect on the countryside setting, the building is well screened to the rear thanks to the natural plant/tree growth on the boundaries, and as such it is considered that it complies with Policy ENV3.

Therefore, bearing in mind the above, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 14/10/2005 & 12/12/2005














