Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2007/0006/P

	Development Proposed:
	Extensions to restaurant and kitchen, form new vehicular access, block off existing access, at Spread Eagle Hotel, Clitheroe Road, Barrow.  

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Had objections to the originally submitted plans in respect of the proposed new access and parking layout.  As these objections have been satisfactorily addressed in amended plans, the County Surveyor now has no objections subject to appropriate conditions.  



	CONSULTATIONS: Additional Representations.

	A neighbouring resident expressed objections to the originally submitted plans because the proposed storeroom extension would have extended in front of his property.  The storeroom has been reduced in size on the amended plans so that it does not now project in front of the adjoining dwelling.  The neighbour has therefore withdrawn the objection on the basis of the amended plans and subject to the imposition of conditions controlling the hours within which deliveries can be made to the store and waste can be collected from the store.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.



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

	The application relates to the existing public house on the west side of Clitheroe Road opposite Whalley Industrial Park.  There is a former farmhouse and residential barn conversion to the rear of the public house and terraced houses fronting the road to the north of the site.

In 2005 planning permission was granted for a two storey extension onto the southern side of the building which had a slate roof and a totally glazed front elevation (3/2005/0066/P).  That permission was implemented. 

Permission is now sought for a single storey extension in front of the glass fronted previous extension.  This would also contain a large amount of glazing and would leave some of the existing glass front still visible at first floor level.  It would, however, significantly reduce the visual impact of the existing glazing.  Whilst the previous extension was acceptable, I consider that the extension now proposed would represent an improvement in the appearance of the building.  

As amended, the storeroom extension at the western end of the building would not, in my opinion, have any seriously detrimental effects on the amenities of the adjoining dwelling.

The proposed new access and parking layout as shown on the amended plans are also acceptable to the County Surveyor subject to conditions.

Overall, therefore, subject to appropriate conditions, I can see no objection to this proposal.



	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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