Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: 

	Application No: 
	3/2007/0464 

	Development Proposed:
	Extension and alteration works following demolition of existing rear extension at Cross Keys Hotel, Fleet St Lane, Ribchester. 

	CONSULTATIONS: Parish Council

	Parish Council - No objections to the proposal.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A

	CONSULTATIONS: Nearby Residents

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The property is a restaurant in Ribchester. The proposals incorporate internal modernisation, the demolition and re-building of the rear extensions and moving the main entrance to the side of the building. The extension to the rear will project 6.9m at the maximum point, being the entire length of the restaurant at 9.5m and with a sloping mono-pitch roof, being 5m at the highest point.

The entrance, which joins the extension, has a pitched roof with the gable facing the rear of the site. It will be 4.2m high at the apex and has the door and windows facing the car park. A ramp is proposed to the front door. The materials proposed will be matching to the existing restaurant, being rendered walls and a slate roof. 

A bin store is proposed in place of a pre-fabricated garage. It will be 3.1m long, 1.4m wide and 1.8m high, being constructed of fence panels. There are minimal issues with this proposal.

The main neighbouring impact would be the new entrance. However, due to the layout of the site, the car park is across the road with the car park entrance being opposite the neighbouring house and therefore customers already walk past the neighbouring house to access the car par. For that reason, it is my opinion, that the impact the new entrance would cause would not be more detrimental to the neighbouring amenities than the existing arrangements.

The size of the proposals is acceptable. The proposals would regularise the existing extensions, and would only minimally increase the size. 

The design of the proposals is much more desirable than the existing. It would allow better designed extensions to be built, which would be much more in keeping with the existing property.

On the whole, the proposals are acceptable and would enhance the existing building. I therefore 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.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: N/A














