
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/EL

	Application No: 
	3/2008/0013/P

	Development Proposed:
	Extension to existing terraced patio including two new 4m2 jumbrellas and balustrade at Station Hotel, King Street, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposal has a number of implications as follows:

1.  Two off street car parking spaces are lost.

2.
Access for deliveries and servicing will be considerably restricted.  Vehicles reversing to/from the access will present problems for the safe passing of traffic on Station Road, with the potential for less confrontational servicing from the highway.

3. 
The above scenarios also interfere with the safe movement of pedestrians.

4.
There could be as little as 6.1m of usable space for servicing, extending back from the proposed patio extension.

I therefore object on highway safety grounds on the basis of the reduction in the off street parking provision and the inability of the proposal to secure safe servicing arrangements to the site.



	CONSULTATIONS: Additional Representations and Statutory Notice

	No comments received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV17 - Details Required with Proposals in Conservation Areas.



	POLICY REASONS FOR REFUSAL:

	G1 – Detrimental to highway safety.



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

	This application seeks to extend the external flagged terraced area to a public house and provide 2 4m2 jumbrellas for shelter.  Presently, there is a small flagged terrace to the south of the gated vehicular access on Station Road but with the majority of the area in question available for parking/manoeuvring/servicing.  The plans would lead to the loss of 2 parking spaces and provide a hard edge to the paved area ie metal balustrades.  They would also revise the present parking arrangements to the area of yard accessed opposite the police station and relocate the bin storage area closer to the public house.  In visual terms I am mindful of the Conservation Area setting of the proposal and need to ensure that any development respects the character of that designation.  The use of natural stone flags and black metal balustrading to form the enlarged terraced area would not, I conclude, be detrimental to visual amenity.  With regard to the cream canvas jumbrellas, these are of substantial size and would be dominant in the wider street scene given the prominent location of this site directly opposite Booths car park/Platform Gallery.  However, on balance I conclude that their visual impact would not be so significantly detrimental as to warrant an unfavourable recommendation on visual amenity grounds.  

However, notwithstanding the above comments about the visual impact of the works the County Surveyor has expressed concerns over the impact of an enlarged terraced area on highway safety.  The scheme would result in the loss of off street parking provision and make servicing from Station Road more problematic.  The plans result in a reduction of width and depth of yard space surrounding the beer delivery area and lead into question whether secure safe servicing will be able to be carried out.  for this reason he raises objections and thus the scheme should be resisted on these grounds alone.



	RECOMMENDATION: That permission be refused.
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