Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2009/0035/P

	Development Proposed:
	Alterations to create a new self contained apartment at first floor and relocation of external steel flue pipe at 28 Cockerill Terrace, Barrow

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



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

	This application was invalidated following initial validation because, from evidence at my site visit, it became clear that the submitted plans were inaccurate.  It took a considerable time for amended/corrected plans to be received.

The application relates to the existing Chinese Restaurant in the northern end property of Cockerill Terrace on the west side of Whalley Road, Barrow.  The attached property to the south, and the rest of the terrace, are residential properties.  There are terraced houses on the opposite side of Whalley Road.  To the north of the building is the access track to a bungalow and a plant hire business at the rear, and to the north of the track is open fields.  

There is an existing two storey projection from the southern half of the main rear elevation.  To the north side and rear of this is a single storey extension that is set in approximately 0.5m from the south side wall of the two storey projection.  There is an existing flue that runs up the northern side wall of the two storey projection.

Planning permission is sought to build above the whole of the existing single storey extension in order to extend the existing manager’s accommodation.  A new internal staircase would be formed to provide independent access to the extended flat from a new external door that is to be formed in the northern side elevation of the building.  The existing staircase would be removed.  The existing flue would be relocated onto the northern side wall of the extension (taking it further away from the neighbours).

The external materials are to be coarsed natural stone and natural slates to match the existing building.  

As the extension is set in from the existing two storey projection at the rear, I consider the effects upon the attached neighbour to be acceptable (and it is worthy of note that no objections have been received from that particular neighbour or from any other neighbours).  

P.T.O.

Moving the flue further away from the attached neighbour also represents a slight improvement in the amenities of that property.

The proposed new position of the flue is, however, unfortunately, more prominent in the street scene than its existing position but, as the feature of a long established restaurant (and as it is set back on the side elevation away from the front elevation) I consider this aspect of the application to be acceptable.  

A bat survey has been submitted with the application in response to which the Countryside Officer has recommended the imposition of a condition.

Subject to such a condition, and a condition specifying compliance with the amended plans, I consider this proposal to be acceptable.



	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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