Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0253/P

	Development Proposed:
	Single storey to the restaurant and extension of car park at The Avenue Café Bar and Restaurant, The Avenue, Brockhall Village, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has not expressed any objections to this application.

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



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

	The application relates to The Avenue Café Bar and Restaurant situated on the west side of the approach road to Brockhall Village close to the entrance to Blackburn Rovers Football Club training ground.

The site comprises a café bar and restaurant on the ground floor of the building with offices and toilets on the first floor with ancillary living accommodation on the second floor.  There are 22 car parking spaces with landscaping and a patio to the south and east of the property.

In the Design and Access Statement submitted with the application, the agent states that the existing kitchen is of inadequate size to serve meals of a quality required and there is little room in the restaurant where customers can relax and take an aperitif before and drink coffee after a meal.  He says that the proposal is therefore to increase the property on the ground floor by 63m2 and carry out internal alterations which will greatly improve the existing facilities and provide the opportunity for a viable business.

The proposed single storey extension would be on the existing patio area on the eastern side elevation of the building.  It would extend approximately 5m from that elevation and would be 13.7m long.  It is designed to have the appearance of an orangery with flat roofs (behind stone parapets) on either side of the central section with a hipped pitched roof.  The external materials would include bricks, stone quoins and roof tiles all to match the existing.

I consider the extension to be well designed such that it will match and complement the existing building.  It will not in any way be over-prominent or incongruous in the street scene.

Additionally, the existing car park will be extended to the south of the existing car park onto a presently grassed area that is also in the applicant’s ownership.  The extension will provide an extra 12 spaces creating a total of 34 spaces.  The layout of the car park extension is similar to that of the existing car park, and the County Surveyor has not expressed any objections to the application.

There are existing trees in the vicinity of both the extension to the building and the car park extension.  A detailed tree survey has, however, been submitted following a request by the Council’s Countryside Officer, who has no objections to either element of the application subject to the imposition of a condition relating to tree retention and protection.

There are no residential properties in the immediate vicinity of either the car park extension or the extension to the building.

Overall, I can therefore see no objections to this application subject to appropriate conditions.



	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: 














