Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0949/P

	Development Proposed:
	Single storey rear extension to existing restaurant and new staff access door at The Manse, Church Street, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to this application on highway safety grounds.



	CONSULTATIONS: Additional Representations.

	A letter has been received from a nearby resident who comments that the statement in the Design and Access Statement that Church Street is a quiet cul de sac with ample parking for construction vehicles is not true.  He says that it is a cul de sac but it is not quiet as it is used for parking by staff and customers of local banks and by parents dropping off and collecting their children from the nearby school.  He says that there is often double parking and cars parked in front of his garage access.  This situation, he says, would be exacerbated by construction skips and vehicles associated with the construction of the proposed extension.  



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Core Strategy 2008 – 2028 a Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME4 – Protecting heritage assets.



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

	The Manse (a former vicarage) is a three storey building situated at the corner of Berry Lane and Church Street in Longridge Town Centre and within the Conservation Area.  The general locality comprises a mixture of commercial and residential premises.

Permission was granted in 2005 (3/2005/0293/P) for the change of use of the building to a restaurant including the construction of a single storey side extension facing Church Street.  Under that permission, the first and second floors were to remain in use as a single residential unit.  The permission was implemented and the property was used as a restaurant for a number of years.  It is, however, presently vacant.

This application is one of three applications submitted by the new owner of the property who is looking to reopen it as a restaurant (the other applications are 3/2012/0950/P and 3/2012/1017/P).

It is stated in the Design and Access Statement that the existing kitchen is inadequate for a restaurant of this size, and that an extension is therefore required in order to provide a more efficient working space and enough cold storage for food.

This application therefore seeks permission for a flat roofed single storey extension on part of the yard at the rear of the existing single storey extension (constructed following planning permission 3/2005/0293/P).  It would have approximate dimensions of 6.2m x 3.8m x 2.4m high.  Its north eastern end elevation would be natural stone and the other two elevations would be rendered block work.  

The proposed extension is in a very enclosed location such that it would not be visible from either Berry Lane or Church Street.  In my opinion it would not have any seriously detrimental effects upon the appearance or character of the Conservation Area.  

It would also not have any detrimental effects upon the amenities of the nearest residential properties in Berry Lane.  The letter received from the nearest adjoining resident refers only to parking issues and does not claim that any adverse effects upon his residential amenities would be caused by the actual construction and subsequent use of the proposed extension.  

As the proposal does not involve any changes to the size of the eating area of the restaurant, it would not have any effects in relation to parking or highway safety matters.  The County Surveyor has confirmed that he has no objections to this application on highway safety grounds.  

At present, both staff and customers use the same entrance to the restaurant.  A minor element of this application is that a secondary entrance would be formed in the front elevation of the existing single storey extension in order to provide private access to the kitchen area for staff so that they would no longer have to enter through the main restaurant area.  I can see no objections to this minor aspect of the application.  

Overall, as an improvement to an existing town centre business, the proposed development is acceptable in principle; and it would not, in my opinion, have any detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development would not have any detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 15 November 2012














