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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Replace existing gate with a door and screens within the existing opening to the front elevation, provision of festoon lighting on timber posts to front and rear seating areas and removal of existing shelter to rear.

	Site Address/Location:
	Stork Hotel Whalley Road Simonstone BB12 87NZ

		

	CONSULTATIONS: 
	Parish/Town Council

	No response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	The proposal raises no highway concerns and therefore no objection. The limits of the luminance shall not exceed 600 candela per square metre.

	

	CONSULTATIONS: 
	Additional Representations.

	Concerns raised over the 3m high lights and potential damage to the outside wall facing the alleyway.  I understand the cobblestones will be lifted and re-laid. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EC3:	Visitor Economy

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMB1:	Supporting Business Growth and the Local Economy
Policy DMB3:	Recreation and Tourism Development

National Planning Policy Framework (NPPF)


	Relevant Planning History:

12/1983/0679 and 12/1983/0675: Alterations and signage scheme dealt with under Burnley Borough Council. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The Stork Hotel is a public house located on a main road through Simonstone.  It has a detached car park on the southern side of Whalley Road and is attached to the east to a row of four terraced properties.  There is a detached garage to the western side.


	Proposed Development for which consent is sought:

The proposal is for some minor external alterations, erection of external festoon lighting and changes to the existing covered ginnel to the eastern side to allow for a covered seating area.

The proposal seeks to replace an existing timber gate at the southern entrance to the ginnel with glazed door and screens, provision of festoon lighting on 3m high timber posts to the front and rear seating areas and removal of the existing smoking shelter canopy to the rear.

There is also replacement and new fencing proposed to be erected to the rear but this would fall under permitted development rights and does not form part of this application.


	Principle of Development:

The principle of this small scale development is acceptable subject to compliance with the policies contain within the Ribble Valley Core Strategy 2008 – 2028.
 

	Impact Upon Residential Amenity:

There is a residential property attached to the eastern side of the existing public house which is where the covered seating area will be located.  However, this element does form part of the existing curtilage of the pub and could be used as a seating area without the need for permission.

It is considered that the replacement doors and screens will improve the noise insulation and that the shelter would be used in more inclement weather.

The proposed lighting is small scale and of such a degree that it would not in itself lead to any undue impact, albeit it will make the outside areas more desirable in the evenings. The areas already provide ample outside seating to both the front and rear.

It is considered that the lighting luminance levels should be controlled by an appropriate condition and that the use of the covered seating within the ginnel area should be limited to 11pm in line with the existing licensing requirements for the outside areas.

This would control the potential impact to an acceptable degree.


	Visual Amenity/External Appearance:

The replacement glazed doors and a screen will improve the visual appearance of the front elevation and the proposed removal of the plastic canopy for the smoking shelter will do likewise to the rear.

In terms of the lighting this is relatively small scale and with the luminance levels kept to a minimum this is acceptable.


	Highways and Parking:

The proposal would not result in any changes to the existing car park to the south.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.
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