RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:


14 JANUARY 2010

REF:


CS/EL

CHECKED BY:


APPLICATION NO:
3/2009/0605/P
(GRID REF: SD 377414 433757)

PROPOSED REAR KITCHEN AND DOUBLE GARAGE EXTENSION TO FIT IN WITH PROPOSED CHANGE OF USE FROM HOTEL/PUBLIC HOUSE TO PRIVATE DWELLING AND EXTERIOR STONE WALL TO FRONT BOUNDARY OF SITE WITH STEEL GATES AT THE SIMONSTONE HOTEL, SIMONSTONE LANE, SIMONSTONE

	PARISH COUNCIL:
	Objects to the application for the following reasons:



	
	1.
	Insufficient evidence provided to justify that the premises is not viable as a public house.



	
	2.
	The hotel is not derelict as stated in the application.



	
	3.
	The hotel has a bowling green that served the community and the nearby business parks.  The hotel should still be run as a business and provide employment opportunities for local people and retain valuable recreational facilities.



	
	4.
	The proposal would be contrary to a number of the objectives set out in the Districtwide Local Plan as follows:

· To allow enterprise to flourish and the needs of people to be met.

· To develop the tourist potential of the district where it is consistent with maintaining the quality of the area and the environment of the area.

· To protect remaining businesses and increase job opportunities in the more rural parts of the area.

	
	
	To refuse permission would be consistent with the stated intention in the Local Plan ‘to make a positive contribution to the quality of life of all Ribble Valley residents’.



	
	5.
	The proposed access is unsafe for motorists and pedestrians.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Originally expressed that, although having no objections in principle to the application, he required a number of amendments to be made to the proposed access in order to maintain the safe movement of pedestrians and vehicles at this location.

Following discussions between the County Surveyor and the applicant’s agent, amended plans were received on 24 November 2009 that show access and visibility splay provisions that are to the County Surveyor’s satisfaction subject to appropriate conditions.

	
	
	

	HEALTH & SAFETY EXECUTIVE AND NATIONAL GRID:
	Both advised that, as the property is within the vicinity of a high pressure gas pipeline, all works should be carried out in accordance with the National Grid’s Code of Practice and that the developer should contact the National Grid prior to works commencing.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	A letter of support for the application has been received from the owner/occupier of a cottage that is attached to the hotel, who says that he also owned the hotel between 1990-1999.  He makes the following comments that are considered relevant to the consideration of the application.



	
	· During the years since he sold the hotel, he has witnessed four different companies with more than a dozen different managers all struggle to run the business at a profit.  Indeed, the last three left in a state of bankruptcy.  

· The hotel had not been trading for several months when he made the purchase in 1990 as the owners Tetleys deemed it to be not a viable outlet.

· The hotel has had its windows boarded up and closed on three occasions prior to Punch Taverns finally accepting defeat and putting the property on the market.

· The pub trade is not what it was and is no longer the answer to the dreams of retired people or victims of redundancy with sufficient money to invest.

· Whilst it would certainly be very pleasing to have the hotel up and running again, I fear for anyone taking on the task.  I cannot see a scenario in which the premises would provide anyone with sufficient hope for a return on his investment given the recent history of the property.  


Proposal

The main part of the application concerns the change of use of the hotel/public house into a private dwelling.  

In association with the proposed change of use, a number of alterations and extensions to the building are proposed as follows:

· A single storey extension, containing the ladies toilets, on the southern side elevation would be demolished.  

· A flat roofed single storey extension at the rear containing the gents toilets and a storeroom, and an external staircase at the rear would be demolished/removed.  On that part of the rear elevation, a single storey extension would be constructed to form a kitchen/breakfast area.  This extension would have a flat roof that would be used as a balcony. 

· A detached double garage would be erected to the south side/rear of the property.

· A front stone boundary wall containing a gated access would be constructed.  Due to the sloping ground, the wall would range in height from 1.5m at its northern end to approximately 3m at its southern end.

Site Location

The presently vacant former Simonstone Hotel on the west side of Simonstone Lane.

There is a small cottage (in separate ownership) attached to the northern side of the hotel adjoining which, to the north, is a detached house.  To the south, but not immediately adjoining the site boundary, there is a terrace of houses.  There are open fields to the rear (west) and to the east on the opposite side of the road.  

The site is outside the settlement boundary of Simonstone and is within the Greenbelt.  

Relevant History

3/2000/0670/P – Additional car parking area.  Approved with conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy EMP11 - Loss of Employment Land.

Environmental, AONB, Human Rights and Other Issues

The issues to consider in the determination of this application relate to the loss of the commercial premises, and whether sufficient effort has been made to secure its retention, and the effects of the proposed extensions and alterations on the openness of the Greenbelt, visual amenity, the amenities of nearby residents and highway safety.

With regards to the first issue, the immediate neighbour and former owner of the hotel has given a very detailed description of the difficulties faced by a number of owners and managers in operating the hotel as a viable business.

The most recent former owners of the hotel, Punch Taverns, have made the following comments in a letter dated 3 May 2009:

“This site has had three tenants in the last three years that Punch Taverns have owned it.  The business has struggled with trade as a destination outlet.  The business was turning over 40 barrels a year, when the average pub needs to turn over a minimum £120 to cover the basic costs.  The tenants have not been able to get the food turnover to a sustainable level with turnover around £1,000 per week, again not covering costs.  The four letting rooms were being let for £25 per night when let, which, with the cost of breakfast and cleaning the rooms, was also making a loss.  The last tenant left owing several thousands of pounds to Punch Taverns and several other suppliers and utility companies.”

The present owner of the property (the applicant) instructed a company of estate agents that specialises in commercial property in the north-west, to market the property.  It was marketed between 25 April 2009 and 28 August 2009 at what the agents describe as a low market valuation in order to attract interest for the freehold.  The agents say that “unfortunately, there was little to no interest shown during the marketing period”.

It is considered that the history of the site in which successive owners/managers have failed to operate a financially viable business, plus the recent marketing is sufficient evidence to satisfy the requirements of Policy EMP11 of the Local Plan.  Ideally, it would be preferable if the building could continue to operate as a public house/hotel.  In the reality of the current economic climate, however, this seems unlikely.  To refuse the application would therefore most likely result in the building standing vacant and deteriorating in appearance to the detriment of the visual amenities of the locality.

With regards to the other considerations the alterations to the building (which do not affect its front elevation) have been well designed and would be constructed throughout using appropriate matching materials.  The proposal would not therefore, in my opinion, have any detrimental effects upon visual amenity.

The extension and proposed garage would not adversely affect the amenities of any nearby residents.  The proposed balcony would face over open fields and would not adversely affect the privacy of any nearby residents.

The extension to the building would replace an existing extension such that only the proposed garage represents new built form.  I do not consider that the garage would have any material impact upon the openness of the Green Belt.

The County Surveyor considers the application as amended to be acceptable from the point of view of highway safety.

Overall, therefore, I can see no sustainable objections to this application.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate alternative use for the property and would not have any detrimental effects upon the openness of the Green Belt, visual amenity, the amenities of nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall be implemented in accordance with the proposal as amended by plan received on the 24 November 2009.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments to the proposed access and visibility splays in the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
Prior to the first use of the property as a private dwelling, the access into the site and the sightlines of 2.4m x 40m shall be formed and provided in accordance with the approved amended plan.  Thereafter, nothing above 0.9m in height shall be planted, erected, placed or allowed to remain within the sightlines.


REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

NOTE(S):

1.
Based on the information provided, and given the close proximity of the proposal to a national high pressure gas pipeline, any works must comply with the attached instruction booklet “Specification for Safe Working in the Vicinity of National Grid High Pressure Gas Pipelines and Associated Installations – Requirements for Third Parties” (SSW22).  This requires the written permission prior to commencement of any works.  There is a minimum 7 days notice required to prepare this written permission.

