Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0332/P

	Development Proposed:
	Application for the renewal of planning permission 3/2009/0133/P for proposed development to improve the hotel and restaurant facilities including bay window extension to private lounge, increase number bedrooms with a new bedroom block, new spa building and site landscaping and parking at Northcote Manor Hotel, Northcote Road, Langho, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways Officer) – No further comments to make on this renewal of an existing planning permission.

United Utilities – No observations or comments received.


	CONSULTATIONS: Nearby Residents

	One letter has been received from the occupier of an adjacent site who wishes to raise the following concerns with the application.  The drain from the Hotel runs across his land and there have been a few incidents where drains have overflowed leading to sewage spilling out on to his car park area and land.  In his opinion the current drains are at maximum capacity and will not cope with extra waste produced by the proposed development.  He does not object to the development in its entirety, as he supports the potential draw for more employment and economic activity to the area, but that a more thorough assessment of the utilities requirements should be undertaken.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development in Open Countryside.

Policy RT1 – General Recreation and Tourism Policy.

NPPF.



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

	This applications seeks planning permission to replace an extant planning permission for proposed development to improve the hotel and restaurant facilities including bay window extension to private lounge, increase number bedrooms with a new bedroom block, new spa building and site landscaping and parking at Northcote Manor Hotel, Northcote Road, Langho, in order to extend the time limit for implementation.

The main policy change since this scheme was approved is that at a national level.  The National Planning Policy Framework (NPPF) came into force on 27 March 2012 and states ’at the heart of the NPPF is a presumption in favour of sustainable development’, which means that for decision making purposes that:

Where the development plan is absent, silent or relevant policies are out of date, granting permission unless,

-
any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this framework taken as a whole; or

-
specific policies in this framework indicate development should be restricted.
Chapter 3, Supporting a prosperous rural economy, of the NPPF notes within paragraph 28 that ‘Planning policies should support economic growth in rural areas in order to create jobs and prosperity by taking a positive approach to sustainable new development. To promote a strong rural economy, local and neighbourhood plans should, amongst other things:

· support the sustainable growth and expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings and well designed new buildings; and

· support sustainable rural tourism and leisure developments that benefit businesses in rural areas, communities and visitors, and which respect the character of the countryside. This should include supporting the provision and expansion of tourist and visitor facilities in appropriate locations where identified needs are not met by existing facilities in rural service centres.
Bearing this in mind, the proposed scheme is still considered to comply with the relevant policies and should again be supported.  The overall layout and scale of the proposal is considered acceptable as the proposal would have a limited detracting elements on the local landscape, and as the buildings are sufficiently related to the existing complex, would not have a jarring impact on the local landscape.  The buildings are designed to reflect the character of the existing building and given the distance from the main building, the flat roof modern Spa proposal will have an acceptable impact.  The introduction of additional bedroom facilities and a Spa facility would enhance the tourism facilities of the Borough, and given its relatively sustainable location adjacent to a main highway and within walking distance of a railway station (Langho Station approx. 650m away), the application is therefore recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the streetscene, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED:  11/05/2012








