Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2013/0597/P

	Development Proposed:
	Proposed demolition of existing timber frame rear extension; new single storey rear extension in materials to match existing building; internal reduction in public house size and change of use of (part) to residential; new first floor side extension and single storey rear extension to newly formed residential portion of the building at The Black Bull Hotel, Rimington Lane, Rimington

	CONSULTATIONS: Parish/Town Council

	Parish Council – originally commented on the application by email dated 25 July 2013 as follows:

1. 
Considers that the reduction in size and modernisation of the remaining pub could well contribute towards the survival of the pub. The Parish Council therefore has no objections to the application. 

2.
Concern expressed that the proposed private parking spaces will prejudice the use of an existing footpath. 



	The Parish Council commented on a separate issue in a later email dated 8 October 2013 as follows:

1.
The Black Bull is a registered ‘community asset’ and appears to be under threat as the Parish Council understands that the public house is due to close. 

2.
If planning permission is granted in respect of this application, it should be ensured by the Local Planning Authority that the works connected to the revised public house are carried out as well as the residential element, otherwise the community asset register will have been meaningless and the application could appear as a means of bringing about the closure of the public house without any fuss.

3.
Can the building take place until the ‘community opportunity’ six months have passed?



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objections in principle to the application but originally had concerns that one the three parking spaces to be provided for the proposed dwelling at the front of the building was not of an adequate length for a vehicle to be parked clear of the highway.  In accordance with a suggestion by the County Surveyor, an amended plan has therefore been submitted that shows two parking spaces (of adequate length) for the dwelling in front of the building and a third space to be provided in the rear car park (with appropriate signage that it is reserved for use by the occupiers or visitors to the dwelling).

The County Surveyor has confirmed that, subject to compliance with the amended plan, he has no objections to the application on highway safety grounds. 

	

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy RT1 - General Recreation and Tourism Policy.

Core Strategy Regulation 22 Submission Draft – Post Submission Version (including proposed main changes)

Policy DMG1 – General Considerations.

Policy DMB1 – Supporting Business Growth and the Local Economy.

National Planning Policy Framework.



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

	A Design and Planning Statement (DPS) has been submitted with the application.  Within the DPS there are financial details relating to the operation of the public house over recent years by a number of different tenants.  The conclusions put forward in the DPS are that:

· 
The fixed costs of the building (rates, rent and utility) are too high for a level of business that can be generated.  

· 
Some parts of the building are not sufficiently attractive (eg the function room) to be fully utilised and are at the end of their useful life.  

· 
That a viable business can only be created by upgrading the current building, improving usability and attractiveness and delivering a reduction in fixed overheads. 

It is stated in the DPS that the current owners of the building are prepared to make the capital investment required to upgrade the building provided that there is a prospect of a reasonable financial return on the investment.  Without such a scheme it is considered very likely that the Black Bull will have to close again and it is difficult to imagine that it would ever reopen as a public house and restaurant.  It is explained, therefore, that the objective of this planning application is to secure a viable public house/restaurant business on the site; and that the creation of a separate residential development is an integral part of the application as it will be required to fund the overall scheme. 

This application therefore seeks permission for a proposal involving the following:

1.
The demolition of the existing single storey wooden structure at the rear of the building (which is considered to be nearing the end of its useful life) and its replacement within the existing footprint by a purpose designed dining area extension.

2.
Splitting off part of the public house to form a four bedroomed dwelling.  

3.
An extension at first floor level above an existing single storey extension at the eastern side elevation of the building.  This would provide two bedrooms for the residential unit which would be added to two exiting bedrooms and a bathroom to create the four bedroom unit. 

4.
A single storey extension at the rear of the dwelling part of the building to provide a family room.  The ground floor accommodation within the dwelling would comprise living/dining room, family room, hall, kitchen, utility room and WC.  

5.
The provision/retention of two parking spaces at the front and one at the rear for the dwelling; and the retention and realignment of the existing car park at the rear of the public house to form 10 parking spaces (this is an increase of four spaces on the existing provision).  Access to the rear car park would continue to be via the existing access down the western side elevation of the building.  This access also serves as a right of way to a residential property on Back Lane to the rear of the site. It is stated on the submitted plans that this right of way would be retained and there is nothing proposed in the application that would prejudice the right of way.  

6.
Existing timber fencing to the rear and side boundaries of the site would be retained. 

7.
The existing open entrance porch would be retained but would be modified so that access to the public house would only be from that side of the building with no access from the dwelling side.   The door surround and stonework would be made good. 

The proposed extensions (2No single storey rear extensions and 1No first floor level side extension) are all to be built using matching external materials.  The fenestration details also respect the existing building and the ridge-line of the first floor extension is appropriately set slightly lower than the ridge of the existing building. 

I consider that, through the removal of existing single storey timber extensions, that are in a poor state of repair, and the construction of extensions of more appropriate design and external materials, the proposal would represent an improvement on the appearance of the building and therefore upon the locality in general. With regards to the consideration of visual amenity, I therefore consider the proposal to be acceptable. 

With regards to highway safety, if completed in accordance with the submitted amended plan, the proposal will provide an appropriate level of parking provision for the proposed dwelling and an increased number of parking spaces for the public house. On this basis the County Surveyor has no objections to the application on highway safety grounds. 

With regards to the consideration of neighbours’ amenity, the proposed development would result in little or no change in respect of the properties to the west or north (rear) of the site or to the properties to the south on the opposite side of Rimington Lane.

The property most affected by the proposal is the semi-detached dwelling to the east of the site.  This property, however, has no windows to habitable rooms in its western side elevation; and no windows are proposed in the eastern side elevation of the proposed first floor level extension.  There will therefore be no material effects upon the privacy of that property.  With no principle windows to be affected, I also do not consider that the extension would have any significant effects upon the light to that property.  This property would also potentially benefit by having a dwelling next to it rather than the public house.

Overall, I consider this proposal to be acceptable with regards to its effect upon the amenities of nearby residents.

This leaves the main consideration of the acceptability or otherwise of the proposal in principle.

This public house has been closed for certain periods in recent years, and it appears clear from the details submitted with the application that a number of different tenants have found difficulty in operating a profitable and viable business.  I also concur with the opinion expressed in the Design and Planning Statement that some parts of the building (especially the single storey wooden extension previously used as a function room) are not really up to the standards expected in a modern public house/restaurant.  Without some form of improvement/investment, it therefore appears possible that the public house will close permanently.  This would constitute the loss of a leisure/tourist facility in one of the villages of the Borough and would be contrary to the general intentions of NPPF to support a prosperous rural economy.

This application relates to a proposal that will improve the facilities of the restaurant/public house (albeit on a slightly smaller scale) using the revenue from the proposed dwelling to fund these improvements.  The formation of a dwelling in part of an existing building within the settlement boundary of Rimington is acceptable in principle.

The slightly smaller but improved/modernised public house/restaurant with reduced costs would be more likely to be profitable than the existing situation.  The proposal therefore seeks to retain an existing rural business to the benefit of the local economy and also to the benefit of the leisure/tourism facilities offered by the Borough.  As such I consider the proposal to be in compliance with NPPF and also Policy DMB1 of the emerging Core Strategy – Supporting Business Growth and the Local Economy. I therefore consider the proposal to be acceptable in principle.

A Protected Species Survey Report submitted with the application concludes that the demolition of the existing buildings would be unlikely to cause disturbance to bats or result in the loss of a bat roost or cause injury or death to bats, or result in any significant impact on a local bat population.  It is stated that the scale and impact of the development at site level on local bat population is likely to be negligible, and that no further surveys are required or recommended. Nevertheless, in the event that planning permission is granted, it is considered appropriate that a condition be imposed to require compliance with the mitigation measures included in the Protected Species Survey Report in the event that bats are found during demolition and development works.

The Parish Council makes comments about the property being listed by the Council on to the Community Assets Register. This is the case and was as a result of an application by the Parish Council. I am advised that the listing lasts for 5 years from 10 April 2013. The listing restricts the sale of the property for a period of 6 months and confers a Community Right to Bid for purchase of the property if it is placed up for sale. The seller has a duty to inform the Council that it is for sale. This triggers the 6 months moratorium period and the Community group then has 6 weeks to decide if it wishes to proceed. I am advised that there is nothing in either the Localism Act or the regulations that covers the situation here where planning permission is sought for change of use. The inclusion of the property on the Register does not prevent the owner from submitting planning applications relating to the property. I am also advised that a listed Asset can have part residential use but not full residential use. Therefore, as I see it, only a proposed sale of the property would trigger the 6 months moratorium period. The fact that the property is listed as a Community Asset does not therefore affect the consideration of this planning application which, as always, falls to be determined on its planning merits


	CONCLUSION:

	The proposed development seeks to retain an existing rural business (a leisure/tourism facility) to the benefit of both the local rural economy and to the leisure/tourist facilities offered by the Borough.  As such, the proposal complies with the general intention of NPPF to support a prosperous rural economy.  The proposal would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.  As such, the proposed development is considered to be acceptable in principle and also with regards to the relevant detailed considerations.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














