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	Date Inspected:
	21/09/18
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed extension to provide additional function room, with associated patio areas.

	Site Address/Location:
	Northcote Manor Hotel,  Northcote Road, Langho

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection


	Cadent Gas:
	

	Cadent Gas have operational gas apparatus in the vicinity and the applicant must ensure that they do not infringe upon Cadent’s legal rights. The applicant is therefore advised to contact Cadent’s Plant Protection Team to discuss this issue prior to any work commencing on site. 


	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Key Statement EC1 – Business and Employment Development

Key Statement EC3 – Visitor Economy

Key Statement EN2 – Landscape 

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME1 – Protected Trees and Woodlands

Policy DME2 – Landscape & Townscape Protection

Policy DMB3 – Recreation and Tourism Development.

Policy DMB1 – Supporting Business growth and local economy

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2014/0154 – Proposed construction of a new bedroom lodge building with guest bedrooms and access track and car parking – approved with conditions
3/2009/0133 – Proposed development to improve hotel and restaurant facilities, increase number of bedrooms with new bedroom block, new spa building and site landscaping and parking – approved with conditions

3/2008/0935 - Bay window extension serving private lounge facility - approved with conditions



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to Northcote Manor Hotel located close to the A59 roundabout and accessed via Northcote Road, Langho. This application relates specifically to the restaurant/hotel building at the front of the site, facing Northcote Road. 


	Proposed Development for which consent is sought:

The application seeks consent for a single storey extension to be constructed on the south west facing (front) elevation of the building. The elevation upon which the proposed extension would be constructed is stepped and has an existing single storey extension. The proposal seeks to extend out 3.5m from the existing single storey extension and have a length of 13m, thus infilling this section of the building and building out over an existing terrace area. 

In terms of design the extension would have a lean-to roof which then turns into a flat roof, and be constructed in red brick with quoins to match the existing building. A decorative arched feature would be installed on the south facing elevation of the extension and this would be the entrance.

With regard to use the extension would be used to provide a multi-function room which would be connected to the main bar, and a vestibule entrance. 

Externally a new terrace area would be provided to the east of the proposed extension over a section of land that is currently grassed with some paving. A 1m high frameless glass balustrade would enclose the new terrace area.       


	Principle of Development:

The overall development of the Strategy is set out in Key Statement DS2 which aims to promote development in most suitable locations in the borough (Principal Settlements and Tier 1 Villages). Whilst the application site is located outside of any settlement boundary, and therefore within the open countrywide, it is located directly adjacent to the A59 and currently exists as a commercial business. 
Northcote Manor is a popular visitor destination within the Ribble Valley, offering 26 bedrooms in a luxury hotel and a Michelin Star restaurant, and the applicant seeks to improve facilities on offer by the provision of a multi-function room within the proposed extension.
Key Statement EC1, as well as Policies DMB1 and DMB3 of the Ribble Valley Core Strategy are in favour of developments that are intended to support business growth, the local economy and increase tourism potential within the borough, particular within settlement boundaries or along the A59 corridor (such as this). However, these policies state that such proposals should accord with other Policies of the Core Strategy and specifically DMG1 which (amongst other things) seeks to ensure development is sympathetic to the surrounding in terms of design, would not adversely affect the amenity of the surrounding area, and that safe access can be provided which is suitable to accommodate the scale and type of traffic associated with the development.   

In view of the above, the principle of an extension at this establish commercial enterprise is considered to be acceptable. 


	Impact Upon Residential Amenity:

In terms of residential amenity, the nearest residential property outside of the application site is the detached property at Langholme, approximately 200m from the proposed extension. The residential development of the field to the south (on the opposite side of the A59) has recently been granted, however a distance of more than 80m would be achieved between the proposed extension and the nearest dwellings on this site.  
In view of the above separation distances, it is considered that the proposed single storey extension would not have any undue impact on residential amenity by way of loss of outlook, overshadowing and loss of privacy.
In respect of noise and disturbance, the existing property has license to serve alcohol and play music until 01:00 seven days a week (and until 03:00 on New Year’s Eve) and in view of the above mentioned separation distances to residential properties it is not considered that the use of the extension would share an acceptable relationship with surrounding uses.   


	Visual Amenity/External Appearance:

The proposed single storey extension would be located at the south west elevation of the property, which is the most visually prominent section of the building when viewed from Northcote Road and the A59. The main front elevation of the building faces west (towards Northcote Road) and the side elevation south, towards the A59. The application property has been extended on a number of occasions in the past and this has resulted in a stepped building design, with both single and two storey elements. 

The proposed single storey extension would infill a section of the existing building and would not extend out beyond the existing footprint of the building. At the side (south) the proposed extension would be set flush with the existing side elevation at the building, whereas at the front the proposed extension would be set back from the main front elevation of the building. As such the scale and massing of the extension is considered to be subservient and in-keeping with the host property. 

In terms of its design and appearance, the extension would have a lean-to roof which then coverts to a flat roof in order to ensure that the ridge remains below that of the first floor windows. This style of extension/roof design can be found elsewhere on this particular building and is therefore not considered to be out of keeping with the host property. Furthermore the property is well screened by trees along the frontage and with the building being set higher than the highway the flat roof element would not be highly visible or noticeable.    

Externally the application proposes to create a new terrace area, to replace the terrace area that would be lost as a result of the proposed extension, and this would have minimal visual impact.  

In view of the above, it is considered that the proposed developments would share an acceptable relationship with the host building and surrounding landscape qualities of the area in accordance with Key Statement EN2 and Policy DMG1 of the Ribble Valley Core Strategy.   


	Landscape/Ecology:

There are two Sycamore trees located to the front of the building and the proposed extension would not be located within the root protection area of these trees. The Countryside Officer has visited the site to assess the potential impact of the new terrace area on these trees and raises no objection subject to a condition requiring all works within the root protection area to be undertaken by hand.  


	Highways:

The proposal would not result in the loss of any parking provision at the site and whilst it may potentially increase the number of visitors the Highway Officer has raised no objection.  
 

	Conclusion:

For the reasons outlined above the principle of the proposed development is considered to be acceptable in this location and the proposal would share an acceptable relationship with surrounding land uses in terms of its impact and visual appearance. It is therefore considered that the economic benefits of the proposal outweigh any limited harm and the application is recommended for approval accordingly.   


	RECOMMENDATION:
	That planning consent be granted.


