APPLICATION REF: 	3/2022/0637
	
GRID REF: SD 370193 435852

DEVELOPMENT DESCRIPTION:

PROPOSED ALTERATIONS AND EXTENSIONS TO EXISTING B&B PREMISES TO CREATE AN 8 BED BOUTIQUE HOTEL WITH ON-SITE PARKING AND IMPROVED LANDSCAPING AT KEEPERS COTTAGE, NORTHCOTE ROAD, LANGHO, BB6 8BD
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:

Billington & Langho Parish Council: concerns raised with regards to the visual impact of the proposal and its impact upon the surrounding highway network. Doubts also raised with regards to the need for additional visitor accommodation within the immediate area.

LANCASHIRE COUNTY COUNCIL HIGHWAYS:

No objections subject to conditions.

UNITED UTILITIES:

Consulted 2/9/22: no response to date.

RVBC ENVIRONMENTAL HEALTH:

No objections subject to conditions.

RVBC COUNTRYSIDE:

No objections subject to conditions.

ADDITIONAL REPRESENTATIONS: 

None.

1.	Site Description and Surrounding Area

1.1 The application site is situated on the junction between Northcote Road and Old Langho Road and lies approximately 2 kilometres to the North of Langho village centre on the Southern edge of Brockhall village. The application site comprises a triangular land parcel with Keepers Cottage occupying the North-western corner of the site. 

1.2 Keepers Cottage is a two storey property of modest height comprising a cross gabled slate roof, rendered elevations and UPVC doors and windows. The South-western and North-western elevations of the cottage abuts the North-eastern and South-eastern edges of Northcote Road and Old Langho Road respectively.
 
1.3 The original property has been previously extended by way of a two storey extension to its North-eastern elevation and a single storey extension to its South-east elevation. Further additions to the premises include a conservatory and single storey porch to the premises South-eastern and North-eastern elevations respectively. 

1.4 Keepers Cottage has operated as a bed and breakfast establishment for a number of years however there is no record of any planning consent having ever been granted for a C1 use class at the property.

1.5 The South-eastern half of the application site comprises undeveloped land for which outline planning permission was previously approved for the erection of three holiday chalets. Vehicle and pedestrian access to the application site is via Old Langho Road. 

1.6 Keepers Cottage shares a common boundary with the residential property of Whitecroft which is located approximately 25 meters away to the North-east. A small cluster of properties lies immediately to the East of the application site which include the Black Bull Inn, St. Leonards Church and three other residential dwellings. Brockhall Village lies immediately to the North of the application site. Further afield of the application site to the East, West and South comprises open countryside. 

2.	Proposed Development for which consent is sought

2.1	Consent is sought for the conversion of the existing bed and breakfast premises to create an 8 bedroom boutique hotel. The works proposed include increases to the height and footprint of the existing premises, the provision of an additional bedroom and new reception area and various internal alterations.
	
3.	Relevant Planning History
	
	3/2020/0234: Proposed landscaping and management plan for future maintenance. Condition 4 of Outline consent 3/2016/1204. (Approved with conditions)

3/2017/0662: Removal of condition 14 (restriction of business to Keepers Cottage) from planning permission 3/2016/1204. (Approved with conditions)

	3/2017/0598: Removal of conditions 12 (letting restrictions and register) 13 (restriction to holiday use) and 14 (restriction of business to Keepers Cottage) from planning permission 3/2016/1204. (Withdrawn)

	3/2016/1204: Outline consent for erection of three holiday chalets on land adj Keepers Cottage. (Approval is sought for access, appearance, layout and scale) (Approved with conditions)

	3/2008/0034: Proposed construction of a single storey building forming three holiday let chalets. (Approved with conditions)

	3/1999/0312: Erection of a conservatory (Approved with conditions)

4.	Relevant Policies

	Ribble Valley Core Strategy (Adopted Version)
	Key Statement DS1: Development Strategy
	Key Statement DS2: Presumption in Favour of Sustainable Development
	Key Statement EC3: Visitor Economy
	Key Statement EN5: Heritage Assets
	Key Statement DMI2: Transport Considerations
	Policy DMG1: General Considerations
	Policy DMG2: Strategic Considerations
	Policy DMG3: Transport And Mobility
	Policy DME1: Protecting Trees And Woodlands
	Policy DME4: Protecting Heritage Assets
	Policy DMB1: Supporting Business Growth and the Local Economy
	Policy DMB3: Recreation And Tourism Development
	
	National Planning Policy Framework

	National Planning Practice Guidance
	



5.	Assessment of Proposed Development
	 
5.1	Principle:

5.1.1	The application site is situated outside of the defined settlement boundaries of Langho and Brockhall Village and as such lies within the open countryside.. 

5.1.2	Policy DMG2 of the Ribble Valley Core Strategy allows for limited forms of development outside of the Borough’s defined settlement areas with small scale tourism developments being one such exception.

5.1.3	Key Statement EC3 of the Core Strategy states: 

‘Proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged, including the creation of new accommodation and tourism facilities through the conversion of existing buildings or associated with existing attractions.’

5.1.4	In addition, Policy DMB3 allows for the development of tourism and visitor facilities on the basis of the proposed development being well related to an existing main settlement or village or to an existing group of buildings. The above policy also stipulates that such developments should be well related to the existing highway and public transport networks and be capable of accommodating the necessary car parking, service areas and appropriate landscaped areas.

5.1.5	In this instance, the proposal relates to the conversion of an existing premises that would be utilised for small scale tourism. The area surrounding the application site has a largely rural feel and technically lies within the open countryside however the application site is located immediately to the South of Brockhall Village within a small cluster of buildings comprised of residential dwellings, a public house and a church.

5.1.6	Furthermore, the application site has good connectivity to the surrounding highway network and is well served by public transport with two bus stops in the nearby vicinity on Old Langho Road.

5.1.7	Accordingly, the proposal would be largely compliant with Key Statement EC3 and Policies DMG2 and DMB3 of the Core Strategy and as such is considered to be acceptable in principle subject to a further assessment of material planning considerations. 	 

5.2	Residential amenity:

5.2.1	The windows proposed for the North-eastern, North-western and South-western elevations of the hotel at ground and first floor level would be sited in a similar position to the premises existing ground and first floor level windows and would therefore not provide any new opportunities for overlooking. 

5.2.2	The garden areas, ground floor terraces and first floor level balconies proposed for the South-eastern elevation of the hotel would face towards the South-eastern corner of the application site which has previously had planning consent granted for the development of three holiday chalets.

5.2.3	The first floor level balconies would be sited approximately 2.5 metres above ground floor level and approximately 15 metres away from the nearest approved holiday chalet. As such, there is potential for the proposed balconies to overlook the approved holiday chalet site however the approved plans from the consent granted for the adjacent holiday site show that the nearest holiday chalet to the proposed balconies would be well screened on its North-western elevation by a boundary hedge. 

5.2.4	In addition, the two other holiday chalets approved within the adjacent site would be located approximately 40 – 50 metres away from the proposed balconies. Furthermore, it is not anticipated that use of the proposed South-eastern facing ground floor terraces and garden areas would result in unacceptable noise disturbances.

5.2.5	As such it is not considered that the proposed development would result in any loss of privacy or significant noise disturbance to visitors of the adjacent holiday site.

5.2.6	Notwithstanding the above, the applicant has failed to provide any conclusive supporting evidence to demonstrate that material operations were commenced in the specified time period in relation to approved reserved matters application 3/2020/0234. As such, the original planning consent granted for the adjacent holiday chalet site cannot be considered as extant in the absence of such information. 

5.2.7	The proposed increases in height to the roof of the existing premises would more than likely lead to additional occurrences of overshadowing however desktop analysis shows that any additional overshadowing would solely occur within the confines of the application site.

5.2.8	The proposed development relates to the use of an existing premises with one additional bedroom to be added to the existing level of accommodation provided on site. As such, no significant increases in visitor levels to the application site are anticipated as a result of the proposed development.

5.2.9	The outdoor terrace proposed for the North-eastern elevation of the premises would serve a proposed bar area within the ground floor level of the hotel. The outdoor terrace would be located approximately 22 metres away from the adjacent neighbouring property of Whitecroft and approximately 25 metres away from the neighbouring property of Beech Cottage. Six car parking spaces are also to be sited directly on the common boundary shared with Whitecroft.

5.2.10	As such, the proposed bar, outdoor terrace and car parking area all have the potential to cause noise and artificial light disturbances to the neighbouring properties of Whitecroft and Beech Cottage. 

5.2.11	Accordingly, additional planning conditions would need to be implemented to any future consent with regards to prohibiting amplified music and limiting hours of operation for the proposed bar area and outdoor terrace. 

5.2.12	Further conditions to limit operational hours of on-site construction, site deliveries and for the control of dust would also need to be implemented to any future consent in order to further safeguard the amenity of the nearest neighbouring properties

5.2.13	In addition, there are several tall trees and hedges situated along the application site’s North-eastern boundary which currently provide privacy screening between the application site and the adjacent neighbouring property of Whitecroft. 

5.2.14	The application’s proposed landscaping plan indicates that a new 1.2 m high timber fence is to be installed along the common boundary shared with Whitecroft. The landscaping plan also shows that all of the trees and hedges along this boundary are to be retained as part of the proposal.

5.2.15	Notwithstanding the above, given the proximity of the existing trees in relation to the location of the proposed vehicle parking spaces it is more than likely that the trees and hedges in question would be impacted in this instance. 

5.2.16	As such, the removal of any of these trees and hedges would more than likely result in some loss of privacy and additional noise exposure to the adjacent neighbouring residents of Whitecroft. Furthermore, no tree constraints plan or arboricultural impact assessment has been submitted with the application.

5.3	Visual amenity: 
5.3.1	Keepers Cottage is a modestly sized two storey property with its unadorned linear features, low internal ceilings and unimposing roof height reflecting the predominantly rural vernacular of buildings within the immediate and wider area. The footprint of the premises has been extended over the years however for the most part the property has retained its unassuming and largely rural character.

5.3.2	The existing built form within the immediate vicinity of Keepers Cottage is equally modest in terms of height and footprint with the immediately adjacent neighbouring property of Whitecroft comprising a two storey property of similar height to Keepers Cottage. Beech Cottage, which lies almost directly opposite to Keepers Cottage, is a significantly smaller bungalow property comprised of the same unadorned linear features as Keepers Cottage and Whitecroft.

5.3.3	The residential properties on Brookside to the North-east are marginally larger than Keepers Cottage in terms of height however all these properties comprise a simple linear box design underpinned by a modest footprint.

5.3.4	Black Bull Farm, The Barn and the Black Bull Inn which lie further to the West of the application site all exceed Keepers Cottage in terms of height but still bear the same external features as the application property in terms of their unadorned linear elevations and linear gabled roof design. 

5.3.5	The proposed development comprises significant alterations to the existing premises. These alterations include increases of up to 2.5 metres to the height of the existing premises and an increase of 40% to the existing footprint of the premises which in turn would add an additional 180m2 of internal floor space to the property.

5.3.6	Further additions to the premises include a large heavily glazed projecting two storey gabled entrance feature to the North-eastern elevation of the premises and the addition of three large projecting two storey gable features to the South-eastern elevation of the premises. 

5.3.7	The application premises is sited within a visually prominent location on the corner junction of Northcote Road and Old Langho Road with all elevations of the premises being clearly visible from the public realm therefore the visual impact of the proposed development would be significant.

5.3.8	Take account of the above, it is considered that the proposed development would be an over dominant and incongruous form of development that would be visually at odds with the surrounding built environment and predominantly rural character of the area. 

5.3.9	Furthermore, as stated previously, the addition of new car parking spaces within the site would more than likely involve the removal of several tall trees situated along the application site’s North-eastern boundary, all of which have amenity value and provide visual screening to the North-eastern elevation of the premises.

5.3.10	Paragraph 130 of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

5.3.11	In addition, Key Statement EN2 of the Ribble Valley Core Strategy states:

‘…it is important to ensure development proposals do not serve to undermine the inherent quality of the landscape… the Council will seek to ensure that the open countryside is protected from inappropriate development.’

5.3.12	Furthermore, Policy DMG2 states:

‘Within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting.’

5.3.13	Moreover, Policy DMG1 states:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style [and] consider the density, layout and relationship between buildings, which is of major importance…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

5.3.14	With the above in mind, it is considered that the proposal, by virtue of its siting, scale, massing and design would be an incongruous and unsympathetic form of development that would be harmful to the visual amenities and inherent character of the area, all of which would be contrary to the aims and objectives of Key Statement EN2 and Policies DMG1 and DMG2 of the Ribble Valley Core Strategy and Paragraph 130 of the National Planning Policy Framework.

5.4	Ecology: 
5.4.1	Bat surveys carried out at the application site on 16/6/22 and 24/6/22 found no evidence of any bat related activity within the premises or application site. The Council’s Countryside Officer has recommended for additional mitigation measures to be implemented on site with regards to the provision of bat boxes by way of a planning condition. Supplementary guidance has also been provided with regards to the accidental exposure of bats.

5.4.2	The application’s proposed landscaping plan shows that all of the site’s trees and hedges are to be retained as part of the proposal however given the proximity of the site’s existing trees and hedges in relation to the works proposed it is more than likely that some or all of the trees and hedges in question would be impacted to some extent however as stated previously no tree constraints plan or arboricultural impact assessment has been provided in this instance.

5.5 	Highways:

5.5.1	Lancashire County Council Highways have reviewed the proposal and have no concerns with regards to the proposed access to the application site as the proposed development would utilise the site’s existing access. The LHA have also confirmed that the parking provisions proposed on site would be compliant with parking guidance. 

5.5.2	The LHA have recommended that a number of additional planning conditions be implemented in the event of the application being approved. These conditions relate to the site’s access and for provisions to be made on site for cycle storage and electric vehicle charging points.

5.5.3	No other concerns were raised by the LHA in relation to the impact of the proposal upon the surrounding highway network. As such, it is not considered that the proposed development would pose any issues with regards to highway safety.

5.6	Heritage:

5.6.1	The application site lies within the vicinity of the Chapel of St. Leonard which is a Grade I Listed Building. The Chapel is set well back from Old Langho Road and the grounds of the asset are well-contained by mature boundary trees. There is therefore limited intervisibility between the heritage asset and the application premises. Accordingly, it is not considered that the proposed development would be harmful to the setting of the heritage asset.

5.7	Observations/Consideration of Matters Raised/Conclusion:

5.7.1	The proposal would result in a conspicuous, over dominant and unsympathetic form of development that would introduce inappropriate and incongruous features out of keeping with the surrounding built environment and predominantly rural character of the area.

5.7.2 	Accordingly, the proposal would result in a harmful impact upon the visual amenities of the surrounding area and as such would be an inappropriate and unacceptable form of development contrary to Key Statement EN2 and Policies DMG1 and DMG2 of the Ribble Valley Core Strategy and Paragraph 130 of the National Planning Policy Framework.

5.7.3	Furthermore, the proposed development would more than likely impact upon numerous existing trees and hedges within the application site however no tree constraints plan or arboricultural impact assessment has been provided in this instance.

5.7.4	Moreover, it has been conveyed to the applicant that the proposed development would not be supported in its current form and design adjustments have been sought however the applicant has stated that they wish the application to be determined in its current form.

RECOMMENDATION: That the application be REFUSED for the following reason(s):

1. 	The proposal, by virtue of its siting, scale, massing and design would be an over dominant, unsympathetic and incongruous form of development that would be harmful to the visual amenities and inherent character of the area. As such, the proposal would not accord with Key Statement EN2 and Policies DMG1 and DMG2 of the Ribble Valley Core Strategy and Paragraph 130 of the National Planning Policy Framework.

2. 	The proposal is in direct conflict with Policies DME1 and DME2 of the Ribble Valley Core Strategy insofar that the applicant has failed to provide adequate information in relation to the potential impacts of the development upon adjacent and nearby trees of high landscape amenity value.
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