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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of existing extensions and temporary structures to rear and formation of single storey kitchen extension.

	Site Address/Location:
	Black Bull Inn, Old Langho Road, Old Langho BB6 8AW

		

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council have raised the following objections:

· There are a large number of cars on the road which are there because the pub has only a small number of parking spaces;
· The so-called overspill car park is just a field which has never had a change of use from farm land to car park and cannot be used for most the year due to the surface turning to mud;
· The present landlord built the beer garden and took half the car park in doing so.  This was done for social distancing during Covid and has never been reverted to pre Covid;
· The edge of the village green has been destroyed with all the cars parking on it and the road turned into single file;
· The landlord must know the problems his clients and their cars cause but has not made any attempt to sort his car park out.  This has led to poor and dangerous parking coupled with the speed of traffic on road running past pub;
· On viewing the plans, it looks as if the piece of pastureland which was pegged out during covid adjacent to the pub has become over spill car park? If this is the case has there been an application for change of use for this.

Further correspondence from the Parish Council following the meeting seeks to clarify their objection as follow:

The Parish Council fully supports businesses within the area and having had a meeting with the manager of the Black Bull and his architect we would like to write in support of this application.  The concerns regarding parking and traffic were addressed at the meeting and the members of the parish council reassured that these would not be an issue.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Old Langho Road, is a minor, single carriageway road with a 60mph speed limit.

The proposal raises no highway concerns, however, it is recommended that a construction method statement is submitted.


	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EC3:	Visitor Economy

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMB1:	Supporting Business Growth and the Local Economy
Policy DMB3:	Recreation and Tourism Development

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2013/1022 – Single storey kitchen extension to rear – Approved, not implemented.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The Black Bull Inn is a detached stone public house located outside the settlement of Langho within open countryside.

There is a public right of way which runs along the highway to the North of the pub.


	Proposed Development for which consent is sought:

The proposal is for the demolition of existing rear extensions and the erection of a replacement single storey extension to form a new kitchen area. 

The proposed rear extension would measure 16.58m x 10.23m with an overall height of 4.3m and would be finished in random natural stone with slate pitched roof.  The flat roof element would measure 2.63m in height.

Windows are proposed to the rear (western) elevation only which consist of a long, linear row of 8 high level windows measuring 11.56m x 0.63m together with a total of six rooflights as well as three ventilation cowls.

To the side (south elevation) is a double personnel door with the flat roof area utilised for plant.  No details of the plant have been provided.

No details of the proposed window and door materials have been provided and the rooflights proposed should be of a conservation style.

Amended plans have been received which reduce the number of rooflights to three and requesting the details of the plant are conditioned.


	Principle of Development:

The principle of this development is acceptable, being a small-scale development to support an existing local rural business, as such the principle of the development satisfied policy DMG2, DMB1 and DMB3. Other material considerations are set out below.
 

	Impact Upon Residential Amenity:

The nearest residential properties are Beech Cottage approximately 80m to the North East and The Old Barn approximately 27m to the south East.  St Leonard’s Church is also sited to the North East of the Public House with Ribble Valley View Lodged access immediately adjacent to the northern elevation of the pub. 

Details of the external plant and appropriate noise and odour controls would be required to be submitted and approved.

The small-scale nature of the proposal and the distances involved would ensure that the potential impact of the scheme can be controlled to an acceptable degree by appropriate conditions.


	Visual Amenity/External Appearance:

The replacement extension is of an appropriate scale and would be subservient to the existing main building.  The design and materials are appropriate in this location and will improve the visual appearance of the rear elevation.

The amount of rooflights proposed for the size of the kitchen extension is excessive and these have now been reduced from 6 to 3 which is acceptable.

The windows and doors should be timber and this can be controlled by appropriate conditions with stone and slate to match.  No details of the finish of the flat roof element and plant have been provided and therefore these details will need to be controlled. 

This is acceptable subject to appropriate conditions. 


	Highways and Parking:

The proposal would not result in any changes to the existing car park to the south and LCC Highways raise no objection to the proposal.  The overflow car park indicated on the original submission has been removed and it is understood this will be subject to a separate application.


	Ecology:

A bat survey had been submitted which concludes that the proposed demolition and extension would not result in any adverse impact on the protected species.  Due to the rural location and foraging in the area the report recommends the installation of a bat box on the site to enhance roosting potential for the local bat population. This can be secured by condition.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.
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