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	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Variation of Condition 1 (Approved Plans), Condition 3 (Landscaping), Condition 4 (Access arrangements), Condition 6 (Parking and turning facilities), Condition 7 (Electric vehicle charging) and Condition 19 (HVAC) of previous application 3/2022/0637 as varied by application 3/2024/0245.

	Site Address/Location:
	Keepers Cottage, Northcote Road, Langho, BB6 8BD.

		

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council:
	Consulted 21/1/25 – no response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	
	

	RVBC Environmental Health:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

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 DME5: Renewable Energy
Policy DMB1: Supporting Business Growth and the Local Economy
Policy DMB3: Recreation And Tourism Development

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0245:
Proposed alterations and extensions to existing B&B premises to create an 8 bed boutique hotel with on-site parking and improved landscaping (pursuant to variation of condition 21 (extent of demolition and rebuilding allowed) of planning permission 3/2022/0637) (Approved)

3/2023/0197:
Approval of details reserved by conditions 4 (Landscaping Plan), 10 (Construction Management Plan), 17 (Foul and Surface Water) and 20 (Details of heat pump) of planning permission 3/2022/0637. (Approved)

3/2022/0637:
Proposed alterations and extensions to existing B&B premises to create an 8 bed boutique hotel with on-site parking and improved landscaping (Approved with conditions)

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)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a former two storey bed and breakfast property situated on the Northern outskirts of Langho on the Southern edge of Brockhall village. The application site is situated on the junction between Northcote Road and Old Langho Road and comprises a triangular land parcel with Keepers Cottage occupying the North-western corner of the site. Vehicle and pedestrian access to the application site is via Old Langho Road. 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 lie immediately to the East of the application site which include the Black Bull Inn, St. Leonards Church and three other residential dwellings. 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. Further afield of the application site to the East, West and South comprises open countryside.


	Proposed Development for which consent is sought:

Planning consent was granted as part of application 3/2022/0637 for the conversion of the existing bed and breakfast premises to create an 8 bedroom boutique hotel including parking and the creation of a communal garden area. Following this approval, a subsequent Section 73 application (application reference 3/2024/0245) was submitted to regularise works of demolition which exceeded the extent of demolition and rebuilding as approved under application 3/2022/0637. Conditions 1 and 19 subsequently imposed as part of the approval of application 3/2024/0245 require compliance with the approved plans and a requirement to provide further HVAC details respectively.

The applicant had initially sought to formally discharge condition 19 imposed on application 3/2024/0245 (HVAC details) by way a Discharge Of Condition application however it was conveyed to the applicant that the location being proposed for the air conditioning unit compound would have required a deviation from the approved site layout (as specified by the approved plans within condition 1 imposed on application 3/2024/0245). As such, the applicant was subsequently advised to submit a Section 73 application with revised plans to allow for the required amendment to the approved site layout along with details of the proposed air conditioning units in order to comply with the requirements of condition 19 (HVAC details).

It is noted that the three month trigger pertaining to HVAC details as specified within condition 19 imposed on application 3/2024/0245 has now expired (this required the provision of HVAC details within three months of the 7th June 2024) however upon consideration of this issue it is not considered that the provision of such details beyond the specified three month period would go to the heart of the consent originally granted and as such is considered to be acceptable.

Accordingly, consent is sought to replace the approved plan numbers forming part of previous planning application 3/2024/0245 with revised plans and information submitted as part of this S73 application.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

Technical data and specifications pertaining to the three air conditioning units proposed for the site and their means of enclosure have been provided in support of the application. These technical details have been subject to review by the Council’s Environmental Health team who in their initial response raised concerns with respect to the proposed use of standard acoustic fencing as an enclosure for the three air conditioning units. These concerns were raised on the basis of standard acoustic fencing being insufficient for effectively absorbing sound from the proposed air conditioning units, resulting in occurrences of reverberating sound which in turn could pose potential issues with regards to noise impacts upon neighbouring residential receptors. In light of this, the applicant was advised to utilise absorptive acoustic fencing as an alternative barrier enclosure in order to effectively contain noise from the proposed air conditioning units. Following this, the applicant has since confirmed that absorptive acoustic fencing is to be utilised as a barrier enclosure to the proposed air conditioning units and further product details / technical specifications of the fencing have been provided which are considered to be acceptable in terms of their noise attenuation capabilities. 

Consequently, it is not considered that the introduction of the proposed air conditioning units to the application site would be harmful to the amenity of any neighbouring residents. The proposed development would therefore be compliant with the aims and objectives of Paragraph 135 (f) of the NPPF and Policy DMG1. 


	Visual Amenity/External Appearance:

Paragraph 135 (c) 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’.

Policy DMG1 of the Ribble Valley Core Strategy provides additional general design guidance as follows: 

‘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…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

In this instance, the proposed air conditioning units would be screened from view within a fenced enclosure. The application’s supporting information indicates that the fenced enclosure would comprise a modest sized footprint (approximately 5m2) with the fencing being equally modest in terms of height (1.8m). Furthermore, the fenced enclosure would comprise a timber based design which would be in keeping with the predominantly rural character of the area.

Accordingly, it is not considered that the proposed introduction of the air condition units and their enclosure would be harmful to the visual amenities of the immediate or wider area. The proposal would therefore satisfy the requirements of Paragraph 135 (c) of the NPPF and Policy DMG1 of the Core Strategy.


	Highways and Parking:

The location proposed for the air conditioning unit compound would amount to a deviation from the approved site layout with respect to the layout of vehicle parking spaces. As such, consultation has been undertaken with Lancashire County Council Highways who in their response have raised no issues with the alternative site layout proposed on the basis that this would amount to a minor change to the layout of parking spaces, with 12 vehicle parking spaces being retained as originally approved and with no changes proposed to the site’s access. On this basis, it is not considered that the proposed variation would have any undue impacts upon highway safety and as such satisfies Policy DMG1 of the Core Strategy (highways).


	Observations/Consideration of Matters Raised/Conclusion:

The proposed introduction of the air condition units and their enclosure would not have any undue implications with respect to impacts upon residential amenity, visual amenity or highway safety.  

Furthermore, there are no material changes since the previous consent as such the principle of development along with other matters such as demolition and ecology remains acceptable subject to conditions. 

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


	RECOMMENDATION:
	That the variations to conditions 1 and 19 be approved.
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