
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/MN

	Application No: 
	3/2005/0205/P

	Development Proposed:
	Conversion of present licensed public house into two separate cottages on ground floor and first floor levels each with separate front and rear access, car parking to be allocated to each cottage within the present public house car park adjoining the premises at Red Rock Inn, Sabden Road, Simonstone

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objection on the understanding that the application will be subject to any Conservation Area regulations.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – These observations relate to the amended plans received on 16 June 2005.  I am pleased to see that the applicant has removed the pedestrian access on to Sabden Road and now details satisfactory parking arrangements for the residential use of the site.  Therefore, I no longer have any highway objections to the application on the assumption that the previously approved taxi operation will cease on implementation of this consent.

County Archaeology:  Do not consider an archaeological response necessary.

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Interim Supplementary Planning Guidance – Housing

Supplementary Planning Guidance – The Retention of Public Houses in Rural Areas

Policy 12 – Housing Provision – Joint Lancashire Structure Plan 2001-2016



	POLICY REASONS FOR REFUSAL:

	Policy G5, Interim Supplementary Planning Guidance – Housing and Policy 12 – Joint Lancashire Structure Plan – unjustified residential development adding to housing oversupply.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/

 RECOMMENDATION:

	This application details the conversion of the public house into two dwellings.  In terms of external alterations to the building, most of these are to the rear where it is proposed to remove structure housing the ladies WC to enable easy access across to the newly formed Unit 2.  The beer garden would become garden area for Unit 1 with parking in the existing car park immediately adjacent to the gable of the building.  In its revised form the parking and access is acceptable to the County Surveyor.  He does make reference to a previously approved taxi operation that has recently been granted consent to operate from the public house.  Clearly, should the public house cease trading and this consent be implemented, then the matter of the taxi business will need to be readdressed to assess whether that consent needs revising to operate from one of the dwellings created.  In terms of physical alterations to the building, I am satisfied there would be no significant detriment.  However, it is with regard to the actual principle of the development that concern arises.  The Borough Council currently has an over supply of housing when measured against the strategic requirement and thus the only schemes given favourable consideration are those of affordable housing or those proven essential for agricultural workers.  This scheme seeks to provide two units within an existing building and would not conform to the current exceptions to the moratorium.  I am also mindful of the guidance in the SPG on public houses and the premises has been for sale since July 2004 with only one viewing.  The applicant has also submitted some financial details to prove that the pub is no longer a viable commercial enterprise.  On the basis of these, I am prepared to accept that on balance they have attempted to comply with the requirements of that guidance.  Therefore, having regard to this, I am of the opinion that the main determining criteria is the housing over supply, and on this ground alone must recommend refusal.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 4 JULY 2005 





TELEPHONE CLLRS:  YES / NO


DATE:














