Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2010/0330/P

	Development Proposed:
	Renewal of planning permission 3/2007/0248/P for proposed conversion of The Old Coach House into 3 No self contained holiday lets, including associated internal and external works and installation of new sewage plant and soakaway to serve The Cottage, Worston House and The Old Coach House at The Old Coach House, Worston House, Worston

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has not commented on this renewal application but, in relation to the original application, he expressed no objections on highway safety grounds. 

Environment Directorate (County Archaeologist) – No objections subject to a condition requiring the implementation of a programme of building recording and analysis.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy ENV16 - Development Within Conservation Areas.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to the former Coach House of Worston House which is situated on the south side of the road to the southeast of the main part of the settlement of Worston.  It is adjoined to the south by Worston House and to the west by Brookside Cottage, both of which are also within the applicant’s ownership.  The Coach House and the two adjoining properties are identified as buildings of townscape merit and are within the Worston Conservation Area.

In 2007, application 3/2007/0248/P sought permission for the conversion of the former coach house, at that time used for domestic storage purposes, into three units of holiday let accommodation.  This was to comprise two relatively small two bedroomed units and a larger three bedroomed unit, with all units having accommodation over two floors.  The proposed conversion scheme made full and appropriate use of all existing door and window openings although some new openings were proposed.  Matching stone or brick were indicated for use in any works to close or reduce the size of any existing openings, and the existing roof slates were to be removed during the conversion works but to be restored and replaced.  There is a driveway from the road that leads to an existing parking area to the northwest of the building which is large enough to accommodate the required parking for all three proposed units.  

That application was considered by Planning and Development Committee on 24 May 2007.  In accordance with the advice and recommendation in the officer’s report, Members considered the proposal to be accordance with the relevant policies of the local plan (ie those policies listed above).  Members therefore resolved to defer and delegate to officers to grant permission after 7 June 2007 (the expiry date for the receipt of any representations – and subject to due consideration of any representations which may have been received prior to that date) subject to a number of conditions.  Permission was duly granted on 13 June 2007.  The first of its conditions required the development to be commenced within three years of the date of the permission (ie before 13 June 2010).  No works have been carried out that would represent a commencement of development in respect of application 3/2007/0248/P.  This current application to renew the permission was received on 28 April 2010 (ie appropriately before the expiry of the original permission).  

Case law generally indicates that applications for the renewal of existing planning permissions should be approved unless there has been a material change in planning circumstances since the original permission was granted, such as a change in some relevant planning policy for the area.  In this case, the applicable local plan policies remain the same as those used in the determination of the original application, and there have been no other relevant changes in circumstances.  

I can therefore see no sustainable objections to the renewal permission being granted subject to the same conditions as those imposed on the original permission.

I therefore recommend accordingly.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed conversion scheme would have no detrimental effects upon the appearance of the building itself or the Conservation Area, nor would there be any detriment to the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














