Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	32012/0356/P

	Development Proposed:
	Conversion and redevelopment of a redundant public house and hotel with conference facilities into 3 private residential properties at the Moorcock Inn, Slaidburn Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received within the statutory 21 day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objection in principle to the application on highway safety grounds but would recommend the addition of a section of footway or similar frontage treatment to provide an element of separation for residents from passing traffic on the access road.

The anticipated highway activity associated with this development, both pedestrian and vehicular, will be hugely reduced from the previous usage.  The consequent reduction in the number of potential turning movements to and from Slaidburn Road where the national speed limit continues to operate is to be welcomed.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	A letter has been received from the owner of land adjoining the application site (but who lives in Dunsop Bridge).  The land is used for the grazing of livestock (alpacas).  The landowner raises concerns about previous problems experienced with the existing private drainage system (the existing septic tank being located on his land) that have not been properly addressed by the owners of the Moorcock Inn.  He also expresses concern that any boundary treatment should be strong enough and high enough to prevent pet dogs entering his land and possibly harming his livestock.  

The landowner stresses that his concerns do not constitute an objection to the application in principle.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.

Policy H17 - Building Conversions - Design Matters.

Policy EMP11 - Loss of Employment Land.

National Planning Policy Framework (NPPF). 
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	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to the former Moorcock Inn public house and hotel that is located on the west side of Slaidburn Road within the Area of Outstanding Natural Beauty approximately 2 miles north of Waddington Village.  The buildings have not been in use since the business was closed in the summer of 2010 because (as claimed in a Supplementary Statement submitted with the application) it was no longer commercially viable.

The agent states in the Supplementary Statement that the buildings have started to fall into disrepair and, in the absence of any purchasers for the property for it to continue in its previous use, and in order to be able to dispose of the property, his clients have had no choice but to look at alternative uses for the property. This application has therefore been submitted for a scheme involving demolition, conversion and new-build in order to provide three dwellings.

The principle elevation of the existing buildings is the two-storey south facing elevation that looks down Slaidburn Road towards Waddington village.  The buildings have been much altered and extended over the years with the most recent (and most inappropriate) additions being at the rear of the main south facing original part of the building.

The proposal involves the demolition of those relatively recent additions at the rear of the building.  The retained main part of the building would then be altered, reconfigured and extended at its western end in order to form three dwellings.  Each dwelling would have a rear garden (basically occupying the area presently covered by the buildings that are to be demolished).  Each of the dwellings would also have a new build detached garage/annex building at the rear.  The existing vehicular access to the south of the building would be retained and would be extended (over part of the existing car park) to run down the western side of the building (as extended) to give access to the garages at the rear.

This proposal involves numerous considerations, the first of which is the presumption in favour of sustainable development that is the main element of NPPF.  It could be argued that this site is in an unsustainable location whatever its use (including its existing authorised use as public house/restaurant/hotel).  In a pre-application enquiry, the applicant sought advice on a proposal to convert the building for light industrial use (Classes B1 and B8) as well as a residential dwelling for the owner of the business.  The business concerned would have been relocated to the site from its existing more sustainable location in Clitheroe.  It was stated in the pre-application response that this question of sustainability would be an important consideration in the determination of any formal planning application for such a mixed-use residential/commercial redevelopment of the site.  This current application, however, for just three dwellings, would clearly generate significantly less vehicle movement than either its existing authorised use or any alternative commercial use.  Therefore, purely in relation to the consideration of sustainability, the proposal, in my opinion, satisfies the overriding requirement of NPPF.

More specifically in NPPF, paragraph 55 states that “to promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities.  Eg, where there are groups of smaller settlements, developments in one village may support the services in a village nearby.  Local Planning Authorities should avoid new isolated homes in the countryside unless there are special circumstances such as …”.  One of the stated special circumstances is “where the development would reuse redundant or disused buildings and lead to an enhancement to the immediate setting”.  For reasons that will be amplified in this report, I consider this application to satisfy the requirements of paragraph 55.

Continued……….

Paragraph 55 therefore supports the reuse of existing buildings in isolated rural locations for residential use without any precondition that these should be made available in the first instance for commercial use.  This therefore brings the relevance of saved Local Plan Policy

 EMP11 into question.  Notwithstanding this, the property has been marketed for nearly two years with no serious expressions of interest or offers for any use whatsoever, commercial or residential.  In any event (as previously stated) a commercial use could be considered to be inappropriate for sustainability reasons.  Nevertheless, if EMP 11 is to be considered, it has, in my opinion, been satisfied by the marketing that has been carried out.

The next consideration relates to the effects of the proposal on the existing building and whether or not the existing building represents a non-designated heritage asset.  A Heritage Statement has been submitted with the application which details the history of the building as summarised below:

1.
The building appears on an 1847 map as ‘Moor Cock’.  It was used initially for farming purposes.

2.
A picture taken around 1925 shows the building having rendered elevations with stone quoins.  It has a door and windows in the right hand side of the south elevation with no fenestration in the other half of that elevation indicating that it had originally been a farmhouse with an attached agricultural building.  The photograph, however, also shows the words ‘Moorcock Inn’ indicating its change of use by that date to a public house.  

3.
The building grew rapidly between 1924 and 1940 and there is a 1933 date plaque on the front elevation.  By this time mock Tudor timbers had been added to the elevations of the building.

4.
The building appeared to remain in this style for many years until later extensions were built at the rear with similar but inferior details.  At a similar time (ie probably the mid 1960s) a dance floor area was formed with a large flat roofed area above.  

5.
In the 1970s a fire gutted large areas of the first floor and damaged considerable parts of the ground floor of the building.  Large areas of the building were rebuilt following this and the majority of the fabric of the building was rebuilt or altered.  

6.
Walls within the original farmhouse and Inn have been altered and removed over many years.  The internal areas have been re-sculptured and remodelled and very little of the original fabric remains.

7.
A picture taken following the rebuilding after the fire shows that the pattern of the timber detailing has been changed and the main roof had also been altered considerably.  The entire first floor and roof areas shown on the south elevation have been rebuilt.

The proposed development retains the best (the original parts) of the existing building.  The pitched roofs are to be stripped back and re-clad with natural blue slates.  The render and timber panelling of the existing external walls would be taken down and rebuilt, re-rendered and painted.  In order to break up the appearance of the external elevation, a new random stone-faced section of wall would be constructed from external ground level up to ground floor window sill height.  The fenestration would comprise timber casement windows and door openings that would be within stone surrounds.  The proposal also incorporates the insertion of several roof lights, all of which would be of the conservation type with centrally fixed glazing bars.

Due to very little of the original building remaining, I do not consider that the proposal could be regarded as detracting from a non-designated heritage asset.  On the contrary, the proposal would remove the worst of the additions and alterations and would enhance the appearance of the best part of the building that is to be retained.  

The proposal also satisfies Policy H2 that allows the appropriate conversion of buildings outside settlement boundaries into dwellings provided they are suitably located and their 
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form, bulk and general design are in-keeping with their surroundings; and that the buildings must also be structurally sound and capable of conversion without the need for complete or substantial reconstruction.  The detailed requirements of the conversion policies H15, H16 and H17 are also satisfied, in my opinion.  

In relation to the wider visual amenity implications, I consider that this proposal (especially through the removal of the unattractive recent additions at the rear of the building) will enhance the appearance and character of the AONB in accordance with Policy ENV1.

As a conversion that involves the formation of an additional two residential units (there is an existing manager’s residence within the public house/hotel) there is no requirement under the document Addressing Housing Need in Ribble Valley for any of the units to be affordable.

There are no highway safety objections to the application (as it would result in less traffic and therefore highway safety improvements) and, although there are other dwellings in the locality, none are close enough such that the proposal would have any detrimental effects upon the amenities of their occupiers.  Again, the opposite is probably true in that the less intensive use of the site for three dwellings would probably improve the amenities of nearby residents.  

The concerns (not objections) expressed by a nearby landowner in relation to problems with the existing septic tank and the possibility of pet dogs entering his field and harming his livestock, are private matters between the parties concerned and do not represent reasons for refusal of the planning application.  

Overall, subject to appropriate conditions, I consider this proposal to be in accordance with the general sustainability requirements of NPPF and the requirements of the relevant saved Policies of the Local Plan.  I consider that the proposal will result in benefits in relation to sustainability, visual amenity, the amenities of nearby residents and highway safety.

There is also a precedent in the Borough, at the De Tabley Arms in the open countryside outside Ribchester where permissions were granted in 2009 and 2010 for the conversion of a restaurant/public house business into private residential properties, with the scheme involving elements of demolition and new build (ie similar to this current application).  

A Bat and Barn Owl Survey Report submitted with the application concludes that the proposed works could take place without adversely affecting bats or barn owls, subject to compliance with the mitigation measures outlined in the Report.  This matter will be covered by an appropriate condition.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate and sustainable alternative use for this building/site that would not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or highway safety.  



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














