Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/1069/P

	Development Proposed:
	Application for the renewal of planning permission 3/2009/0807/P for the demolition of an existing agricultural building and its replacement with four holiday cottages in two stone built buildings, together with garden areas and parking at Abbey Farm, Nethertown Close, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections to this proposal in principle on highway safety grounds.  The site plan indicates that there are 9 parking spaces and an additional mobility space being provided.  Whilst the mobility space is not adjacent to a specific property, it allows all of the units to be accessible.

United Utilities – Have no objection to the proposed development.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H2 - Dwellings in the Open Countryside.

Policy ENV3 - Development in Open Countryside.

Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Consultation Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DMH3 – Dwellings in the Open Countryside.

Policy DME2 – Landscape and Townscape Protection.

National Planning Policy Framework (NPPF).



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

	The application site is located on the outskirts of Whalley, outside the historic settlement boundary and within the open countryside.  Outline planning permission was granted on 18 December 2009 for the demolition of an existing agricultural building and the erection in its place of 4 holiday cottages in 2 stone built buildings, together with garden areas and parking.  As no reserved matters applications have been made, that outline permission (3/2009/0807/P) would have expired on 18 December 2012 had this renewal application not been submitted prior to that date on 26 November 2012.

Subsequent to the outline permission for holiday cottages, permission has been granted for the removal of the holiday occupancy condition attached to the outline permission in order to allow the units to be used as permanent residential dwellings (3/2012/0264/P approved 17 May 2012).

More recently, permission has been granted in respect of a prior notification application for the demolition of the existing building (3/2012/0586/P approved 30 July 2012).

This current application seeks to renew the original outline permission for four holiday lets.  However, in view of permission 3/2012/0264/P the granting of permission in respect of this application would effectively be renewing an application for the erection of four dwellings on the site.

That application to remove the holiday occupancy condition was considered in May 2012 in relation to the requirements of the relevant saved policies of the Local Plan and the advice contained within NPPF.  It was concluded that the erection of four dwellings on the site as opposed to the originally approved four holiday lets was in accordance with the relevant saved policies and advice within NPPF and permission was therefore granted.  That decision was made relatively recently.

Central Government advice to Local Planning Authorities is clear that where no material change in planning circumstances has occurred, a refusal to renew planning permission would be unreasonable. 

In this case, the saved policies of the Local Plan that were applicable to the consideration of both the original application for the holiday lets (3/2009/0807/P) and the application to remove the holiday occupancy condition (3/2012/0264/P) remain applicable to this current application.  The general requirements of those saved local plan policies are carried forward in the equivalent policies in the Core Strategy 2008 – 2028 a Local Plan for Ribble Valley Regulation 22 Consultation Draft.  Any future reserved matters or full planning application to build either four holiday lets or four dwellings on this site would also comply with the guidance in NPPF.

There have therefore, in my opinion, not been any changes to the relevant policies or circumstances that would justify a refusal of this renewal application.



	SUMMARY OF REASONS FOR APPROVAL:

	The requested renewal of the existing outline planning permission is in accordance with the presently applicable policies and would not result in any seriously detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 9 JANUARY 2013














