Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/1107/P

	Development Proposed:
	Application for the renewal of planning permission 3/2009/0792/P for a two bedroom dwelling with integral garage at Stonyhurst View, Brockhall Village

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy A2 – Brockhall Area Policy.

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

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

National Planning Policy Framework.



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

	The triangular application site comprises the eastern part of a curtilage of Stonyhurst View that is situated between two roads at the northwestern edge of the Brockhall Village Development.  The road to the north of the site, at lower ground level, leads to the Blackburn Rovers Academy, and the road to the south of the site, on higher ground level, serves 4 dwellings including Stonyhurst View.

Permission was granted on 18 December 2009 for the erection of a detached dwelling on this site (3/2009/0792/P).  No works have been carried out in respect of the implementation of that permission which would therefore have lapsed on 18 December 2012 if this renewal application had not been submitted before that date on 6 December 2012.

The site slopes down steeply from south to north.  To accommodate this change in levels, the approved dwelling is two storeys high when viewed from the south and 3 storeys when viewed from the north.  The basement level comprises only a garage and domestic workshop that is accessed through timber doors in the eastern elevation of the building.  The level above the garage would be an open plan living area above which would be the top floor comprising 2 bedrooms both with en suite facilities.  The external materials stated in the original application comprise facing bricks and natural slates to match the existing adjoining dwelling, Stonyhurst View.  Although smaller, the proposed dwelling also follows the general design principles of Stonyhurst View.  Windows to habitable rooms are all in the north and east elevations to take advantage of the views whilst not impinging on the privacy of other properties.

In respect of principle, the site is within the generally development area of the hospital site as defined in the planning brief and referred to in saved Policy A2 of the Local Plan.  As such, in relation to the original application, when assessing the principle of residential development in this location, it was considered that the logical approach to adopt was that, due to its generally developed location (Policy A2) the criteria of Policy G4 should apply.  When considered on that basis, the original application was considered to be acceptable in principle.  It was also considered to be acceptable in relation to its effects upon visual amenity and the amenities of nearby residents.

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

In this case, saved Policies G1 and G4 of the Local Plan that were applicable to the consideration of the original application remain applicable to the consideration of this renewal application.

The general requirements o saved Policies G1 and G4 are carried forward in the equivalent policies in the Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft.  In the Core Strategy Submission Draft, Policy A2 is stated as being no longer applicable and is not replaced.

Since the original permission was granted, a new house has been constructed on land on higher ground to the south of the site.  Due to the proposed dwelling being on lower ground, and due to its orientation and window positions etc, it is not considered that the proposed dwelling would have any detrimental effects upon the privacy or general residential amenities of the occupiers of that adjoining dwelling.

As a development within the existing Brockhall Village residential development, it is considered that the proposal complies with the general 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 planning permission is in accordance with the presently applicable polices and guidance and would not result in any detrimental effects upon visual amenity or the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 8 February 2013














