Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2013/0502/P

	Development Proposed:
	Proposed demolition of existing dwelling and erection of a new dwelling (note previous approvals 3/2005/0155/P and 3/2010/0325/P) at Seven Acre Cottage, Forty Acre Lane, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objection to the proposal subject to the imposition of two conditions regarding the satisfactory provision and surfacing of the site access that have been imposed on previous permissions for a replacement dwelling on this site.

United Utilities – No objection to the proposed development.

	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.

Core Strategy 2008 to 2028 Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Merit.

Policy DMH3 – Dwellings in the open Countryside.

National Planning Policy Framework

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

	Seven Acre Cottage is located on the south west side of Forty Acre Lane in an area of open countryside to the north of the settlement boundary of Longridge.  The site is just outside the boundary of the Area of Outstanding Natural Beauty.  To the north and west the site is adjoined by open land, there is a reservoir on the opposite side of Forty Acre Lane to the north east, and there is a dwelling known as Rock Cottage to the south east of the site.  In this particular case, it is considered appropriate to consider this application in the context of previous applications relating to the site.  The relevant previous applications are as follows:

3/2005/0155/P – demolition of existing dwelling and erection of new dwelling and garage.  Approved with conditions 13 May 2005. Not implemented.

3/2006/0373/P – detached granny annex in rear garden.  Refused 28 June 2006 and Appeal Allowed 4 April 2007. This permission has been implemented.

3/2010/0325/P – renewal of planning permission 3/2005/0155/P for demolition of existing dwelling and erection of a new dwelling and garage.  Approved with conditions 18 June 2010. Not implemented.                                                                                                 PTO

3/2011/0646/P – removal of condition No 2 of planning permission 3/2006/0373/P to allow the family annex to be occupied as a separate dwelling.  Approved with conditions 14 October 2010. The annex is now in occupation by the applicant as a separate dwelling.

3/2012/0259/P – proposed new vehicular/pedestrian access to serve both properties at Seven Acre Cottage.  Refused 30 May 2012 and Appeal Allowed 25 September 2012. No works have commenced on the formation of the approved new access and driveway. 

3/2013/0735/P – proposed new detached garage to be served by the approved new access.  Application not yet determined.

As can be seen from the above site history, permission was granted in 2005 (3/2005/0155/P) for the demolition of the existing two storey dwelling and detached garage on this site and the building in their place of a larger two storey dwelling and a larger detached garage.  In that application the existing single width access and driveway was to be widened to two car width to enable two vehicles to pass each other.  The external materials to be used on both the dwelling and the garage were to comprise of stone plinths with rendered blockwork above and blue slate roofs with clay hip/ridge tiles.  That application was considered by Planning and Development Committee on 12 May 2005.  In accordance with the advice and recommendation in the Officer’s report, Members consider the proposal to be in accordance with the then relevant policies of the Local Plan (ie G1, ENV2 and H14) and therefore resolved that planning permission be granted subject to a number of conditions.  

The first of those conditions required the development to be commenced within five years of the date of the permission (ie before 13 May 2010).  No works were carried out that would represent a commencement of development in respect of that previous planning permission.  An application to renew the permission (3/2010/0325/P) was, however, received on 26 April 2010 (ie appropriately before the expiry date 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 at the time of consideration of the renewal application had remained the same as those used in the determination of the original application, and there had been no other relevant changes in circumstances.  There were therefore no sustainable objections to the renewal application and permission was therefore granted on 18 June 2010 subject to the same conditions as those imposed on the original permission.  Condition No 1 of the renewal planning, however, required development to commence within three years from the date of the permission.  Again, no development was commenced and the permission expired on 18 June 2013.  

Although not described by the applicant as a “renewal”, this current application was received on 7 June 2013 (ie before the expiry of the previous permission).  In my opinion, it therefore falls to be determined in the same manner as a renewal, such that permission should be granted unless there have been any relevant changes in circumstances or policies since the original permission was granted.

Since the permission in 2010, NPPF has been introduced, and the Council has moved towards the adoption of a Core Strategy to replace the Local Plan.  The relevant policies in the submitted draft of the Core Strategy (ie Policies DMG1, DME2 and DMH3) effectively carry forward the requirements of saved Policies G1, ENV2 and H14 of the Local Plan that were used in the determination of the previous application in 2010.  The dwelling for which permission is now again sought is exactly the same size, design, appearance and position on the site as shown on the plans previously approved in 2005 and 2010.  When considered
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in relation to the relevant emerging Core Strategy Policies, the proposal, therefore, in my opinion remains acceptable in principle.

The existing dwelling is not habitable and is therefore not presently occupied. (The applicants are presently living in the other dwelling on the site - the former annex). I consider that its demolition and replacement “in-situ” would be generally in compliance with the sustainability requirements of NPPF.

There are, however, two matters of detail (as opposed to principle) that differ from the previous application 3/2010/0325/P as follows:

1.
The detached garage approved by 3/2010/0325/P is not included in this application but a detached garage of similar size, but in a slightly different position on the plot and of a different design, is the subject of a separate current application 3/2013/0735/P.

2.
Permission has been granted on appeal for a new vehicular access and driveway just outside the northern boundary of the original curtilage of Seven Acre Cottage (3/2012/0259/P).  The Inspector imposed the following conditions on the permission for the new access/driveway:

i)
The site access drive hereby permitted shall not be brought into use until it has been surfaced in accordance with details to be submitted to and approved in writing by the Local Planning Authority.

ii)
No gates erected at the access shall be positioned within 5m of the nearest edge of the carriageway at Forty Acre Lane and any gates shall only open away from the highway.

ii)
Before the access drive hereby permitted is used for vehicular access it shall be constructed to a minimum width of 5m and for a minimum distance of 5m back from the nearside edge of the carriageway of Forty Acre Lane.  This section of the access drive shall thereafter be permanently retained with a minimum width of 5m.

iv) Within 1 month of the development hereby permitted being used for vehicular purposes the existing access to Seven Acre Cottage shall be physically and permanently closed and the verge shall be reinstated.

Although no garage is actually proposed in this application, it is intended that vehicular access to the replacement dwelling will be provided by the approved (but not yet formed) new access and driveway.  In the event of planning permission being granted in respect of this application, appropriate conditions relating to the proposed means of access will therefore be required.  The same will apply in the event of planning permission being granted under application 3/2013/0735/P for a detached garage.

Such conditions will ensure that the development would not have any detrimental effects upon highway safety.  The position, design and external materials of the building remain the same as in the previous two permissions.  At the time of consideration of those previous applications, the proposal was considered to be acceptable in relation to its effects upon visual amenity and upon the amenities of nearby residents.  In my opinion, the proposal remains acceptable in relation to those particular detailed considerations.
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Overall, subject to appropriate conditions (including a condition requiring compliance with the requirements of a Bat Survey Report submitted with the application) I can see no objections to this application that, effectively, is a renewal of a previous permission.

v) 

	CONCLUSION

	The proposed replacement dwelling would not have any detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














