Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2014/1119/P

	Development Proposed:
	Proposed demolition of the Moorcock Inn and the erection of one dwellinghouse including associated drive, garden and external landscaping works at the Moorcock Inn, Slaidburn Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations have been received in respect of this application (but, in relation to previous application 3/2014/0592/P, for the erection of 7 dwellings on the site, the Parish Council expressed no objections). 


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that the proposed demolition of the public house and erection of one dwelling would result in a significant reduction in terms of the vehicular movement as well as pedestrian movement. This situation is considered to be an improvement in terms of highway use. 
During demolition and construction works, there would be several delivery vehicles, skips, contractors vehicles, construction machinery etc visiting the site on a regular basis. All such vehicles should be placed in such a way that they do not affect the adjacent highway. 

Overall, there is no objection to the proposed development on highway grounds. 

Environment Directorate (County Archaeologist) – Their comments remain as they were for the previous application 3/2014/0592, namely that ‘LCAS has no objection to the proposed demolition, nor does it consider it necessary to require the applicant to undertake any archaeological recording of the buildings’. 

Forest of Bowland Principal AONB Officer – Comments that his observations remain the same as those made in respect of application 3/2014/0592/P. In respect of that previous application, the AONB Officer commented that ‘the removal of the Moorcock Inn and its car park together with the reinstatement of previously lost landscape fabric are clear, positive outcomes of the proposed scheme’. He stated, however, that two detailed aspects of the landscaping elements of the previous proposal needed to be amended. Those points were satisfactorily addressed on an amended landscaping scheme that was submitted to address the points made by the AONB Officer. With those changes having been made, the AONB Officer was of the opinion that the likely landscape and visual effects of the proposed scheme would be acceptable in landscape terms and that the purposes of AONB designation would not be compromised. 
The AONB Officer has no further comments to make in respect of this current application. 



	CONSULTATIONS: Additional Representations.

	A letter has been received from a nearby resident who confirms that he has no objection to the application. He would, however, object if the application was used as a stepping stone towards a further application for multiple dwellings across the site. As the Council has rejected previous applications for multiple dwellings on the grounds of sustainability, suitability and precedent (a view that he entirely supports) it would be wrong if this current application was to allow further attempts to build a small hamlet in this remote elevated position outside the curtilage of the village.
A letter has been received from the Moorcock Gun Club who request that the developer be  informed that clay pigeon shoots take place in the vicinity of this site on Sunday mornings between 10am and 12 noon. 



	RELEVANT POLICIES:

	The Ribble Valley Core Strategy (Adopted Version)

Key Statement DS1 – Development Strategy.

Key Statement DS2 – Presumption in Favour of Sustainable Development.

Key Statement EN2 – Landscape.

Key Statement EN4 – Biodiversity and Geodiversity.

Key Statement EN5 – Heritage Assets.

Key Statement DM12 – Transport Considerations.
Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.
Policy DMG3 – Transport and Mobility.

Policy DME2 – Landscape and Townscape Protection.
Policy DME3 – Site and Species Protection and Conservation.

Policy DME4 – Protecting Heritage Assets. 

Policy DMH3 – Dwellings in the Open Countryside and AONB.

National Planning Policy Framework (NPPF).

National Planning Policy Guidance (NPPG).


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

	The application relates to the former Moorcock Inn Public House and Hotel that is located on the northwest 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 ceased in the summer of 2010.  The application site comprises the area upon which the buildings stand plus the large car park which, together, give a total area of approximately 1.8 acres.  There are two dwellings relatively close to the application site, one to the west and one to the southwest, otherwise there are few other buildings or properties within approximately 500m of the site.

In the determination of this application I consider it appropriate to look briefly at the recent planning history of the site and then to consider whether the proposal is acceptable in principle in relation to the sustainability requirements of NPPF and compliance or otherwise with the relevant policies of the adopted Core Strategy.

Permission was granted in August 2012 for the conversion and redevelopment of the public house to provide 3 residential dwellings (3/2012/0356/P).  That approved development involved the demolition of the inappropriate recent extensions to the building and the retention and enhancement of the older and more important parts of the building in order to form 3 dwellings.  The site of that application did not include the existing car park.  No works have been carried out in respect of the implementation of this permission, but it will remain extant until 6 August 2015.

Permission was then sought for the total demolition of the existing buildings and the erection on a larger site (including the car park) of 3 large detached dwellings (3/2012/0819/P).  As this was still for a development of 3 dwellings, it was considered that, purely in relation to sustainability, it would satisfy the overriding requirements of NPPF.

It was, however, considered that, by virtue of their size, the dwellings were not intended to meet a proven local need and the development was therefore contrary to saved Policy H2 of the local plan and Policy DMH3 of the Core Strategy; that the demolition of a non-designated heritage asset was contrary to the intentions of conserving the historic environment as contained in Section 12 of NPPF; and that the group of 3 dwellings by virtue of their size and height and the extent of their curtilages would form a development not typical of the locality that would appear as an incongruous development detracting from the appearance and character of the AONB contrary to saved Policies G1 and ENV1 of the Local Plan and Policies DMG1, DMG2 and DME2 of the emerging Core Strategy.  Permission was therefore refused for those reasons.

A further application for the demolition of the existing building and the erection of 3 large detached dwellings (3/2013/0394/P) sought to overcome the objections to the previously refused application.  As this intention appeared to be failing, that application was withdrawn by the applicants.

The final previous application (3/2014/0592/P) also sought to address the reasons for refusal of 3/2012/0819/P. It was recognised in this most recent application that, in visual terms, three large detached dwellings would not be appropriate for this prominent and isolated location in the AONB. The application therefore details seven dwellings of more appropriate design and scale including two larger detached dwellings on the western part of the site and five small dwellings arranged around a courtyard on the eastern part of the site.
Application 3/2014/0592/P was the subject of a report to the meeting of Planning and Development Committee on 16 October 2014. The report firstly considered whether the development of seven houses on this site was acceptable in principle and then considered the detailed considerations of visual amenity, residential amenity and highway safety. 
In terms of visual amenity, the design, scale, location, external materials etc of the proposed drawings, and the matters of tree retention/protection and landscaping had all been formulated with appropriate input from the relevant officers of the Council and also the Forest of Bowland Principal AONB Officer. As a result, purely in relation to its effects upon the appearance and character of the AONB, the proposal was considered by the officers to be acceptable. There were also not considered to be any detrimental effects in relation to highway safety or the amenities of the limited number of nearby residents. 

The report considered the sustainability of the proposal in relation to the three roles of economic, social and environmental; and it was concluded that there would be some ‘gains’ (eg fewer vehicle movements) but some ‘losses’. 

However, it is stated at paragraph 12 of NPPF that ‘NPPF does not change the statutory status of the development plan as the starting point for decision making. Proposed development that accords with an up to date local plan should be approved, and proposed development that conflicts should be refused unless other material considerations indicate otherwise’. However, irrespective of the high quality of the design of the proposed development, or the debate on sustainability, the fact remained that a development of seven dwellings in this rural location some distance outside the nearest settlements would be contrary to the development strategy defined by Key Statement DS1 of the (then emerging) Core Strategy that was considered to carry substantial weight. 
It was therefore considered in relation to that previous application that the proposal to provide seven dwellings in this isolated open countryside location would be contrary to and would be harmful to the Council’s development strategy. It was also considered that a permission for the development would create a precedent for the acceptance of other similar applications for isolated dwellings which would be further prejudicial to the implementation of the (then emerging) Core Strategy policies. Application 3/2014/0592/P was therefore refused by Committee, in accordance with the officer’s recommendation, for the following reasons:
1.
The proposed development is contrary to Key Statement DS1 and Policy DMG2 and DMH3 of the Ribble Valley Core Strategy submission version as proposed to be modified as it would involve the construction of 7 dwellings in an isolated open countryside location that do not meet an identified local need.  As such, the proposal would cause harm to the Development Strategy for the Borough as set out in the emerging Core Strategy leading to unsustainable development.

2.
Permission for the proposed development would create a harmful precedent for the acceptance of other similar proposals without sufficient justification which would have an adverse impact on the implementation of the emerging planning policies of the Council contrary to the interests of the proper planning of the area in accordance with the core principles and policies of the NPPF.

Following this refusal relating to the erection of seven dwellings on the site, the applicant and his agent wished to find an alternative solution to securing planning permission to develop the site which his still unoccupied and derelict. A pre-application enquiry was therefore submitted which proposed an alternative scheme to demolish the Moorcock Inn and to erect a single dwellinghouse. It was accepted by the officers at pre-application stage that the proposed dwelling would need to be of a scale appropriate to the large size of the site and to ensure that the development would provide the required standard of accommodation and that it would be an economically viable build. It was also generally accepted that a similar design approach to the refused scheme would be appropriate in terms of breaking the proposed dwelling into a variety of building types. Specifically, there would be the main house, a granary type building that would contain a three car garage with a games room at first floor level, a stable block for three horses and a barn type building that would house a swimming pool with an exercise room at first floor level. In common with the previous application, the buildings would be set around a courtyard. All walls would be built of natural reclaimed stone with quoins and dressed stone surrounds and the roofs would be natural slate. 
The applicants/agents have also liaised closely with one of the Council’s Countryside Officers in drawing up the tree protection and landscaping scheme for the site. 

This formal planning application has taken account of the pre-application advice that was given and has drawn upon the positive/acceptable elements of the previous scheme. As a result, it is considered that the submitted scheme is entirely appropriate and acceptable with regards to its effects upon the appearance and character of the AONB. 

As with the previous scheme, there would be no detrimental effects in relation to the amenities of nearby residents or highway safety. 

The application, however, being for just one dwelling, has also satisfied the ‘policy’ related reasons for refusal of the most recent previous application. It is considered, accordingly, that permission can be granted subject to appropriate conditions. 



	RECOMMENDATION: That conditional planning permission be granted.


This report needs to be read in conjunction with the Decision Notice.








