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	Date Inspected:
	Various
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Resubmission of planning application 3/2017/0674 for 4 dwellings including associated infrastructure, parking and access.

	Site Address/Location:
	The Moorcock Inn Slaidburn Road Waddington

	


	CONSULTATIONS: 
	Parish/Town Council

	No observations received


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to technical requirements.

	LCC AONB
	No observations received at time of preparing this report but previously recognised the benefits of the removal of a car park and building with a reduced impact scheme that utilised appropriate materials.



	LLFA
	Base on amendments securing a revised drainage solution no objections

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection raising concerns about the visual impact which they consider more significant than the previous scheme. Also consider it is harmful to the AONB. In relation to residential amenity concern over overlooking partly due to the proposed balcony on Unit 1.

	

	RELEVANT POLICIES:

	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 EN3 – Sustainable Development and Climate Change

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Key Statement H3 – Affordable Housing

Key Statement DMI2 – 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 DMH3 – Dwellings in the Open Countryside and AONB.

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)



	Relevant Planning History:

3/2012/0356/P – Proposed conversion and redevelopment of the public house and hotel to form three private residential properties.  Approved with conditions.

3/2012/0819/P – Proposed demolition of the redundant public house and hotel and the erection of three detached dwellings, three detached garages with annex accommodation over and the creation of garden and landscaped areas.  Refused.

3/2013/0394/P – Proposed demolition of the redundant public house and hotel and the erection of three detached dwellings with three detached double garages with annex accommodation over and the creation of garden and landscaped areas (resubmission of 3/2012/0819/P). Withdrawn.

3/2014/0592 - Proposed demolition of the Moorcock Inn and the erection of 7 no. dwelling houses including associated drives, gardens and external landscaping works refused and dismissed on appeal
3/2014/1119 - Proposed demolition of The Moorcock Inn and the erection of one dwelling house including associated drive, garden and external landscaping works. Approved with conditions.

3/2016/0587- Proposed demolition of the Moorcock Inn and the erection of 4 no. dwelling houses including associated drives, gardens and external landscaping works creation of work from home office/studio space at the Moorcock Inn, Slaidburn Road Refused.

3/2017/0674-Proposed demolition of the Moorcock Inn and the erection of 4 no. dwelling houses including associated drives, gardens and external landscaping works creation of work from home office/studio space at the Moorcock Inn, Slaidburn Road Approved with conditions.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Although the proposal would normally be considered as contrary to national and local plan policy with the introduction of new dwellings in an unsustainable location as well as a visual impact on the AONB it is right to have regard to the consent issued contrary to officer advice to allow 4 dwellings submitted under 3/2017/0674. It was clear that part of the justification for going against officer advice was the removal of an unsightly building. This building has been removed and in some respects it could be argued that this environmental visual gain is no longer in the planning balance and as such  as the scheme is a full application consideration could revert back to the main planning policies. However some regard should be given to the extant consent.

On the basis of giving considerable weight to the extant consent  the main issue to consider relates to the design and massing changes as a result of the submitted proposal and the visual impact of the new development.

The main issue is the effect of the proposal on the character and appearance of the open countryside, bearing in mind the need to conserve the landscape and scenic beauty of the Forest of Bowland Area of Outstanding Natural Beauty. In assessing its impact it is right to consider the existing negative impact as well as the impact of any new development.

One of the most important consideration in the assessment of any development proposals in the AONB will be the protection, conservation and enhancement of the landscape and character of the area avoiding where possible habitat fragmentation.  Development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the AONB by virtue of its size, design, use of material, landscaping and siting.  The AONB Management Plan should be considered and will be used by the Council in determining planning applications.

It is clear from the appeal decision in relation to 7 units that the Inspector considered there to be visual harm to the AONB
In assessing a previous scheme the AONB considered that the simple building design using materials and a style which mimics that of the area, alongside mitigation planting, the AONB Officer would be have no significant adverse effects on the landscape character of the AONB. I consider that the current scheme does not offer such a level of protection and would have a harmful impact due to the increase in massing, height, different materials and the loss of openness caused by larger floorspaces and different orientation. Furthermore the buildings have been designed in a way that no longer reflects the relative simplicity with introduction of significant glazing, dormers, balconies, gabled bays which give the development a more suburban appearance than a rural setting which would be harmful to the AONB.  
I note the objection and although there will be some element of overlooking as a result of the design and location of Unit 1 I do not consider that this itself would warrant a reason for refusal.

	

	RECOMMENDATION:
	That planning permission be refused. 

	
	


