Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0264/P

	Development Proposed:
	Application to remove condition no. 4 (occupancy period) from planning permission 3/2009/0807/P to allow the holiday lets to be used as permanent residential dwellings at Abbey Farm, Nethertown Close, Whalley, Lancashire, BB7 9SF.



	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – No objections in principle to this application on highway safety grounds.  The removal of the occupancy period condition will have no discernible impact on activity on the local highway network.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy H2 – Dwellings in the Open Countryside.

Policy ENV3 – Development within the Open Countryside.

NPPF.



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

	The site is located on the outskirts of Whalley, outside the historic settlement boundary, and lies within open countryside.  Outline planning permission was granted in 2009 to erect four, new-build holiday cottages on land currently home to a large agricultural building.  The cottages will be stone built with small garden areas, and they have designated parking areas within the complex.  As part of the approval, their occupancy was restricted by Condition no. 4 which states ‘The unit(s) of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than 3 months in any one year and in any event shall not be used as permanent accommodation. A register of such lettings shall be kept and made available to the Local Planning Authority to inspect on an annual basis.’
As the buildings are yet to be built, the application must therefore be considered as if it were for four new-build dwellings.  The policy basis against which this scheme should be appraised is set out in the context of national, regional and local development plan policies.  At a national level the National Planning Policy Framework (NPPF) came into force on 27 March 2012 and states that at the heart of the NPPF is a presumption in favour of sustainable development which means that for decision making purposes that:

Where the development plan is absent, silent or relevant policies are out of date, granting permission unless 

-
any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this framework taken as a whole; or
-
specific policies in this framework indicate development should be restricted.
The NPPF requires LPAs to consider housing applications in the context of the presumption in favour of sustainable development and that relevant policies for the supply of housing should not be considered up to date if the LPA cannot demonstrate a five-year supply of deliverable sites.  As at 1 April 2012, Ribble Valley can demonstrate a 5.2-year supply of housing, including a 10% allowance for slippage but no detailed site adjustments for deliverability. 

The issue of a five year supply is a somewhat complex one as we move forward with the preferred development option in the Core Strategy at a time when government advice has highlighted that the Regional Strategy (RS) is soon to be abolished and that it will fall upon LPAs to determine what the housing requirement should be for their own borough.  The most relevant policies of the RS are those that relate to housing requirements (Policy L4) and affordable housing (Policy L5).  The Council has established that it will continue to determine planning applications against the existing RS figure of 161 dwellings per year (in line with Government guidance) and as Members will recall, this is a minimum requirement not a maximum.  Even though the Council is undertaking a review of its housing requirements as part of the plan making process, the requirement going forward is most appropriately addressed within the Core Strategy examination and statutory plan making process.  Therefore, whilst mindful of the figure of 200 dwellings per year, agreed by a special meeting of Planning and Development Committee on 2 February 2012 as the annual housing requirement (following work undertaken by Nathanial Litchfield & Partners) it is the 161 per year requirement, which remains the relevant consideration for decision-making purposes on planning applications at this time.  As stated, the current figure would appear to demonstrate a 5.2-year supply against that requirement.

I am mindful of the statement in NPPF sited above which advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits.  The site under consideration here lies outside the saved settlement boundary of Whalley (approximately 400m away) but within the general built up/housing area of Whalley (on the way up to the Calderstones Area), therefore Policy G5 of the DWLP would normally be considered.  However, the policies of the DWLP were formulated during the 1990s with the plan being adopted in 1998 and the basis of the plans formulation was framed around the strategic framework set by the Lancashire Structure Plan.  It was against the planned housing requirements in that document that settlement boundaries were drawn and definitions given to appropriate limits of development so as not to undermine the urban concentration strategy for Lancashire.  The circumstances that are prevalent now with the need to meet the requirements of NPPF and maintain a deliverable five year supply of housing are such that this site is considered to meet the three dimensions of sustainable development as outlined in NPPF – economic, social and environmental.  Contained within the general built up/housing area as it is, and being of a scale that is not considered inappropriate to the locality subject to supporting infrastructure, it is concluded that the use of the site for residential development as a principle would be consistent with the national policy framework, extant Regional Strategy and at the scale proposed the principles of the Emerging Core Strategy together with relevant material considerations that the Council must currently take into account.

Whilst the works on the building in question have not been carried out, they have been approved and remain part of an extant permission, therefore as the proposal seeks permission for the removal of the Condition only, there are no concerns with regards to the visual impact of the scheme or the overall design of the scheme, as these have been previously considered when assessing the original application.  I therefore recommend the removal of the Condition in question.



	SUMMARY OF REASONS FOR APPROVAL:

	The requested removal of the condition 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 Condition no. 4 of 3/2009/0807/P be removed.


DATE INSPECTED: 18/04/2012








