
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2013/0483

	Development Proposed:
	Application for the removal of condition no. 6 (occupancy period) of planning permission 3/2006/1008P, to allow the holiday cottage to be used as permanent residential dwellings at Angram Green Farm Cottage, Worston, BB7 1QB

	CONSULTATIONS: Parish/Town Council

	Worston Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - have no objection to the removal of conditions from planning consents previously granted (3/2002/0072 and 3/2006/1008) to allow the use of 3 cottages (in total) as permanent dwellings rather than holiday cottages.  From a highways perspective this will result in residents who will regularly use the local road network, as opposed to short term visitors who will not be familiar with the local roads.  Highway safety should be very marginally improved as a result.

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H15 – Barn Conversions – Location.

Policy H16 – Barn Conversions – Building.

Policy H23 – Removal of Holiday Let Conditions.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

EN2 – Landscape.

Policy DME2 – Landscape and Townscape Protection.

Policy DMH3 – Dwellings in the Open Countryside and AONB.

Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings.

National Planning Policy Framework

Achieving Sustainable Development.

Section 6 – Delivering a wide choice of high quality homes.

	POLICY REASONS FOR REFUSAL:

	DWLP – Policies ENV1, G5 and H15, CS (Reg.22 Sub.Dr) Policies DMG1, DMG2 and DMH3. NPPF - unsustainable location and unjustified dwelling.

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

	This application seeks to remove the residential occupancy conditions on a holiday lets in Worston, approved in 2006 and which have been built and used as a holiday let since, along with two others.  The holiday let is located on a farm within the Forest of Bowland Area of Outstanding Natural Beauty located at the foot of Pendle Hill.

Condition no. 6 of 3/2006/1008/P states:

“The unit of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than three 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 ”.  The reason for this condition is that the building is located in an area where the LPA would not normally be minded to grant the erection of a building for permanent residential development.  This application seeks the removal of this condition to allow the building to be erected as a permanent residential dwelling.

The site lies within the Forest of Bowland Area of Outstanding Natural Beauty, and the relevant saved policies of the Districtwide Local Plan in relation to the principle of the proposal are H23, H2 and H15.  Policy H23 relates to the removal of holiday-let conditions and states “proposals seeking the removal of conditions which restrict the occupancy of dwellings to tourism/visitor usage shall be refused unless the proposal conforms to the normal development control policies of the Local Plan.  Polices G5, H2, H15, H16 and H17 will be particularly relevant in any assessment”.

In general terms the proposal site is outside any settlement boundary and is located in open countryside where development would be restricted.  Local Plan Policy H2 is therefore considered the most important policies against which to assess the scheme.  Policy H2 provides more specific advice for dwellings in the open countryside noting that,

“Outside the settlement boundaries residential development will be limited to:

1. Development essential for the purposes of agriculture or forestry,

2. The appropriate conversion of buildings to dwellings … (See Policies H15, H16 and H17), or

3. Residential development specifically intended to meet a proven local need’

The policy recognises the need to protect the countryside from inappropriate development, and that the protection of attractive open countryside for its own sake is an important element of both the national and county planning policy.

Policy DMH3 of the emerging Core Strategy deals with the creation of new dwellings in the open countryside and AONB. This policy specifically refers to the removal of holiday let conditions and states:

“The creation of a permanent dwelling by the removal of any condition that restricts the occupation of dwellings to tourism/ visitor use or for holiday use will be refused on unsustainability”. 

The supporting text to this policy explains; “The protection of the open countryside and designated landscape areas from sporadic or visually harmful development is seen as a high priority by the Council and is necessary to deliver both sustainable patterns of development and the overarching core strategy vision.”

Despite the site being reasonably well related to two existing dwellings Angram Green Farmhouse and Angram Green Cottage) and two other holiday lets, the farm on which the two holiday cottages are located is in an isolated predominantly rural location nearly a mile from the village of Worston. The village of Worston has a pub but importantly no other services, and it cannot be said to sustain rural communities since there are no other services or shops nearby. Therefore, the location of unjustified dwellings in this isolated rural area is contrary to paragraph 55 of the NPPF.

This view is supported by the Settlement Hierarchy document which forms one of the evidence base documents for the Council’s emerging Core Strategy.  Settlements within the borough were scored on the services available, specifically the information collected for each settlement crossed several different themes to try to reflect the variety of local community needs including: transport, convenience, community facilities, health, education and employment.  Worston was ranked 33 out of the 34 settlements, and is therefore right at the lower end of this hierarchy further substantianting the view that the site in question is unsustainable.

As the site occupies a remote location in relation to the village, travel by occupiers of the holiday let to any shops, services, and facilities would be by heavily reliant on the private car.  That would be the case with the application buildings as holiday accommodation, however, if they were in permanent residential use throughout the year, the number of car bourn journeys would significantly increase, as occupiers would use vehicles for access to jobs and local facilities.  Irrespective of the length or duration of such trips, this would be inconsistent with the underlying sustainability objectives of the NPPF. 

The site is consequently considered to be an unsustainable location for new housing development, and the development of the site in principle would therefore not be in accordance with the NPPF presumption in favour of sustainable development.  The proposal is also not considered to meet the special circumstances identified in paragraph 55 as it would not be essential for a rural worker, would not secure the future of a heritage asset, as this is a new build cottage, and the proposal would not lead to the reuse of redundant or disused buildings which would enhance the immediate locality.  Similarly, the criteria identified in Policy H2 of the Districtwide Local Plan that follow a similar vein to those referred to in the NPPF, along with it does not meet an identified local need.  Therefore by definition the proposal is considered to be inappropriate and unsustainable and I thus recommend the application be resisted on this basis.  

In looking at the other relevant policies within the Districtwide Local Plan, Policy H16 focuses on the building to be converted and states conversions of buildings to dwellings will be granted providing , amongst other things:

“the character of the buildings and its materials are appropriate to its surroundings and the building is worthy of retention because of its intrinsic interest or potential or its contribution to its setting.”

This holiday let is a standard bungalows approved in 2006.  It’s character is not appropriate to its surroundings as its design (bungalow) appears at odds with the traditional two storey farmhouse and cottage on the site.  Whilst its stone and slate materials are in keeping with the AONB, with it being a new build I do not consider the building to be worthy of retention.  Thus the proposal is also contrary to Local Plan Policy H16.

On another matter, the applicant has submitted a letter, dated the 06 June 2013 (received 7 June) which explains that elderly family members which require assistance will use the cottage. In this regard, I have taken account of an appeal decision for an identical proposal within the Borough (APP/T2350/A/11/2167938) where the Inspector stated:

“… a member of the appellant’s family would occupy the appeal building.  In doing so, the prospect of that family member moving out of the local area to find suitable housing should be avoided.  I am sympathetic to the desire, especially given the physical suitability of the building for residential occupation. However, this would not amount to the kind of special circumstances outlined in the Framework such as a rural worker with the essential need to live permanently at or near to their place of work in the countryside.  Furthermore, Butchers Laithe is not a heritage asset nor is the building disused or redundant where the development would improve the immediate setting.  While the appeal building could become disused if its use as holiday accommodation is not viable, a similar assertion could equally be made about the continued non-residential use of many rural buildings”.

The circumstances in this case are identical, and thus I have no reasons to disagree with the Inspectors interpretation of National policy.
Therefore, having carefully considered all of the above, I am of the opinion that the removal of Condition 6 of would also be clearly against the current Policies of the Local Plan, the emerging Core Strategy and the overarching Government guidance in the form of the NPPF.  It is for these reasons that I consider that the application for the removal of occupancy conditions from the two holiday lets should be refused, and I thus recommend accordingly.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 24 June and 04 July 2013




















