
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MB

	Application No: 
	3/2013/0557

	Development Proposed:
	Proposed change of use from holiday let to residential unit at Cragg House, Out Lane Chipping.

	CONSULTATIONS: Parish/Town Council

	Parish Council: No representations have been received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways): No objections on highways grounds.



	CONSULTATIONS: Additional Representations

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan (DWLP):

Policy G1 – Development Control.

Policy ENV1 – AONB.

Policy H2 – Dwellings in the Open Countryside.

Policy H15 – Building Conversions – Location.

Policy H23 – Removal of Holiday let conditions.

Ribble Valley Core Strategy (Regulation 22 Submission Draft) (CS):

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.

Policy DMH3 – Dwellings in the open countryside AONB.

Policy DMH4 – The conversion of barns and other buildings to dwellings.

National Planning Policy Framework (NPPF)



	POLICY REASONS FOR REFUSAL:

	

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

	Planning permission is sought for the change of use of holiday accommodation to a residential dwelling at Cragg House, Out Lane, Chipping. The village centre of Chipping is approximately 2.5km away (1.55 miles). The site lies within the Forest of Bowland Area of Outstanding Natural Beauty (AONB). 

Planning consent was granted under reference 3/2008/0036 in January 2008, this granted consent for the conversion of a stone building to form a single holiday cottage, with associated conditions restricting its use to that of solely holiday accomodation. This conversion to holiday accommodation has been completed, the submitted details indicate that the conversion to holiday accommodation was completed in the early part of 2010.

The proposals that form the subject of this particular application now seek to change the use of the building from holiday accommodation to full time permanent residential use.

The starting point in relation to policy principles is the development plan, the Districtwide Local Plan and its saved policies.  The RSS has now been revoked.  The policies of the recently published NPPF must then be considered with a judgement being made in relation to the weight of the key material considerations.

At present, the policy basis against which this 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.
In addition to other material considerations, the proposed development needs to be judged against the NPPF definitions of sustainable development in paragraph 7 which comprise:

· An economic role – supporting growth and innovation,

· A social role – supporting strong, vibrant and healthy communities by providing a supply of housing to meet the present and future needs of a community, and 

· An environmental role – contributing to protecting and enhancing the natural and built environment. 

In addition to this paragraph 55 of NPPF is also of relevance;

To promote sustainable development in rural areas, housing should be located where it will enhance or maintain the vitality of rural communities. For example, where there are groups of smaller settlements, development in one village may support services in a village nearby. Local planning authorities should avoid new isolated homes in the countryside unless they are special circumstances such as;

· The essential need for a rural worker to live permanently at or near their place of work in the countryside; or

· Where such development would represent the optimal viable use of a heritage asset or would be appropriate enabling development to secure the future of heritage assets’ or

· Where such development would re-use redundant or disused buildings and lead to an enhancement to the immediate setting; or

· The exceptional quality or innovative nature of the design of the dwelling. 

As discussed above the village of chipping is 2.5km away, this raises significant questions over the sustainability of the site and whether there are any special circumstances in this particular case that would override such concerns. The proposed development would not accord with any of the four special circumstances outlined within paragraph 55 of NPPF.

Having regard to saved local plan policies; Policy H23 of the DWLP which provides specific guidance on the removal of holiday let conditions. Whilst the application currently under consideration is a proposed change of use, the resulting change of use would be tantamount to the removal of the attached holiday let condition which currently exists on the property; therefore I deem the policy to still be relevant. 

Policy H23 of the DWLP states; Proposals seeking the removal of conditions which restrict the occupation of dwellings to tourism/visitor usage will be refused unless the proposal conforms to the normal development control principles of this local plan. Policies G5, H2, H15, H16 and H17 will be particularly relevant in any assessment. Policy DMH4 of the emerging Core Strategy then reinforces a similar position.

Given the location of the site in the open countryside Policy H2 is of particular relevance; this restricts residential development to the following purposes;

· Development essential for the purposes of agriculture or forestry, or other uses wholly appropriate to the rural area.

· The appropriate conversion of buildings to dwellings provided they are suitably located and their form, bulk and general design are in keeping with their surroundings. Buildings must also be structurally sound and capable of conversion (see policies H15, 16 &17).

·  Residential development specifically intended to meet a proven local need.

The policy recognises the need to protect the open countryside form harmful development but also provides a degree of provision for certain types of development to take place which would strike a balance between protecting the countryside and ensuring its vitality. A similar stance is taken in Policy DMH3 of the emerging core strategy.

The proposed conversion could be deemed appropriate if it can be proven to meet specific local need, in essence being proposed as affordable housing. However having discussed the proposals with colleagues in the Council’s Housing and Regeneration Section; concerns have been raised as to whether perspective occupants could be suitably nominated to the resulting dwelling. This is by virtue of the isolated location of the site in relation to services. Any perspective occupant would be heavily reliant on private transport.    

The use of the existing unit as tourism accommodation accords with the prevailing policies by virtue of being a small scale tourism development that is appropriate to a rural area; such developments aide in ensuring the economic vibrancy and vitality of rural communities and areas and can often be a good means of business diversification. Tourism and the provision of associated accommodation attracts visitors to the area. This brings a series of economic benefits in terms of visitors and their associated spending at visitor attractions, pubs, restaurants. The conversion to permanent residential use would not bring the same economic benefits.  

The proposed use as permanent residential dwelling would intensify the use of the site; there would be an increase in the prevalence of domestic paraphernalia, which would be damaging the character and visual amenities of the open countryside. Given the location of the site in relation to the village of Chipping, any occupants of the dwelling would be heavily reliant on the use of private transport in order to access services, shops and community facilities. The use of the unit as holiday accommodation will clearly also rely on such means of transport, however the permanent residential use throughout the year will result in a significant increase in of car bourn journeys in comparison, as people access jobs and services.

The principle justification for the proposed change of use, that has been provided by the applicant, is that the holiday accommodation is no longer viable and as such a more viable use would be permanent residential use. As discussed above the conversion to tourism accomodarton was granted in January 2010, with the scheme completed in early 2010. However the Councils Building Control section records the completion date as June 2012.

No compelling justification has been provided by the applicant in terms of demonstrating the viability of the holiday accommodation. There is no evidence of whether or how the holiday accommodation was ever marketed. It is therefore impossible to determine whether the holiday accommodation is unviable as a business venture. 

It is also noted that the unit has never been registered with the Council for business rates; it has however been registered as paying Council Tax since April 2012. This would suggest that the unit has never been actively used as commercial holiday accommodation or a business venture and instead is been used as domestic residence.

The applicant states that pre-application advice was sought on the principle of converting the property to permanent residential in 2011; the advice offered raised some concerns with regards to the isolation of the building. Notwithstanding this the advice offered was without prejudice to any ultimate determination the Council make on any subsequent application. It should also be noted that the advice also pre-dates the adoption of the National Planning Policy Framework in March 2012. The fact that pre-application advice was sought at this time, circa 12 months post the stated completion date only adds more doubt as to whether the property has ever been actively marketed as tourism accommodation to prove its level of viability. 

Therefore to conclude. No compelling justification has been provided as to demonstrate that the ongoing consented use, as holiday accommodation is unviable. In addition to this the proposed conversion would be considered to be an unsustainable form of development contrary to NPPF; and the presumption in favour of sustainable development. There are no special circumstances that would override this concern. I therefore recommend that planning permission for the change of use to permanent residential be refused, in addition to this I feel further investigations by the Council’s enforcement team should be undertaken to determine whether the property is been lived in not in accordance with the conditions of its consented use as holiday accommodation.      



	RECOMMENDATION: That permission be refused and enforcement actions be taken.


DATE INSPECTED: 08/08/13

















