Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0693/P

	Development Proposed:
	Removal of Condition 5 of planning consent 3/2010/0070/P at Halsteads Farm, Rimington, Clitheroe, Lancashire, BB7 4EA.



	CONSULTATIONS: Parish/Town Council

	Rimington and Middop Parish Council – No observations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Highways) – No comments.



	CONSULTATIONS: Additional Representations.

	No additional representations have been received.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy H2 - Dwellings in the Open Countryside.

Policy H23 - Removal of Holiday Let Conditions.
Policy ENV3 - Development in Open Countryside.

Policy H15 - Building Conversions - Location.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).
Policy DME2 of the Core Strategy (Regulation 22 Submission Draft).
Policy DME3 of the Core Strategy (Regulation 22 Submission Draft).
Policy DMH3 of the Core Strategy (Regulation 22 Submission Draft).
Policy DMH4 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN2 of the Core Strategy Regulation 22 Submission Draft.


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

	Planning permission was granted in April 2010 for the construction of two holiday cottages on land previously home to agricultural buildings within the curtilage of the Grade II Listed property Halsteads Farm.  The cottages and associated works are now substantially complete.  This application seeks permission for the removal of the condition that restricts the use of the two cottages as holiday lets in order for them to be used as dwellings within the C3 use class.  The main considerations in respect of this proposed creation of two new dwellings are the principle of the development, the potential impact on the amenity of nearby neighbours and whether the scheme will have an impact on highway safety.

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  The RSS has now been revoked.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 scheme should be appraised is set out in the context of national, regional and local development plan policies.  At a national level the NPPF 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, 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 housing.  Following a resolution at Planning and Development Committee on October the 10th 2013 in relation to the methodology used to calculate housing figures, as at 31st July 2013, Ribble Valley can demonstrate a 4.25 year supply of housing including a 10% allowance for slippage, but no detailed site adjustments for deliverability.  This is using the Sedgefield method.  On this basis, the statement in NPPF cited above which advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits is at this time an important consideration.

Paragraph 51 of the NPPF also provides important guidance noting that ‘Local planning authorities should identify and bring back into residential use empty housing and buildings in line with local housing and empty homes strategies.  They should normally approve planning applications for change to residential use and any associated development from commercial buildings where there is an identified need for additional housing in that area.
Paragraph 55 of the NPPF is also considered important as it seeks to promote sustainable housing development in rural areas stating that “housing should be located where it will enhance or maintain the vitality of rural communities, e.g. 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 there are special circumstances”.  A number of such “special circumstances” are then listed within the paragraph, however this development would not satisfy any of the listed “special circumstances”.  That said the Council does not consider that it needs to because the proposal would not result in an “isolated home in the countryside”, especially when considering that permission has recently been granted for four properties on land close to the applicants property (3/2013/0416/P).  The reference to isolated development needs to be considered within the context of the stated requirement for development to enhance or maintain the vitality of rural communities.

Although not within the settlement boundary of Rimington (as stipulated in the historic Local Plan), the Council contends that the application site is within close proximity to the built up area and existing dwellings (approximately 100m from the edge of the settlement) of Rimington, as well as being within 350m of the settlement of Stopper Lane.  The occupiers of these proposed dwellings will contribute as much towards enhancing and maintaining existing local facilities as the residents of dwellings within the settlement boundary.

In terms of the saved Local Plan policies, the site lies within the Forest of Bowland Area of Outstanding Natural Beauty, and the relevant saved policies of the Local Plan in relation to the principle of the proposal are H23 and H2.  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.  Policies H2 and H15 are particularly relevant in any assessment”.  Local Plan 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, 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.  Core Strategy Policy DMH4, intended to replace the position described within Local Plan Policy H23, is also a consideration however given the Council’s view on the site not being in an isolated location in regards to the existing settlements of Rimington and Stopper Lane, only limited weight can be given to this Policy as a consideration.

In considering the above, the site is not in an isolated location in relation to existing built form or the historic settlement boundaries of Rimington and Stopper Lane, and whilst in predominantly rural location (4km to Chatburn and 3.5km to Gisburn), it is considered that the occupiers of these proposed dwellings will contribute as much towards enhancing and maintaining existing local facilities as the residents of dwellings within the settlement boundaries.  The properties approved by virtue of planning permission 3/2013/0416/P were considered as follows ‘I do not consider the proposed development parcel/dwellings to be overly isolated in nature and it is my opinion that they are representative of a logical extension to the existing settlement and the scale and siting of the proposal is reflective of a small level incremental growth that is experienced by settlements over a period of time.’  Therefore, this site is considered no different to that approved above, and is therefore considered an acceptable location for new housing development, and the development of the site in principle would therefore be in accordance with the NPPF presumption in favour of sustainable development.  Therefore, having carefully considered all of the above, the removal of Condition 5 would, on balance, be considered acceptable against the current relevant Policies of the Local Plan.

In considering the planning balance, the proposed development will result in the provision of two dwellings in a sustainable location without any seriously detrimental effects upon ecology/trees or visual amenity due to the building being already present on site.  In addition, due to the distance between the buildings and other nearby neighbouring properties, the amenities of nearby residents will be unaffected and there are no concerns in relation to highway safety.  The scheme will create two modest properties for the local area, and for reasons given in this report, it is not considered that a permission for two dwellings in this relatively built up locality adjacent to Rimington’s historic settlement boundary would have any adverse impacts that would significantly and demonstrably outweigh the benefits when assessed against the policies in the framework taken as a whole.  As there are no specific policies in the Framework that indicate that this development should be restricted, and it is therefore considered that planning permission should be granted subject to appropriate conditions.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal represents an appropriate form of development that would not result in visual detriment to the area, have an adverse impact upon the residential amenity of the occupiers of nearby dwellings, and nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That permission for the removal of condition 5 is granted.


DATE INSPECTED: 13/09/2013














