	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0820
	[image: ]

	Date Inspected:
	06/10/2021
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSED

		

	Development Description:
	Change of Use of a domestic annexe to form a separate dwelling

	Site Address/Location:
	Tippings Meadow Lyndale Avenue Wilpshire BB1 9LP

		

	CONSULTATIONS: 
	Parish/Town Council

	No objection.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN1 – Green Belt
Key Statement H1 – Housing Provision
Key Statement DMI2– Transport Considerations
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility

National Planning Policy Framework (NPPF)

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development:
Consent is sought for change of use of an existing domestic annexe to form a separate dwelling at Tippings Meadow, Lyndale Avenue, Wilpshire. The application site is located in the Green Belt close to the settlement boundary of Wilpshire.

A four garage was erected on site in the early 2000s under householder permitted development rights. On 23 July 2008, the local planning authority issued a certificate of lawfulness confirming that the building could be lawfully used for private and domestic purposes in association with Tipping Meadow, and that proposed works to convert and use the structure as ancillary accommodation to the main house could also be carried out lawfully. This work was completed in September 2014.

The applicant seeks permission to change the use of the building to an independent dwellinghouse.
 

	Relevant Planning History:
3/2008/0450 – Lawful development certificate to convert an existing domestic four car garage to form 'Granny Annex' to be used as ancillary accommodation to the main dwelling. Any alterations to the building would be of matching facing materials. Approved.

3/2000/0498 – Four car garage and store in position of existing greenhouse. Withdrawn.


	Principle of Development:
Key Statement DS1 of the Core Strategy seeks to establish the sustainable pattern of growth by directing the majority of new housing development to the strategic site and the principal settlements of Clitheroe, Longridge and Whalley. Policy DMG2, which assists in the interpretation of the development strategy, requires development within the Tier 2 villages and outside the defined settlement areas to meet at least one of six considerations.

Policy DMG2 does not relate specifically to Open Countryside, AONB or Green Belt land; rather, it encompasses all of the aforementioned designations by referring to ‘land outside the defined settlement areas’. It is therefore relevant to the determination of this application and applicable to development in the Green Belt.

The Local Planning Authority is able to demonstrate a robust supply of housing land and therefore policies relevant to the delivery of new housing can be given full weight in the decision-making process. The proposed development would not meet any of the considerations contained in Policy DMG2 (2) which would render the proposals acceptable on ‘land outside the defined settlement areas’. It is therefore deemed that the development would be contrary to Policy DMG2 of the Core Strategy.

It has been considered by a previous appeal Inspector that Core Strategy Policy DMH3 ‘Dwelling in the Open Countryside and AONB’ is not engaged by development proposals in the Green Belt given it relates specifically to ‘Open Countryside and AONB’ designations.

Future occupiers of the proposed dwelling would have reasonable access to public transport with a bus stop around 400 metres away on Whalley Road. Wilpshire does however offer only a limited range of services and facilities, with the nearest convenience store selling day-to-day food items being a butcher on Whalley Road around 1.2km away. As such, there is likely to be some reliance on the private motor vehicle.


	Impact on the Green Belt:
The site is located in the designated Green Belt. The fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open; the essential characteristics of Green Belts are their openness and their permanence. Green Belt serves five purposes: 

a) to check the unrestricted sprawl of large built-up areas; 
b) to prevent neighbouring towns merging into one another; 
c) to assist in safeguarding the countryside from encroachment; 
d) to preserve the setting and special character of historic towns; and 
e) to assist in urban regeneration, by encouraging the recycling of derelict and other urban land. 

Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. Paragraph 150 of the Framework identifies certain forms of development that are not inappropriate in the Green Belt provided they preserve its openness and do not conflict with the purposes of including land within it. This includes ‘the re-use of buildings provided that the buildings are of permanent and substantial construction’.

The proposal seeks to re-use an existing building and would require no physical alterations. It would not result in any negative impact on Green Belt openness.


	Visual Amenity/External Appearance:
Key Statement EN2 of the Core Strategy states “As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials” and Policy DMG1 is used in the determination of planning applications in terms of their general design and appearance. Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature, as well as scale, massing, features and style. 

The application proposes no alterations to the appearance of the existing building. In the event that consent is granted, permitted development rights for the dwelling could be removed if necessary.


	Impact Upon Residential Amenity:
There would be no impact on neighbouring residents as a result on the development proposals. The relationship between buildings would enable the building to be used as a separate residence without impacting on privacy.


	Highways
On matters of highways and accessibility, the County Highways Surveyor has raised no objection to this arrangement.


	Conclusion:
It is acknowledged that the proposals would have no detrimental impact of the Green Belt. However, the proposed development is contrary to Ribble Valley Core Strategy Policy DMG2 which seeks to resist open market residential development in such locations and approval of the scheme, without sufficient justification, would result in harm to the development strategy for the borough and would set a harmful precedent for similar unjustified proposals.


	RECOMMENDATION:
	That planning consent be refused for the following reason(s):

	01
	The proposal is considered contrary to Policy DMG2 of the Ribble Valley Core Strategy in that approval would lead to the creation of a new residential dwelling in the defined Green Belt, located outside of a defined settlement boundary, without sufficient justification and would create a precedent for the acceptance of other similar unjustified proposals which would cause harm to the development strategy for the borough and have an adverse impact on the implementation of the planning policies of the Council contrary to the interests of the proper planning of the area in accordance with core principles and policies of the NPPF.
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