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	Development Description:
	Proposed erection of a timber single storey granny annex for ancillary use to the main dwelling.

	Site Address/Location:
	5 Hawthorn Close, Langho. BB6 8DZ

	

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish Council have raised an objection in relation to the proposal. This objection is summarised as:

· Impact of the proposal upon visual amenity


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:

	No objection subject to the implementation of additional planning conditions.

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal. The objection is summarised as: 

· Impact of the proposal upon visual amenity

· Impact of the proposal upon highway safety


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN1 – Green Belt
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

3/2008/0636:
Proposed two storey side extension and rear extension to existing house to form lounge, bedroom and study and including roof patio (over study) and raised decking area to rear garden (Approved)

3/2021/0886:
Application to determine whether it would be lawful to site a mobile home on adjacent land to be used as annex accommodation (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property in Langho. The property consists of brick, concrete roof tiles and white UPVC doors and windows. The proposed granny annex would be sited on a parcel of agricultural land situated immediately to the South of the main property which the applicant wishes to incorporate as part of their residential curtilage. The proposal site is situated at the end of a residential cul-de-sac comprising a small number of detached two storey dwellings with a large area of open countryside to the periphery.


	Proposed Development for which consent is sought:

Consent is sought for the construction a single storey granny annex and an extension of the property’s residential curtilage.


	Principle of development:

The proposal site is situated in the designated Green Belt. Green Belt areas are assigned optimum levels of protection from all types of development. With regards to development within Green Belt areas, paragraph 137 of the NPPF states: “The Government attaches great importance to Green Belts. 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”.

The NPPF states that Green Belt areas primarily serve five purposes which are: 

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.

Furthermore, Key Statement EN1 of the Ribble Valley Core Strategy states that ‘the overall extent of the Green Belt will be maintained to safeguard the surrounding countryside from inappropriate encroachment.’

The Location Plan submitted with the application indicates that the applicant is in ownership of land situated immediately to the South of the main property. The land parcel covers an area of approximately 760 square metres and lies within the surrounding Green Belt. The plans submitted show that the proposed granny annex would be situated within the land parcel.

Paragraph 149 of the NPPF states that:

‘A local planning authority should regard the construction of new buildings as inappropriate in the Green Belt. Exceptions to this are:

· buildings for agriculture and forestry;

· the provision of appropriate facilities for outdoor sport, outdoor recreation, cemeteries and burial grounds and allotments;

· the extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building;

· the replacement of a building, provided the new building is in the same use and not materially larger than the one it replaces;

· limited infilling in villages;

· limited affordable housing for local community needs under policies set out in the development plan

· limited infilling or the partial or complete redevelopment of previously developed land, whether redundant or in continuing use

The design and access statement provided in support of the application states ‘the proposal is for an ancillary granny annex that will be located within an existing residential curtilage and will be heavily dependent on the host dwelling’ however, this statement is problematic on two counts. 

First, the design statement notes:

‘It is intended that the occupant will be preparing and eating meals in the main dwelling, watching television / relaxing, socialising with the family and using existing household facilities’ however the proposed floor plans submitted with the application indicates that the granny annex would contain a kitchen and dining area, living room, bathroom and en-suite, all of which would suggest that the granny annex would in fact have a notable degree of independence from the main property. 

As such, there is reasonable evidence to suggest that the proposed granny annex would function as a separate dwelling that would not accord with any of the exceptions listed above in paragraph 149 of the NPPF. 

Second, the applicant states that the granny annex ‘will be located within an existing residential curtilage’ however this statement is inaccurate in as much that the land parcel forming the proposal site for the granny annex has never been subject to an application to extend the property’s residential curtilage. This is reflected in the applicant seeking consent to extend the property’s residential curtilage in the current proposal.

As such, this aspect of the proposal presents a fundamental issue in as much that the proposed land parcel lies within the Green Belt however to approve an extension of residential curtilage with the Green Belt would be contrary to the aims of the NPPF and Ribble Valley Borough Council Core Strategy outlined above as the designation of land as Green Belt is intended to protect the open countryside from the encroachment of new development, irrespective of how small or large it may be.

Accordingly, the proposal is deemed to be unacceptable on two grounds; namely that the proposed granny annex is considered to be inappropriate development within the Green Belt and that the proposed extension of residential curtilage would constitute encroachment into the countryside, both of which would be harmful to the openness and visual character of the surrounding Green Belt and in turn contrary to paragraphs 138, 145 and 149 of the NPPF.

	Residential Amenity:

The proposed granny annex would be sited approximately 20 metres away from the nearest neighbouring properties which in this instance would be No. 6 and No. 4 Hawthorn close therefore no loss of privacy, natural light or outlook to any neighbouring residents is anticipated as a result of the proposed works.


	Visual Amenity:

The proposed granny annex would be a visually imposing structure by virtue of its significant footprint measuring almost 40 feet in length with a width of just over 20 feet which would be comparable to the footprint of the main property. The annex would be highly visible in as much that it be sited forward of the main property’s front building line where it would be visible from numerous neighbouring properties on Hawthorn Close and Whalley Old Road by virtue of the difference in topography between Hawthorn Close and Whalley Old Road which looks down onto the proposal site. Furthermore, the annex would be a noticeable anomaly within the existing pattern of development in as much that none of the other properties on Hawthorn Close incorporate large detached structures to the front of their principle elevations.


Paragraph 145 of the NPPF states that: 

‘Once Green Belts have been defined, local planning authorities should plan positively to retain and enhance landscapes and visual amenity’. 

Furthermore, Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style’ and ‘not adversely affect the amenities of the surrounding area’ however given the proposal’s scale, massing, siting and high level of visibility, it is considered that the proposed granny annex would be an over dominant and incongruous addition to the existing pattern of development that would be both harmful to the visual amenities of the immediate street scene and surrounding Green Belt, both of which would be contrary to the aims of the above policy and guidance set out in Paragraph 145 of the NPPF.


	Landscape/Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

Lancashire County Council highways have no objections to the proposal subject to the implementation of additional planning conditions to ensure compliance with highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal does not raise any concerns in relation to residential amenity in as much that the proposed works would not allow any new opportunities for overlooking or lead to any loss of natural light, outlook or noise disturbances for any neighbouring residents.

The applicant has stated that the proposed works would provide ancillary accommodation for two elderly residents with health issues which in turn would allow the occupants of the main property to provide comprehensive care for their relatives however it is of upmost importance that all planning applications should be considered on their own individual merits and whilst the above circumstances are noted it is not considered in this particular case that they would amount to an occurrence of ‘very special circumstances’ detailed in paragraph 148 of the NPPF.

Moreover, the proposal is considered to be inappropriate development within the Green Belt in as much that the proposed granny annex fails to accord with any of the exceptions for new buildings listed above in paragraph 149 of the NPPF. 

Furthermore, the proposal would be contrary to the aims of Paragraphs 138 and 145 of the NPPF and Policy DMG1 and Key Statement EN1 of the Ribble Valley Core Strategy, all of which aim to retain the visual character, openness and permanence of the Green Belt through guarding against excessive development and inappropriate encroachment.

It is for the above reasons and having regard to all material considerations and matters raised that planning consent be refused.


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

	01
	The proposal is considered to be inappropriate development within the Green Belt in as much that the proposed works would be contrary to the main aims and objectives of Paragraph 149 of the NPPF which seeks to limit the development of new buildings in the Green Belt to those that are for the purposes of agriculture, forestry, essential outdoor sport and recreation, cemeteries and for other uses of land which preserve the openness of the Green Belt and which do not conflict with the purposes of the designation.

	02
	It is considered that the approval of this application would lead to the creation of an over dominant and incongruous form of development that would fail to protect, enhance or conserve the character, visual amenities and openness of the Green Belt, all of which would be in direct conflict with Paragraphs 138 and 145 of the NPPF and Policy DMG1 and Key Statement EN1 of the Ribble Valley Core Strategy.
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