	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0961
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	Date Inspected:
	09/11/2021
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed demolition of an existing garage/store and the construction of one new self-build, eco home with integral double garage.

	Site Address/Location:
	Cowgill Farm Gisburn Road Sawley BB7 4LH

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC (Highways):
	

	No objection.

	

	CONSULTATIONS: 
	Additional Representations.

	Two letters have been received and relate to concerns regarding demolition and disposal of asbestos from the site.


	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations
Key Statement H1 – Housing Provision
Key Statement H2 – Housing Balance
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DMH3 – Dwellings in the Open Countryside & AONB

National Planning Policy Framework
National Planning Policy Guidance

	RELEVANT PLANNING HISTORY:
No relevant planning history.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site lies within the Open Countryside to the south of the A59 between the settlements of Clitheroe and Gisburn. The site is accessed from the A59 along an approximately 500m long access track which joins the A59 to the west of the Dunbia abattoir. 

The group of buildings at Cowgill Farm comprises Cowgill House, Cowgill Farm and Cowgill Cottage. The applicant, who resides at Cowgill Farm, also owns surrounding fields and agricultural buildings.


	Proposed Development for which consent is sought:
Consent is sought for the demolition of an existing building located to the west of Cowgill Cottage and the construction of a ‘self-build eco home’. The building to be demolished was previously the subject of a Class Q application with the applicant claiming its use as being for agriculture. It is now stated within the current application that the building has been used as a store/garage building in association with Cowgill Farm.

The existing building would be demolished and, in its place, would be erected a new single storey dwelling measuring 28m x 9.8m and a height to the ridge of 4.1m. The dwelling would provide open plan living/dining/kitchen, snug, office, two bedrooms and internal garage as well as cycle store, plant, utility and pantry. It would be faced externally with random natural stone.

It is stated that the building would be ‘ultra-low energy’ and would benefit from rainwater harvesting, solar panels and air-source heat pump.


	Principle of Development:
Having regard to the latest published housing land supply position Council can demonstrate a five-year supply of housing land. The relevant policies for the supply of housing contained in the adopted Core Strategy can be afforded full weight and the presumption in favour of sustainable development is not engaged. 

Key Statement DS1 states that:-

‘The majority of new housing development will be concentrated within an identified strategic site located to the south of Clitheroe towards the A59 and the principal settlements of Clitheroe, Longridge and Whalley.’

In addition to the strategic site at Standen and the borough’s principal settlements, development will be focused towards Tier 1 Villages, which are the more sustainable of the 32 defined settlements. 

The application site lies in an area defined as open countryside and is detached from principal settlements and Tier 1 Villages. Core Strategy Policy DMG2 (Strategic Considerations) states that:-

Within the Tier 2 Villages and outside the defined settlement areas development must meet at least one of the following considerations:

1. The development should be essential to the local economy or social wellbeing of the area.
2. The development is needed for the purposes of forestry or agriculture.
3. The development is for local needs housing which meets an identified need and is secured as such.
4. The development is for small scale tourism or recreational developments appropriate to a rural area.
5. The development is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated.
6. The development is compatible with the enterprise zone designation.

As the application site lies outside a defined settlement area it must meet at least one of the considerations listed in Policy DMG2. Core Strategy Policy DMH3 relates specifically to dwellings in the open countryside and AONB. It reads:-

Within areas defined as Open Countryside or AONB on the proposals map, residential development will be limited to:

1. Development essential for the purposes of agriculture or residential development which meets an identified local need. In assessing any proposal for an agricultural, forestry or other essential workers dwellings a functional and financial test will be applied.
2. The appropriate conversion of buildings to dwellings providing they are suitably located and their form and general design are in keeping with their surroundings. Buildings must be structurally sound and capable of conversion without the need for complete or substantial reconstruction.
3. The rebuilding or replacement of existing dwellings subject to the following criteria:
· the residential use of the property should not have been abandoned.
· there being no adverse impact on the landscape in relation to the new dwelling.
· the need to extend an existing curtilage.

In order to satisfy policies DMG2 and DMH3 in principle residential development in the open countryside or AONB must meet an identified local housing need or one of the other criteria. The provision of one open market dwelling would fail to meet any of the criteria to satisfy the abovementioned policies. It is noted that the application references the needs of the applicant. According to the submitted information, the applicant is still involved in the day-to-day running of an agricultural enterprise that operates from the site but is seeking to withdrawn from the business and will pass on responsibility for running the farm onto his sons. It is stated that the existing property, Cowgill Farm, is now too large for the applicant and his wife. Their plan is to leave their existing property to the younger family members and move into the proposed dwelling to be able to provide support for their sons during their later years.

The application is not supported by any information relating to the agricultural activities at the site. There is no information to demonstrate that there is a functional and financial requirement for a farm worker to reside at Cowgill Farm. As such, there is no convincing evidence provided in support of the application to demonstrate the requirement for the provision of a farm workers dwelling. In addition, the proposed dwelling, whilst single storey, appears to have a similar, if not larger, floor space area than the existing farmhouse and therefore contradicts with the argument that the applicant wishes to downsize.

Reference to the terms ‘self-build’ and ‘eco-home’ are noted and considered below.

The Self-build and Custom House Building Act 2015 (as amended by the Housing and Planning Act 2016) places a statutory duty on Local Planning Authorities to provide opportunities for self-build housing to meet demand arising as recorded on the Council’s self-build register. In considering whether a home is a self-build or custom build home, relevant authorities must be satisfied that the initial owner of the home will have primary input into its final design and layout. Paragraph 6.5 of the Planning Statement confirms that the proposed development is architect designed and therefore the local planning authority cannot be satisfied that the applicant has had sufficient input into the scheme design. In addition to this, the applicant is not registered on the Council’s self-build register and additionally there is no demand for self-build plots in Sawley specifically amongst existing people on the register. Therefore the proposed dwelling would not satisfy demand reflected on the self-built register.

In addition to the above, whilst the Self-build and Custom Housing Building Act 2015 makes provision for Local Authorities to maintain a register of people who are seeking to acquire a serviced plot, and for Local Authorities to have regard to the demand for custom build housing as evidenced by the registers, the Act does not provide for the approval of self-built plots irrespective of or as an exception to the provisions of the development plan. In accordance with the Town and Country Planning Act 1990, planning applications “must be determined in accordance with the development plan, unless material considerations indicate otherwise”. It is for the decision maker to decide what weight is to be given to the material considerations in each case. 

Whilst the term ‘eco-home’ is used, there is no case made that the proposed dwelling would represent a paragraph 80 home. Paragraph 80 of the NPPF seeks to avoid the development of isolated homes in the countryside unless one of the circumstances a) to e) apply. Criteria e) relates to design that is of exceptional quality. 

It is considered that the building is ‘isolated’ in NPPF terms – it does not form part of a settlement or village. However, the proposals would not meet the requirements of paragraph 80. The design is not considered to be ‘truly outstanding’ and whilst a number of energy saving measures are proposed, they would not be unique or innovative. As such, the proposed dwelling would constitute a new isolated home in the countryside contrary to paragraph 80 of the NPPF.

Key Statement DMI2 requires new development to be located to minimise the need to travel, incorporating good access by foot and cycle and have convenient links to public transport to reduce the need for travel by private car. Policy DMG3 requires proposals to locate development in areas which maintain and improve choice for people to walk, cycle or catch public transport rather than drive between homes and facilities which they need to visit regularly.

The A59 is the main strategic route through the borough but there are no public transport options available in the locality. The nearest Tier 1 Villages, offering limited services and facilities, are Gisburn and Chatburn both of which are over 4km away. There are considered to be no day-to-day facilities that future occupants could reasonably be expected to reach without the use of a private motor vehicle.

Taking the above into account, the proposals are contrary to Key Statements DS1 and DMI2 and policies DMG2, DMG3 and DMH3 of the Core Strategy.


	Design and Visual Appearance:
It is stated within the application that the building has an established use as a garage/store. It is noted however that the applicant applied for prior approval under Class Q of the General Permitted Development Order 2015 for conversion from agricultural use to a dwelling. As part of the application, ref. 3/2017/0911, the applicant stated that the building was last used for the purposes of agriculture. Photographs taken during a visit to the site in 2017 indicate that the building was in use for agricultural storage and therefore, on balance of probability, its lawful use is for agriculture.

The existing building is not worthy of retention and does not contribute to the character of the area. As such, its removal would provide some benefits but such buildings are a common sight in the countryside scene. Nonetheless, the application proposes the erection of a replacement building that is almost identical in proportions. Demolition of the existing building and replacement with a generously sized dwellinghouse faced with local materials would have a neutral impact on the landscape. The site is relatively well-contained by existing perimeter hedgerows and fencing and therefore the proposed domestic gardens and associated parking would be largely screened from view. However, the roof of the building would be visible from a passing public right of way to the south (3-18-FP 15) and the provision of domestic flues, roof lights and solar panels would signify the buildings’ domestic use.


	Residential Amenity:
The proposed development would not result in any undue impact on neighbouring residents through loss of light, outlook or privacy. The south elevation of the proposed dwelling would face a 2m high close boarded boundary fence from close distance and this is likely to restrict outlook somewhat. However, it is considered that this would not be sufficient to warrant refusal of the application and the proposed dwelling would still provide an acceptable standard of living accommodation.


	Ecology:
A protected species survey has been submitted which found no evidence of bats using the property during the time of the survey and concludes that the proposed works are unlikely to cause disturbance to bats, result in the loss of a bat roost or cause injury or death to bats. The survey report recommends that demolition take place outwith bird nesting season and that three compensatory artificial swallow nesting cups be incorporated into the proposed new build.

The tree survey submitted with the application indicates that the proposals would not have impact of trees at the site subject to protection in accordance with BS5837.


	Highway Safety:
The County Highways Officer has raised no objection on highway safety grounds and is satisfied that the parking arrangement proposed would comply with on-site parking requirements.


	Conclusion:
The development would conflict with Key Statement DS1 and Policies DMG2 and DMH3 of the Core Strategy, which guide new housing development to within Principal and tier 1 settlements, with housing within the countryside needing to demonstrate either an essential agricultural or local need. The proposed dwelling would also constitute a new isolated home in the countryside contrary to NPPF paragraph 80.

 The applicant has failed to provide sufficient information to demonstrate that the proposed dwelling is requirement for an essential agricultural worker, would meet the definition of local needs housing, would meet the definition of or satisfy demand for self or custom-build housing in the borough or would meet the considerations at paragraph 80 e) of the Framework.  

The proposed development is also contrary to Key Statement DMI2 and Policy DMG3 given that it would result in an over reliance on the private motor vehicle. Accordingly, it is recommended that the application be refused.


	RECOMMENDATION:
	That the application be REFUSED for the following reasons:

	1. The proposal is contrary to Key Statement DS1 and Policies DMG2 and DMH3 of the Ribble Valley Core Strategy and paragraph 80 of the Framework in that approval would lead to the creation of a new isolated dwelling in the open countryside without sufficient justification. The proposed development would create a harmful precedent for the acceptance of other similar unjustified proposals which would 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.

2. The proposal would lead to the perpetuation of an unsustainable pattern of development, without sufficient or adequate justification, that does not benefit from adequate walkable access to public transport links, local services or facilities, placing further reliance on the private motor-vehicle contrary to the aims and objectives of Key Statement DMI2 and Policy DMG3 of the adopted Core Strategy.
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