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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Conversion of 2 no. holiday lets into 1 no. dwellinghouse

	Site Address/Location:
	Pendle View Lovely Hall Lane Copster Green BB1 9EQ

		

	CONSULTATIONS: 
	Parish/Town Council

	Salesbury parish Council have raised no objections to the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to the imposition of conditions.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DMI2 – Transport Considerations
Key Statement EC3 – Visitor Economy

Policy DMB3 -  Recreation and Tourism
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME6 – Water Management

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)
Technical Guidance to National Planning Policy Framework


	Relevant Planning History:

3/2021/0614:
Variation of condition 7 of planning permission 3/2017/0008 - to modify the use of the holiday lets.  (Refused)

3/2017/0008:
Proposed redevelopment of the existing childrens nursery to two holiday lets.  (Approved)

3/2016/0620:
Proposed redevelopment of the existing child day care centre and first floor accommodation into two apartments. (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two-storey semi-detached building that currently accommodates two holiday apartments.  The site is located within the defined settlement limits of Copster Green which is designated as a Tier 2 settlement.


	Proposed Development for which consent is sought:

The application seeks consent for the conversion of two holiday lets to that of a single residential dwelling.  It is proposed that the ground floor will accommodate primary living accommodation (lounge/dining and kitchen) with two-bedrooms with an additional lounge being accommodated at first floor with three bedrooms also being provided on the floor.

Externally it is proposed that an existing wraparound porch will be removed from the north and east elevation with a domestic gabled porch being erected on the north elevation.  Two double doors on the east elevation will be removed including the erection of a small infill extension to accommodate an en-suite bathroom.

It is proposed that the existing dormers on the rear (south) elevation will be altered with the existing flat-roofed dormer being reconfigured to a gabled configuration.  The existing gabled dormer will also be altered with the existing window being relocated to a more centralised position.  It is further proposed that a multi-fold door arrangement will be installed on the south elevation with alterations to the existing fenestrational arrangement also being proposed.


	Principle of Development:

The proposal seeks consent for that of the creation of a new residential dwelling within a Tier 2 settlement, as such Policy DMG2 is primarily engaged for the purposes of assessing the principle of the creation of a new residential planning unit in this location.

Policy DMG2 of the Ribble Valley Core Strategy seeks to restrict residential development within the open countryside and Tier 2 Village settlements to that which meets a number of explicit criteria, with Key Statement DS1 also reaffirming these criteria and setting out the overall spatial aspirations for development within the Borough.  

Policy DMG2 is two-fold in its approach to guiding development. The primary part of the policy DMG2(1) is engaged where development proposals are located ‘in’ principal and Tier 1 settlements with the second part of the policy DMG2(2) being engaged when a proposed development is located ‘outside’ defined settlement areas or within Tier 2 villages, with each part of the policy therefore being engaged in isolation and independent of the other dependant on the locational aspects of a proposal.  

The mechanics and engagement of the policy are clear in this respect insofar that it contains explicit triggers as to when the former or latter criterion are applied and the triggers are purely locational and clearly based on a proposals relationship to defined settlement boundaries and whether, in this case, such a proposal is ‘in’ or ‘outside’ a defined settlement.  

The proposal is located within the defined settlement limits, in this respect when assessing the locational aspects of development, it is the latter part of Policy DMG2 (Policy DMG2(2)) which remains engaged which 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.

In respect of the matter of ‘local need’, need is defined within the Adopted Core Strategy as ‘Local needs housing is the housing developed to meet the needs of existing and concealed households living within the parish and surrounding parishes which is evidenced by the Housing Needs Survey for the parish, the Housing Waiting List and the Strategic Housing Market Assessment’.  

No such information has been provided that would suggest the proposal is that for local needs housing that meets an identified need, nor can it be argued that the development is needed for the ‘purposes of forestry or agriculture’.  As such, notwithstanding other development management considerations, the principle of the creation of a new residential dwelling in this location is in direct and clear conflict with the criterion of Policy DMG2.

Key Statement DS1 is also of relevance insofar that it further sets out the locational aspirations for new residential housing growth within the borough.  In this respect DS1 states that ‘in the 23 remaining Tier 2 Village settlements, which are the less sustainable of the 32 defined settlements, development will need to meet proven local needs or deliver regeneration benefits’.  Given the proposal is not that which meets a proven local need nor does it deliver any measurable regeneration benefits, it cannot be considered that the proposal aligns with the main aims and objectives of Key Statement DS1.

The supporting information states that the proposal is that of ‘conversion’, as such consideration must be given to the requirements of Policy DMH4.  Policy DMH4 allows for the creation of new residential planning unts through the conversion of existing buildings subject to such proposals meeting a number of explicit criterion, in this respect the Policy reads:

Planning permission will be granted for the conversion of buildings to dwellings where

1. The building is not isolated in the landscape, i.e. it is within a defined settlement or forms part of an already group of buildings, and
2. There need be no unnecessary expenditure by public authorities and utilities on the provision of infrastructure, and
3. There would be no materially damaging effect on the landscape qualities of the area or harm to nature conservations interests, and
4. There would be no detrimental effect on the rural economy, and
5. The proposals are consistent with the conservation of the natural beauty of the area.
6. That any existing nature conservation aspects of the existing structure are properly surveyed and where judged to be significant preserved or, if this is not possible, then any loss adequately mitigated.

The building to be converted must:

1. Be structurally sound and capable of conversion for the proposed use without the need for extensive building or major alternation, which would adversely affect the character or appearance of the building. the council will require a structural survey to be submitted with all planning application of this nature. this should include plans of any rebuilding that is proposed;
2. Be of a sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character or appearance of the building, and
3. The character of the building and its materials are appropriate to its surroundings and the building and its materials are worthy of retention because of its intrinsic interest or potential or its contribution to its setting, and
4. The building has a genuine history of use for agriculture or another rural enterprise.
 
The building currently accommodates two holiday lets with the prior use being that of a childrens nursery.  In this respect the proposal fails to meet the essential criterion of the latter part of Policy DMH4 insofar that the building does not benefit from a ‘genuine history of use for agriculture or another rural enterprise’.

As such, and taking account of the above matters, it can only be concluded that the proposal is considered contrary to Key Statement DS1 and Policies DMG2  and DMH4 of the Ribble Valley Core Strategy in that approval would lead to the creation of a new residential dwelling in a Tier 2 settlement, without sufficient justification insofar that it has not been adequately demonstrated that the proposal is for that of local needs housing that meets a current identified and evidenced outstanding need.

Notwithstanding the above identified conflict with the adopted development plan, given the Tier 2 location of the site, consideration must also be given in respect of the sustainability of the settlement and its appropriateness for accommodating further residential housing growth.  

The settlement of Copster Green is devoid of any local services, this matter was clarified at historic appeal which related to housing development outside but directly adjacent the settlement (APP/T2350/W/15/3134524).  In determining the appeal the inspector stated that ‘The Framework makes clear at Paragraph 7 the importance of accessible local services and the site would perform poorly in that regard. The site does not fall within any defined settlement. It is next to Copster Green, but that is identified as a less sustainable ‘Tier 2’ settlement within the Core Strategy. The categorisation of the settlements was carried out as part of the evidence base for the 2014 Core Strategy and none of the evidence presented at this appeal casts serious doubt on it. Although the appellant has identified a range of services within a wider area, trips to reach them are likely to usually be made by car in my view. While there are bus stops close to the site, it appears that the bus services are limited. Thus, even daily basics such as bread or milk are likely to necessitate a car trip. Two railway stations are said to be ‘within cycling distance’ but I attach limited weight to that in respect of a proposal specifically aimed at older residents’.  The Inspector Further concluded that ‘moreover, the lack of services and facilities close to the appeal site suggest that this is not the best location to meet housing needs’.

Taking account of the above and that there are no adequate local services within the settlement of Copster Green that would provide for additional housing growth, it is considered that  that occupants of the residential dwelling would fail to benefit from adequate walkable access to 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 and the National Planning Policy Framework presumption in favour of sustainable development.


	Impact Upon Residential Amenity:

Taken account of the proposed alterations, it is not considered that the proposal will result in any undue impact upon existing residential amenities by virtue of a loss of light, loss of privacy or overbearing impact.


	Visual Amenity/External Appearance:

The alterations proposed largely preserve the inherent character of the existing building with the most fundamental alteration being the removal of the existing wraparound porch/veranda.  As such and given there are no other significant alterations proposed, it is not considered that the proposal will result in any undue impact upon the character or visual amenities of the area.


	Landscape/Ecology:

No implications resultant from the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


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

	
01
	
The proposal is considered contrary to Policy DMH4 in that the building to which the application relates does not benefit from a historic use for agricultural uses or a rural enterprise.


	
02
	
The proposal is considered contrary to Key Statements DS1, DS2, and Policy DMG2 of the Ribble Valley Core Strategy insofar that approval would lead to the creation of a new residential dwelling within a Tier 2 settlement, without sufficient justification insofar that it has not been adequately demonstrated that the proposal is for that of local needs housing that meets a current identified and evidenced outstanding need


	
03
	
The creation of a new residential dwelling in this location would perpetuate an already unsustainable pattern of residential development, without sufficient or adequate justification, insofar that occupants of the residential dwelling would fail to benefit from adequate walkable access to 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 and the National Planning Policy Framework presumption in favour of sustainable development.
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