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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed demolition of former estate workshop and erection of a two storey detached dwelling. Resubmission of application 3/2022/1094.

	Site Address/Location:
	Land Adjacent to Hawthorn Cottage, Slaidburn Road, Newton in Bowland, BB7 3EB.

		

	CONSULTATIONS: 
	Parish/Town Council

	Newton Parish Council:
	Consulted 28/7/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	United Utilities:
	Standard comments provided

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN2: Landscape
Key Statement EN5: Heritage Assets
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport And Mobility
Policy DME2: Landscape And Townscape Protection
Policy DME3: Site And Species Protection And Conservation
Policy DME4: Protecting Heritage Assets
Policy DMH3: Dwellings In The Open Countryside And The AONB

Planning (Listed Buildings and Conservation Areas) Act, Section 72
National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0588:
Permission in principle application for proposed three-bedroom dwelling (Pending at the time of writing)

3/2022/1094:
Proposed demolition of former estate workshop and erection of a two storey detached dwelling (Refused)

3/2022/0733:
Fell and replace ash tree T3 (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a land parcel situated on the North-eastern tip of Newton-in-Bowland within the Forest Of Bowland AONB. The land parcel contains a commercial workshop building and three smaller outbuildings. The application site is currently centred around the use of the workshop building and is also utilised for the storage of tractors, trailers and other miscellaneous equipment. Access to the proposal site is via a private access road from Slaidburn Road with the private access also serving three residential properties and a public car park. The aforementioned residential properties lie directly adjacent to the North-east of the proposal site with woodland encompassing the South-eastern and South-western perimeters of the proposal site. The village centre of Newton lies approximately 150 metres away to the South-west with the wider surrounding area comprising a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the demolition of the existing workshop building and smaller outbuildings within the proposal site in order to accommodate a new detached two storey dwelling, integral car port, parking area and areas of hardstanding.


	Principle of Development:

Key Statement DS1 seeks to direct new housing development towards the identified strategic site and the principal settlements of Clitheroe, Whalley and Longridge in addition to Tier 1 Villages which are the more sustainable of the Borough’s 32 defined settlements. The same policy also requires development within the Borough’s remaining 23 Tier 2 Village settlements to meet proven local needs or deliver regeneration benefits.

In this instance, the proposal site is situated within the defined settlement of Newton-in-Bowland which is identified as Tier 2 Village within the Core Strategy. The proposed development relates to the demolition of the existing buildings within the proposal site in order to accommodate a new detached dwelling and as such would need to be compliant with the above criteria in order to be acceptable in principle.

The current proposal is a resubmission of previous planning application 3/2022/1094. No regeneration benefits or evidence of meeting a local need was identified from the previously refused proposal. The proposal was therefore deemed as failing to meet the above criteria within Key Statement DS1.

Policy DMG2 requires development within Tier 2 Villages to meet at least one of six considerations which are listed as follows:

1. The development should be essential to the local economy or social well-being 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

In this instance, the proposal is not essential to the local economy or social well-being of the area, and, as established above, nor is the development for local needs housing which meets an identified need. In addition, the proposed development would not be used in relation to agriculture and is not considered a small scale use appropriate to a rural area where a local need or benefit can be demonstrated. The proposal therefore fails to meet the above considerations.

Policy DMH3 seeks to limit residential development in the open countryside and AONB to development essential for the purposes of agriculture or residential development which meets an identified local need. The same policy also allows for the conversion of buildings to dwellings and for the rebuilding and replacement of existing dwellings under certain circumstances. The proposal does not meet any of the above exceptions.

Policy DMG3 requires considerable weight to be attached to the availability and adequacy of public transport and associated infrastructure to serve those moving to and from the development. The requirement for development to be sustainable and contribute to the continuation or creation of sustainable communities is also a requirement of the NPPF. The proposed site is within reasonable walking distance of the village centre with its limited services and facilities however future occupants would need to walk along a stretch of road with no footpaths and limited street lighting. The rural location of Newton is such that future occupants would likely be reliant on a private motor vehicle. This weighs against the proposal.

Other material considerations – Self Build

The current proposal is an almost identical resubmission of the previously refused scheme, albeit with the current proposal now expressly presented as a ‘self-build’ scheme for the applicant. No other new  supporting information has otherwise been provided.

With respect to the self-build element of the proposal, the application’s supporting information states:

‘Given the requirement by the applicant for a self-build dwelling in Newton and the fact he has been registered for 2 years on the Self-Build Register, there is a clear housing need that this proposal seeks to meet.’

Whilst no specific policies relating to self-build dwellings have been adopted within the Core Strategy (owing to the Core Strategy preceding the Self-build and Custom Housebuilding Act), the above policies are still pertinent given the fact that a self-build dwelling is still in effect a private dwelling and it is evident the proposal does not comply with the Core Strategy. 

Paragraph 62 of the NPPF states ‘the size, type and tenure of housing needed for different groups in the community should be assessed and reflected in planning policies (including, but not limited to, those who require affordable housing, families with children, older people, students, people with disabilities, service families, travellers, people who rent their homes and people wishing to commission or build their own homes).’

Footnoted, with regard to self-build, is the following:

‘Under section 1 of the Self Build and Custom Housebuilding Act 2015, local authorities are required to keep a register of those seeking to acquire serviced plots in the area for their own self-build and custom house building. They are also subject to duties under sections 2 and 2A of the Act to have regard to this and to give enough suitable development permissions to meet the identified demand. Self and custom-build properties could provide market or affordable housing.’

There is no requirement within paragraph 62 of the NPPF that there must be a specific policy addressing each of the needs, but it should inform development plan policies. As of June 2023 there were 14 people on the Council’s self-build register and so demand is considered to be low. Self-build and custom build housing are one of the types of development falling within the remit of the general housing policies of the Local Plan, which allow for developments that would be suitable for self-build housing, albeit in suitable locations in accordance with the development strategy. 

The authority considers that a failure to require self-build applications to be in accordance with the Development Plan would likely result in the perpetuation of unsustainable patterns of development in locations that would not normally be deemed as sustainable or suitable for further housing growth. The Authority considers that the purpose of the Self-Build Act is not to allow or enable such development to be treated as an exception to the aims or objectives of the Development Plan either by virtue of the circumstances of the potential self-build applicant or the existence of a registered demand.

The Development Plan is generally permissive of housing (including self-build among other specialist types and forms of housing) providing these are to be located in an appropriate location. Furthermore, the Development Plan is also permissive of housing outside of defined settlements providing such housing is to meet clearly identified ‘local need’. The current application does not seek to meet or address such need. Given its location within the AONB and within a Tier 2 settlement the proposal must be considered to be in direct conflict with the aims and objectives of the plan.

Under Section 2A of the Self-build and Custom Housebuilding Act local planning authorities have a duty to grant sufficient numbers of suitable permissions to meet demand for self-build and custom build housing within their area. Section 6 (c) of the SCHA states that development permission is ‘suitable’ if it is permission in respect of development that could include self-build and custom housebuilding. 

The Planning Practice Guidance advises that off-plan housing, homes purchased at the plan stage prior to construction and without input into the design and layout from the buyer are not considered to meet the definition of self-build. Therefore when identifying the supply of self-build and custom build housing, any outline permissions relating to the provision of a small number of dwellings should be included. This is reinforced within Appeal Decision APP/U2370/W/21/3279846, in which Wyre Council included a number of sites for outline consent of 6-dwellings or less within their self-build supply. The Inspector found this acceptable, stating the following:

‘Furthermore, I am mindful that the Act clarifies that development permission is “suitable” if it is permission in respect of development that could [emphasis added] include self-build and custom build housing. Therefore, whilst some of the permissions identified by the Council may not be specifically restricted to self-build or custom housing, that does not mean that someone on the Council’s register could not acquire a plot to construct this type of unit. I therefore find that the Council is meeting the demand for self-build and custom build housing. Consequently, the provision of three self-build and custom plots would not represent a substantial public benefit that outweighs the identified harm to the open and rural character of the countryside.’

As such, the Council argue that there are a number of suitable extant permissions to meet the demand for self-build and custom build housing, where the permission is in respect of development that could include self-build and custom housebuilding. The same methodology as that in the above appeal decision has been utilised (that being extant outline permissions for 6 or fewer dwellings where no reserved matters application has been approved). 

In total, the Council consider that the calculated supply of dwellings permitted that could include self-build and custom housebuilding was 11no. dwellings as of June 2023. Whilst this does still represent a minor shortfall of 3no. dwellings, the Council consider that the weight provided to this shortfall is not considered significant enough to outweigh other non-compliance with the Core Strategy, namely CS KS DS1 and Policies DMG2, DMH3 and DMG3. 

For the above reasons the proposal is therefore unacceptable in principle. 


	Impact Upon Residential Amenity:

No windows are proposed for the North-eastern gable end of the proposed dwelling therefore its direct interface with the South-western gable end of Hawthorn Cottage would not pose any issues with respect to loss of privacy. A sufficient separation distance would be in place between each of the aforementioned gable ends so as to avoid any overbearing impact upon the residents of Hawthorn Cottage. All windows within the principal and rear elevations of the dwelling would provide views into the proposal site and towards open countryside respectively. The dwelling would be well distanced from other nearby residential receptors. Taking account of the above, it is not considered that the proposal would be harmful to the amenity of any neighbouring residents.
 

	Visual Amenity/External Appearance:

Paragraph 130 of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

In addition, Policy DMG1 of the Ribble Valley Core Strategy states:

‘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…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

Furthermore, Paragraph 176 of the NPPF states:

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty.’

Moreover, Key Statement EN2 states: 

‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced …As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’

In this instance, the proposal site comprises a small number of modestly sized single storey buildings which, whilst not particularly attractive, read as proportionate additions to the application plot. In contrast, the proposal would introduce a sizeable two storey dwelling to the plot, with the width of the dwelling and its integral car port feature spanning most of the plot’s width. The proposed dwelling would be significant in terms of both height and footprint whereby the roof ridge and chimney stacks of the dwelling would exceed the roof ridge line and chimney of the directly adjacent neighbouring property of Hawthorn Cottage. As such, the dwelling would read as a disproportionate and over dominant addition to the plot. 

In addition, the dwelling would incorporate a largely bespoke fenestration comprising numerous windows of varying sizes, spacings and alignments, all of which would result in a somewhat confused arrangement that would be visually at odds with the fenestration of the adjacent neighbouring property of Hawthorn Cottage. Furthermore, the dwelling would be predominantly detailed in white render which would be at odds with the prevailing stone based vernacular of properties within the immediate locality.

Existing vegetation offers some screening to the proposal site and whilst this provides screening for the existing buildings on site, the proposed dwelling would be a significantly larger structure that would be visible in the public realm on approach to the adjacent public car park therefore it is not accepted that the proposal would offer a visual enhancement to the site.

Concerns were raised within the previously refused proposal with respect to the dwelling’s scale, massing and external appearance and whilst some previously proposed features have been omitted and reduced from the current design, the proposed dwelling, by virtue of its height, footprint, cubic volume, external detailing and fenestration would nonetheless read as an over dominant and incongruous addition to the proposal site that would be harmful to the visual amenities of the immediate area and wider AONB landscape. 

The proposal would therefore be in conflict with the aims and objectives set out in Paragraphs 130 and 176 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy.

The Newton-in-Bowland Conservation Area abuts the South-western and South-eastern perimeters of the proposal site however given the existing screening in place no adverse impacts on the adjacent Conservation Area are identified.


	Highways and Parking:

LCC Highways have reviewed the proposal and have raised no issues with the proposed development with respect to access, parking or general highway safety. The LHA have made a request for additional conditions to be implemented with regards to construction management, parking and turning facilities, electric vehicle charging points and cycle storage provision. Notwithstanding this, it is not considered that the proposed development would have any undue impact upon the surrounding highway network.


	Ecology:

A tree survey has been provided in support of the application which shows that the proposed dwelling would fall within the root protection area of an Ash Tree sited on the Southern tip of the site however the tree in question is identified as a ‘U’ category tree and consent was granted for its removal under application 3/2022/0733. Furthermore, replacement tree planting could be secured in the event of any future planning consent being granted on site.

The application’s bat survey states that there is no evidence or potential for either bats or birds to roost in the existing buildings on site however the site does provide opportunities for bats to forage. Accordingly, bat roost habitat could be enhanced on site which could be secured by condition in the event of any future planning consent being granted on site.


	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 reasons:

	01:
	The proposal would lead to the creation of a new residential dwelling in a Tier 2 settlement, within the Forest of Bowland Area of Outstanding Natural Beauty without sufficient justification insofar that it has not been adequately demonstrated that the proposal would meet any of the exception criteria including meeting a local housing need or providing regeneration benefits. Furthermore being in a Tier 2 settlement with limited facilities and services means that future occupants would likely be reliant on a private motor vehicle. Therefore the proposal fails to comply with Key Statement DS1, DS2 and DMI2 and Policies DMG2, DMH3 and DMG3 of the Ribble Valley Core Strategy 2008 - 2028.

	02:
	The proposed dwelling, by virtue of its height, footprint, cubic volume, external detailing and fenestration would read as an over dominant and incongruous addition to the proposal site that would be harmful to the visual amenities of the immediate area and wider AONB landscape. The proposal would therefore be in conflict with the aims and objectives set out in Paragraphs 130 and 176 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy.
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