	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	SK
	Date:
	13.2.24
	Manager:
	LH
	Date:
	14.2.24

	

	Application Ref:
	2023/0964
	[image: ]
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	Officer:
	Stephen Kilmartin
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Change of use from house in multiple occupation for visiting students (sui generis) to dwelling (C3).

	Site Address/Location:
	Avenue Farm Avenue Road Hurst Green BB7 9QB

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No representations received in respect of the application.

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the application.

	

	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 EN3:	Sustainable Development and Climate Change
Key Statement EN5:	Heritage Assets
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME4:	Protecting Heritage Assets
Policy DME6:	Water Management
Policy DMH3:	Dwellings in the Open Countryside and AONB

National Planning Policy Framework (NPPF)


	Relevant Planning History:

2014/0083:
Change of use from dwelling (C3) to house in multiple occupation for visiting students (sui generis).  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing ‘house in multiple occupation for visiting students’ located within the Forest of Bowland National landscape, with the building being located to the west of the (Grade II* Listed) Stonyhurst Historic Park and Garden and being located outside of any defined settlement limits.


	Proposed Development for which consent is sought:

The application seeks consent for the change of use from a house in multiple occupation for visiting students (sui generis) to a residential dwelling.  The submitted details do not propose any external alterations, with only internal reconfiguration of the building being proposed to facilitate the use of the building as a three-bedroomed residential dwelling.


	Principle of Development:

The application seeks consent for the change of use from a house in multiple occupation for visiting students (sui generis) to a residential dwelling.  Given the proposal would result in the creation of a residential dwelling outside of defined settlement limits policies DMH3 and DMG2 are fully engaged for the purposes of assessing the compatibility of the principle of the development with the adopted development plan.

Policies DMH3 and DMG2 of the Ribble Valley Core Strategy seeks to restrict residential development within the open countryside and AONB to that which meets a number of explicit criterion, with Key Statement DS1 setting out the overall spatial aspirations for general (including residential) development within the Borough.  

Given the proposal site is located outside of any defined settlement limits, being upon land that benefits from a ‘National Landscape’ designation, Policy DMG2 is primarily, but not solely, engaged for the purposes of assessment of the application in relation to the spatial aspirations for new housing growth 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 in circumstances when 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.  

Given the proposal is located outside of any defined settlement boundary, it is the secondary element of Policy DMG2 that is engaged (Policy DMG2(2)) 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.

Given the site is located outside of any defined settlement limits, DMH3 is also engaged in parallel with Policy DMG2.  In this respect Policy DMH3 states that: 

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 a number of criteria].

Taking account of the above, in normal circumstances the proposal would result in direct conflict with the requirements of policies DMG2 and DMH3 insofar that the proposal could not be argued as being ‘essential to the local economy or social wellbeing of the area’ nor could it be considered that the proposal ‘is needed for the purposes of forestry or agriculture’, nor would the proposal represent ‘conversion’ as such Policy DMH4 (could not be engaged in support of the principle of the development.

However, considerations must be given in respect of the historic use of the building.  In this respect the building was utilised as a C3 residential dwelling prior to consent being granted for conversion to a house in multiple occupation for visiting students (sui generis) pursuant to planning permission 2014/0083.

In light of the above, the authority considered that Policies DMG2 and DMH3 should not be engaged in this instance, in that the proposal represents a return to the original use of the building to that of C3 residential use following the intervening use of the building as a house in multiple occupation (Sui Generis).

With regards to policy DMG3 and paragraph 84 of the NPPF which seeks to prevent new homes in an isolated location, it is not considered that the proposed use will result in an increase in coming and goings of traffic or an increase in reliance on private motor vehicle compared to the current use. As such, although in an unsustainable location, there is no material change from the current situation.


	Impact upon Listed Building(s) and Setting (Where Applicable):

The building lies to the west of the (Grade II* Listed) Stonyhurst Historic Park and Garden (List Entry 1000953).  However, given the proposal does not result in any physical operational development, it is not considered that the proposal will result in any adverse impacts upon the character of the adjacent Grade II* Designated Heritage Asset.

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN5 or Policies DMG1 or DME4 of the Ribble valley Core Strategy, nor any significant measurable conflicts with the aims and objectives of the Planning (Listed Building and Conservation Areas) Act 1990 nor Paragraphs 131, 135, or 205 - 213 of the National Planning Policy Framework.


	Impact Upon Residential Amenity:

The building to which the application relates is located in a relatively remote location, surrounded by woodland, devoid of any direct relationship with any existing nearby residential receptors.  As such, the change of use from that of a house in multiple occupation for visiting students to a residential dwelling is unlikely to result in any measurable adverse impact(s) upon existing residential amenity.

Taking account of the above, the proposal raises no significant measurable conflict with Policy DMG1 of the Ribble Valley Core Strategy which seeks to protect existing residential amenity and ensure adequate levels of residential amenity for future occupiers of proposed residential development(s).


	Visual Amenity/External Appearance:

Given the submitted details do not propose any external alterations to the property it is not considered that the proposal will result in any measurable adverse impact(s) upon the character or visual amenities of the immediate area, Forest of Bowland National Landscape nor the adjacent (Grade II* Listed) Stonyhurst Historic Park and Garden.


	Highways and Parking:

The proposal seeks change of use to re-establish the previous use as a residential dwelling from that of a house in multiple occupation for visiting students.  As such the proposed change of use is unlikely to result in any form of intensification over and above that of the current and previous use(s).  In this respect it is not considered that the proposal will result in any measurable impact(s) upon the immediate nor wider highways network.

As such the proposal raises no significant measurable conflict(s) with Key Statement DMI2 or Policy DMG3 which seek to ensure the continued safe operation of the highways network and to ensure adequate pedestrian infrastructure is brought forward to accommodate development.


	Landscape/Ecology:

No implications resultant from the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




