
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2005/0532/P

	Development Proposed:
	Erection of a new three bedroomed dwelling house in replace of existing dilapidated dwelling at Lynwood, York Lane, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council – Object for the following reasons.

1.  This is an important site because of the precedent it will set in a sensitive site.

2.  The property would currently fit the definition of an affordable dwelling especially suitable for the elderly of modest means and the Parish Council want to see any replacement property also to remain as affordable.

3. At present the property does not break the skyline to any significant extent and this position should continue.

4.  A small increase over and above the 70 cubic metre or 15% may be justified to bring the property up to modern standard, but any replacement dwelling should be single storey.

5.  This will set a precedent for the other four bungalows as it is likely similar applications will follow on a regular basis, given the age of residents and condition of the properties.

6.  A dwelling with three en-suite bedrooms does not meet Policies H13 and H14 as it would occupy an area of 100m2 (87% increase) and a volume of 6.1m3 (150% increase).

7.  An increase in height of 2.2m is excessive.

8.  Contravenes affordable housing policies in that it would lead to the loss of an affordable dwelling and its replacement by yet another large, detached dwelling.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to imposition of conditions.

County Planning Officer – The development is in accordance with Policy 13 of the JLSP which seeks to improve the existing housing stock in Lancashire.



	CONSULTATIONS: Nearby Residents

	15 letters of objection have been received, which can be summarised as follows:

1.  The proposal exceeds policy in terms of size increase.

2.  It raises the roofline in an area where skyline issues have been held to be important.

3. It would replace a small affordable property with a larger and more expensive dwelling beyond the reach of people with limited means.

4.  It would set a precedent for the other four similar properties nearby.

5.  It would alter the character of this small community.

6.  The property should be restricted to a conventional bungalow with no rooms in the roof.

7.  Overlooking and loss of privacy to a neighbouring kitchen.

8.  Workmen’s vehicles would be a danger to other road users at the top of York Lane.

9.  Will existing amenities, ie sewage, water etc be able to cope with the extra demand. 



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV4 - Green Belt.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, ENV3, ENV4, H14 – Inappropriate, overlarge dwelling to detriment of visual amenity.

Precedent.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for a replacement dwelling having overall approximately dimensions of 12m x 10m x 7m in height of brickwork construction under a tiled roof.  The majority of the accommodation is provided at ground floor with a bedroom, bathroom and dressing room provided within the roof space, receiving natural daylight from windows in either gable.  The site lies to the north of York Lane at its junction with Whalley Old Road.  It is outside the settlement limit of Langho within Green Belt.  

Given the site’s location regard should be had to the provisions of PPG2, in particular paragraph 3.6 that states:

The replacement of existing dwellings need not be inappropriate, providing the new dwelling is not materially larger than the dwelling it replaces.  Development plans should make clear the approach local planning authorities will take, including the circumstances (if any) under which replacement dwellings are acceptable.

The applicant has not supplied existing plans on elevations even though they have been requested to do so on numerous occasions in order that an accurate assessment of size increase can be made.  However, the replacement of a single storey building with a bungalow of larger footprint with rooms in the roof space will, inevitably, lead to an increase in size.  This said, having regard to the size and mass of the proposed dwelling, I am of the opinion that it would be substantially larger than the existing dwelling and, consequently, it would amount to inappropriate development within the Green Belt.  Inappropriate development is, by definition, harmful to the Green Belt and, in my opinion, the increase in height of the building and its repositioning on site would have a damaging effect.  The existing bungalow is a relatively unobtrusive structure and sits comfortably within the context of near identical dwellings to either side.  In contrast, I consider the proposed dwelling would become more prominent and in conflict with the provisions of plan policy on such schemes.  

Whilst objections have been received from neighbours about effects on privacy, I do not consider that this would be significant enough to warrant a refusal, and the County Surveyor is satisfied with the scheme subject to the imposition of conditions.  However, the overriding consideration is the effect on Green Belt and, it is for this reason, that I must recommend unfavourably. 



	RECOMMENDATION: That permission be refused.
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