
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/EL

	Application No: 
	3/2010/0124/P

	Development Proposed:
	Demolition of the existing dwelling and replace with a new four bedroomed two storey dwelling at The Chalet, Lower Newhouse Farm, Cross Lane, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council – Are concerned about such new build would not be permitted elsewhere and would not set a good precedent.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle on highway safety grounds.

Environment Agency - No objection in principle



	CONSULTATIONS: Additional Representations

	One letter has been received which whilst not objecting to the development trust that the proposed development will not compromise the ability of the farm holding at Newhouse Farm to adhere to legislation and farming standards concerning buildings for their holding.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H12 - Curtilage Extensions.

Policy H14 - Rebuilding/Replacement Dwellings - Outside Settlements.



	POLICY REASONS FOR REFUSAL:

	G1, ENV1, H12, H14 – overlarge dwelling and excessive curtilage to the detriment of the visual amenities of the AONB.



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

	This application details the proposed replacement of a dwelling within the AONB.  The property in situ is a chalet bungalow of modest  proportions on a concrete base with overall approximate dimensions of 8.6m x 5.8m x 3.5m in height.  To its north east is a small timber shed with a stone wall clearly defining the boundary to the curtilage to the east.  The rear of the garden is defined by a stream and hedgerow and to the west (4.5m from side elevation) and south (6.5m from front elevation) by woven timber fence panels.  The site is accessed by a single width track leading from Cross Lane with Lower Newhouse Farm set approximately 60m to the west.  The land falls away gently in a southerly direction with the definitive right of way network aligning the site’s proposed southern boundary.  The proposed development can be split into two parts for ease of description, namely dwelling and curtilage as follows:

Curtilage 

The plans denote extending the curtilage area as described above in both a westerly and southerly direction.  To the immediate west of the current interwoven fence panels is an area of grassland that separates the curtilage from the track which serves the farm to the west.  At the time the site visit was undertaken there was a pile of stone/rubble on site with the plans showing this land to be incorporated within the curtilage to the new dwellinghouse and bounded by a post and rail fence.  The plans then denote the curtilage following the line of a stone wall that bounds a woodland to the east of the chalet thereby adding in the region of a further 40-50m to the garden area with the width of 25m where it abuts the existing curtilage narrowing to approximately 10m at its southern extreme.  There is a rough track that heads off in a southerly direction from the chalet and this forms the western edge to the proposed garden area.

Dwelling

The plans denote a dwelling that is designed as an irregular cross in plan.  Overall approximate dimensions are 18.3m x 11.5m with the ridge heights for each wing being 5.9m and 6.6m.  It would comprise integral garage, utility, porch, kitchen/dining/sitting, study, snug and WC at ground floor with four bedrooms and two bath/shower rooms above.  Construction materials will be stone walls with timber boarding on the gables under a natural slate roof.  

In assessing the appropriateness of the scheme, it is important to have regard to the principle of development and visual amenity.  With regards to the principle, Policy H12 of the Districtwide Local Plan concerns itself with curtilage extensions and H14, the replacement /rebuilding of dwellings in the open countryside.  Having regard to the issue of curtilage, H12 allows for the extension of this provided it is within a settlement or on the edge of a settlement (subject to a number of criteria).  However, the supporting text makes clear that extensions on sites wholly outside settlement boundaries will normally be refused as they change the nature of the landscape.  The site is within the AONB with the curtilage area to the existing property being clearly defined by a stone wall, stream and hedge to its rear and timber fencing to its west and southern extremes.  The proposed extension is not modest in nature and whilst it would follow easily identifiable features in the landscape (existing stone wall to the east and track to the west), I am of the opinion that such an extension would cause visual harm to the landscape.  It would more than double the extent of curtilage area and represent an urban incursion into a rural landscape which will be to the detriment of the visual amenities of the Area of Outstanding Natural Beauty.  

Having regard to the replacement dwelling, Policy H14 concerns a number of criteria against which to assess such proposals.  The first criteria concerns itself with possible abandonment of residential use and whilst the Parish Council did make reference in their representations to the state of the structure on site, it received planning consent as a chalet under B0706 dated 28 February 1961.  When I undertook my site visit the neighbouring farmer commented that he thought it had been last occupied approximately 18 months ago and there was evidence within the building to suggest that the residential use had not been abandoned.  The second criteria to the policy states 

The impact of the landscape will be assessed in relation to that of a new dwelling.  As such, very careful consideration to design and use of materials must be made.  In addition, excessive increases in the size of the property will not be permitted.

It is with regard to this criteria that concerns are raised.  The supporting text to the policy states that as a general guide, increases in size will be restricted to 50m3 or 10% of the property size whichever is the greater within the AONB.  It also comments that ‘because of their history, they have generally been used as local workers cottages, as such their normal size is relatively small.  The development of much larger properties would be out of keeping with the character of the area’.  As stated previously, the land falls away to the south and on approach to the site from the north the existing property is barely discernable, in part due to the planting to its north but also due to its limited height and construction materials.  The scheme proposed would increase the height from approximately 3.5m to 6.6m in order to provide first floor accommodation and in its irregular cross plan form, has projecting gables to both the front and rear with significant expanses of glazing.  The increase in size is significant compared to the modest structure which exists on site at present in part due to the provision of an integral garage with accommodation over.  The footprint of the proposed dwelling alone represents over a 150% increase from the existing and this combined with the proposed terrace area means that it gives the illusion of the majority of the existing curtilage area being developed.  This is a significant increase in size over and above the chalet particularly when taking into account the first floor accommodation and as such criteria (ii) of H14 is not met.  Given the relationship to the definitive right of way network, the site is prominent in the wider landscape and any development permitted should protect, conserve and enhance the visual qualities of this part of the borough.  A development of this scale would not achieve this.  The policy also makes reference to matters of curtilage and this has been considered above.  

To summarise, the scheme puts forward an overlarge replacement dwelling with excessive increase in curtilage which fails to meet the requirements of Policy H12 and H14.  Approval of such elements would not contribute to the conservation and natural beauty of the AONB in which the site is set and would thus have a damaging impact on the landscape quality of that area (G1, ENV1).  It is for these reasons that it should be resisted. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 6 April 2010





TELEPHONE CLLRS:  YES / NO
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