
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2010/0537/P

	Development Proposed:
	Replacement of an existing permanent chalet building with a permanent single storey dwelling at Sugar Hill Chalet, Cowark, Clitheroe, Lancashire, BB7 3DG.


	CONSULTATIONS: Parish/Town Council

	Parish Council – The Parish Council raise no objections to the proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC County Surveyor – No objections in principle on highway safety grounds.

Natural England – They are satisfied that the proposal does not have any significant impacts upon any other protected areas of interest to Natural England.


	CONSULTATIONS: Additional Representations

	One additional representation has been received from a nearby neighbour who raises no objections in principle, but wishes to raise the following points of concern regarding the proposed development;

· Existing caravan is modest in scale and suitably screened from adjacent roads and neighbours,

· Proposed new dwelling is a 300% increase in floor area,

· Proposed new dwelling is a substantial increase in height,

· Proposed new dwelling is more prominently positioned closer to the road,

· In order to accommodate this new development, the boundary fence is moved incorporating agricultural land into the residential use,

· Any new house should be for residential use ONLY and not holiday lets, in order to avoid noise disturbance, and

· As the site is located in a prominent position in the A.O.N.B. it would benefit from a more discrete and sympathetic proposal in terms of design, scale and materials.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H2 – Dwellings in the Open Countryside.

Policy H12 – Curtilage Extensions.

Policy H14 – Rebuilding/Replacement Dwellings – Outside Settlements.

SPG – “Extensions and Alterations to Dwellings”.



	POLICY REASONS FOR REFUSAL:

	By virtue of its overall design, size and position on site in relation to the highway, proposed dwelling is considered to be unacceptable and contrary to Policies G1, ENV1, H2 and H14 of the Ribble Valley Districtwide Local Plan.

The proposed curtilage extension would represent an unacceptable encroachment of an existing residential curtilage into the countryside, to the visual detriment of the appearance and character of the locality, contrary to Policies G1, H12 and ENV1 of the Ribble Valley Districtwide Local Plan.


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

	The site in question can be located approximately 425m south west of the hamlet of Cow Ark, approximately 3 miles north east of Chipping and approximately 7.5 miles north west of Clitheroe. Permission was granted in October 1981 for the permanent siting of a residential caravan on the site, and as far as I am aware, the caravan currently in situ is that that was approved 30 years. The previous owner/resident of the caravan moved out in 2007 (see Pre-App RV\2009\ENQ\0576) and the caravan has remained unused since then. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty. This application seeks permission for the replacement of the existing caravan with a purpose built dwelling of a bungalow size. The proposal also includes the improvement of the existing access into the site and the extension of the residential curtilage of the plot (beyond that approved in 1981).

With regards to the actual replacement dwelling, the property is situated within the Forest of Bowland A.O.N.B. and as such Policy ENV1 is applicable, as is Policy H14, which relates specifically to the replacement of dwellings in the open countryside (outside settlements). This Policy notes that whilst the principle of replacing existing dwellings is accepted, the impact on the landscape will be assessed in relation to that of a new dwelling, and that an excessive increase in the size of the property will not be permitted. Any creation of extra cartilage will be assessed in relation to Policy H12, which I will cover later in this report. The Policy text notes that in the A.O.N.B. (as a rule of thumb), the volume of the dwelling should not be increased by more than 50 cubic metres or 10% whichever is greater. Policy H14 notes that these are imposed due to the stock of properties in rural areas generally being of a smaller nature, and that the development of much larger properties would be out of keeping with the character of the area. The approximate volume of the proposed replacement dwelling is 580 cubic metres, which compared to the existing volume of the caravan on site at approximately 150 cubic metres, is over a 350% increase in the volume. It is accepted that this calculation is skewed somewhat by the fact that the existing ‘dwelling’ on site is a caravan, and as such I consider the proposed replacement dwelling should be considered on its own merits. It must also be noted that pre-Application advice was given in respect of the submitted application, however this was based on the submission of a rectangular floor plan and an approximate height of the building.

Policy ENV1 states that “the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced, and development will also need to contribute to the conservation of the natural beauty of the area. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of the development will be important factors in deciding planning applications”. In considering this, whilst the floor area of the new building was considered to be acceptable in principle at Pre-App stage, this was advised without the benefit of detailed plans. Now that the full proposal can be viewed, it is considered that the replacement dwelling proposed, by virtue of its overall design, size and position on site in relation to the highway, is considered to be unacceptable in that it would create a prominent building within the existing streetscene; that would be to the detriment of the character and visual amenity of the area thereby prejudicing the aims and enhancement of the A.O.N.B.

With regards to the additional extension of the curtilage of the site, Policy H12 states that ‘Proposals for the extension of curtilage will be approved if the site is on the edge of a settlement, subject to certain criteria, however curtilage extensions on sites wholly outside settlements will normally be refused. This is due to the fact that such extensions change the nature of the landscape by the planting of ornamental plants, laying of lawns e.t.c. On this basis, coupled with the lack of any justification for its requirement, the proposed curtilage extension into the adjacent agricultural land is considered entirely inappropriate and contrary to Policy.

Therefore, it is considered that due to the prominence and incongruent siting of the proposed building within the Forest of Bowland A.O.N.B. its approval would be considered harmful and detrimental to both the visual amenity of the area, and the application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 17/02/2011





TELEPHONE CLLRS:  YES / NO
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