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DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2011/0204

	Development Proposed:
	Proposed replacement dwelling at Waddow House, Clitheroe Road, Waddington.

	CONSULTATIONS: Parish/Town Council

	Waddington Parish Council – No Objection – Wish to note that they hope that the building will be designed to be in keeping with the surrounding houses. It should also be noted that the entrance/exit to the driveway of the house will be within the 30mph zone at the entrance to the village.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (LCC) – No observations received at the time of writing this report.

	CONSULTATIONS: Additional Representations

	One letter has been received from a neighbouring resident who wishes to raise objections, summarised as follows:

· Proposal is too large for the site in question and will look overpowering at the approach to the village and out of keeping with other properties in the immediate vicinity.

· Impact of proposed stone boundary wall upon hedgerow and trees in our ownership.

· Possible increased flood risk due to removal of trees and hedgerow and possible damage to drive and verge.

· Trees and hedgerow make a positive contribution to the rural country lane and hold a wealth of wildlife.

· Object to removal of part of boundary wall and gatepost within our ownership.

· Concern regarding blocking of access to property during building work.

One letter has been received from a neighbouring resident who has NO OBJECTION to the application but has concerns with regards to the impact of the development upon the drains.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy G4 – Settlement Strategy

PPS1 – Delivering Sustainable Development

PPS3 - Housing

	POLICY REASONS FOR REFUSAL:

	G1 - Dominant extension to the visual detriment of the street scene.

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

	Waddow House is a two-storey property with detached garage just within the main settlement limit of Waddington. The property is located to the western side of Waddington Road and is the first property to be viewed on approach to the village. Designated Open Countryside bounds its far western and southern boundary.

This application seeks permission to replace the existing two-storey property and detached garage at the site with a two-storey dwelling with integral garage. The footprint of the existing dwelling at ground floor level with the omission of the attached conservatory amounts to approx. 96.15m2 and is presently a linear property orientated east to west with a frontage measuring 5.5 metres. The main footprint of the replacement two-storey dwelling at ground floor level will amount to 122.5m2 with extensions to either side which include a attached single storey garage to the northern gable elevation measuring 6.3m x 8.5m x 6m in height, two-storey extension to the southern gable elevation measuring 4.1m x 9.2m x 7.3m in height with additional attached single storey garden room measuring 3.6m x 7.4m x 3.7m in height. The orientation of the proposed dwelling is to be north to south with the total length of development to the frontage measuring 25.1 metres. The property as existing is constructed of red brick walls with slate roof, whilst the materials proposed for the replacement dwelling are to include natural stone to the front elevation with a mix of rendered walls to the remaining elevations with a slate roof and timber window and doors. The initial site plan detailed that an approx. 0.9m high stone boundary wall is to be erected to the front boundary of the property by virtue of removing the existing boundary hedge and five trees. Upon receipt of an objection letter from a neighbouring resident regarding ownership boundaries, an amended site plan was received on the 17th of May confirming the edge of the applicants ownership, that those trees outside of their ownership are not to be felled and that the hedgerow is to be retained without the need to construct the 0.9m high stone boundary wall.

The property is within the main settlement of Waddington and therefore a proposed replacement dwelling in this location is in accordance with Policy G4 of the Ribble Valley Districtwide Local Plan.

Any impact of the proposal upon the amenity of neighbouring residents will be minimal. The front building line of the proposed dwelling will be set well back from the adjacent residential bungalow to the north, and the distance between gable elevations and the fact that the garage extension is single storey will ensure that any loss of light will be minimal. In addition, there are no windows proposed to the northern gable elevation of the property at first floor level and the existing mature hedgerow interspersed with trees along the full western boundary of the property will safeguard the privacy of residents of the semi-detached properties to the north-east of the proposal.

Considering the substantial difference in the size and design of the proposal from that of the existing property, and that the existing property benefits from a prominent roadside location, the main consideration in the determination of this application is visual impact upon the street scene in particular. It is considered that the materials used in the construction of the property are appropriate in this locality.

The total floor area of the existing property (excluding the garage) amounts to 154.6m2, the proposed dwelling amounts to 413.1m2, a percentage increase of 167%. Thus the proposed dwelling will be materially larger than the one it replaces. The frontage of the existing property facing the main road extends to 5.5 metres, whereas the stretch of development that will be viewed from the main road as a result of the proposed development will amount to 25.1 metres in length, thus resulting in a dwelling, due to its massing, which will prove unduly dominant in the wider street scene.

The size of the proposed dwelling is of particular concern. Planning Policy Statement 1 ‘Delivering Sustainable Development’ with regards to the design of development states that ‘design which is inappropriate in its context, or which fails to take the opportunities available for improving the character and quality of an area…..should not be accepted’ (para.33). In addition that good design ‘should be integrated into the existing urban form and the natural and built environment’ (para. 35).

It is considered that the inclusion of added development to the main footprint of the proposal to give the impression of a building which has ‘evolved over time’, as stated in the submitted Design and Access Statement, in particular the two-storey side extension and extensions to the rear only further exacerbates the prominence of the building and introduces complexity which does not reflect in design terms the local vernacular. The design in fact is considered to detract from the established street scene, which is marked, predominantly by terraced properties, bungalows and dormer bungalows, leading towards the centre of Waddington Conservation Area. The above concerns is further reinforced by PPS3 ‘Housing’, which states that  ‘matters to consider when assessing design quality include the extent to which the proposed development……..is well integrated with, and complements, the neighbouring buildings and the local area more generally in terms of scale, density, layout and access’ and whether it  ‘creates, or enhances, a distinctive character that relates well to the surroundings’ (para. 16).

It is therefore considered that the proposed size, massing and design of the development will alter significantly the appearance of this prominent roadside location at the gateway into the village of Waddington, adjacent to designated Open Countryside. Thus representing a discordant and over dominant feature to the visual detriment of the amenities of the area.

RECOMMENDATION: That permission be refused.
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