Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0415/P

	Development Proposed:
	Re-submission of an application 3/2010/0537/P for the 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 - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – No objections to the application in principle on highway safety grounds.

LCC Ecologist – The proposal may have the potential to result in impacts on protected species (bats), which should be clarified prior to determination of the application. Therefore, and prior to determination of the application, it would be appropriate for the applicant to submit the results of an assessment of the suitability of the application area to support roosting bats. If suitable habitat would be affected, full surveys for bats and/or proposals for mitigation (as appropriate) should also be submitted for approval prior to determination.
Designated Sites: Biological Heritage Sites

The application area lies within Cow Ark Brook Wood and Adjoining Grasslands Biological Heritage Site (BHS 64SE08), designated for ancient woodland and old established semi-natural grassland. However, the proposals would affect an existing developed area, which does not contribute to the biodiversity value of this BHS. Therefore, provided the proposals (including construction activity) are retained within the existing developed footprint and there are no vehicle movements, storage of materials, construction activities etc within the adjacent BHS, it seems reasonably unlikely that the proposals would result in any significant impacts upon biodiversity associated with the BHS. It might be appropriate to use protective fencing to demarcate the BHS boundary during construction.

 

European Protected Species: Bats

From information available, although the existing building does not appear optimal to support bats, it is located in proximity to woodland and water (suitable foraging habitat), which increases the likelihood that bats will be active in this area.  If the existing building contains any features suitable to be used by bats (e.g. weather boarding, hanging tiles, bat access points beneath roofing material or wooden cladding) then demolition of this structure could potentially result in killing/injuring of bats, damaging levels of disturbance, or destruction of bat roosts. The proposed works might therefore result in a breach of The Conservation of Habitats and Species Regulations 2010. If this was the case, a licence would be required for the works and Ribble Valley Borough Council would need to engage with the Regulations and be satisfied that the proposals would not result in impacts upon bats.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV12 – Ancient Woodland.

Policy ENV13 – Landscape Protection.

Policy H2 – Dwellings in the Open Countryside.

Policy H14 – Rebuilding/Replacement Dwellings – Outside Settlements.

SPG – “Extensions and Alterations to Dwellings”.



	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. This application is a re-submission of a previously refused proposal for a replacement single storey dwelling on the site of an existing single storey residential chalet. The original proposal was refused on the basis of its overall design, size and position on site in relation to the highway, contrary to Policies G1, ENV1, H2 and H14 of the Local Plan, with the proposed curtilage extension also being refused on the basis that it 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 Local Plan.
With regards to the history of the site, planning 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 but no longer seeks an extension to the residential curtilage of the plot.

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. 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.

Following discussions with the Agent, the overall size of the proposed replacement dwelling has been reduced. As such, the approximate volume of the proposed replacement dwelling is now 384 cubic metres (as opposed to the previously refused 580 cubic metres), which compared to the existing volume of the caravan on site at approximately 150 cubic metres, is now a more reasonable 156% increase in the volume (as opposed to the 350% increase previously refused). 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.

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, the reduced floor area and change in design of the proposed dwelling has significantly improved the scale and visual impact that the new dwelling will have on this particular location within the A.O.N.B. especially given its relatively prominent position on site in relation to the highway. On this basis, whilst the increase in size of the dwelling is significantly larger than the increase considered acceptable within the Policy guidance notes, I do not perceive the visual harm of the dwelling in its proposed location to be sufficient to warrant refusal as the proposed dwelling would not look out of place in this countryside location. In addition, I do not consider that the new dwelling would cause a significant detrimental visual impact on 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.

On this basis, I am satisfied that the scheme is acceptable and as such recommended the application accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various














