
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2011/0567

	Development Proposed:
	Proposed erection of a holiday cottage (Resubmission) at Pinfold Cottage, Tosside, Skipton, BD23 4SQ.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Consulted on the previous application and had the following comments:

The provision of a single off road car parking space is sufficient for the size of property and is sited at an appropriate location within the site. 

A sightline of approximately 58m can be achieved, measured from 2.4m back from the edge of carriageway at the junction of B6478 Wigglesworth Road and Longtons Lane. The boundary wall to the north of the site has a direct impact on visibility for emerging motorists and as such should be maintained at or below 0.9m in height above the carriageway. While the site plan indicates that the wall is to be constructed to 1.1m in height, this must be reduced to the appropriate level. 

Furthermore, all planting and construction that falls within the sightlines to the west of the above junction must also be maintained below 0.9m.

Should this application proceed, I would request the relevant Highway Conditions that should be attached to the successful granting of planning consent:

1.   In order to maximise the sightline to the west when emerging from Longtons Lane, the boundary wall facing onto Wigglesworth Road should be maintained at a height at or below 0.9m above the height of the adjacent carriageway. This is to maximise visibility for motorists moving to/from this location and for other road users.

2.   Further to Condition 1, all planting, storage and construction that falls within the agreed visibility splay shall be introduced and maintained at a height at or below 0.9m. This is to secure the sightline required to ensure adequate visibility for motorists and other road users.

	CONSULTATIONS: Additional Representations

	One letter of representation has been received which raises concerns over the cramped nature of the site and the oversized nature of the proposed holiday let.  Concern is also expressed over lack of parking provision on the site.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G4 Settlement Strategy

Policy G6 – Essential Open Space

Policy H12 – Curtilage Extensions

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV19 – Listed Buildings

Policy RT1 – General Recreation and Tourism Policy

PPS5: Planning for the Historic Environment

	POLICY REASONS FOR REFUSAL:

	Policy G1, ENV1 and RT1 – scale, design and massing would cause visual harm to the street scene and AONB due to cramped appearance.

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

	The application relates to a former Post House within the village of Tosside.  The site fronts on to the south west corner of the road junction of the B6478 and Longtons Lane in the centre of Tosside opposite the Grade II Listed Public House.  The village is located within the Forest of Bowland Area of Outstanding Natural Beauty.

The site comprises of three buildings; Smithy Cottage, a new build dwelling named as Pinfold Cottage and an outbuilding, the former post house for the village, which is the subject of this application.  This building has an extant permission, application 3/2009/0640/P, for its conversion to a one bedroom holiday cottage.

The proposal, a resubmission of a previously refused scheme seeks to demolish the existing building and replace it with a two storey holiday let which would provide two ensuite double bedrooms at first floor level and a kitchen, lounge and hallway area at ground floor level. A front porch addition is also proposed.   The existing building is constructed of stone, which is painted and has a slate roof.  At some point in the past the building has been extended with a single storey lean-to extension at the rear.  The original building has approximate dimensions of 5.26m x 6.0m x 2.95m to the eaves level and 4.2m to the ridge.  The later extension has approximate dimensions of 2.42m x 4.6m x 2.25 to the eaves and 3.0m to the highest point.  The extended part of the building lies on land designated by the Districtwide Local Plan as Essential Open Space (Policy G6).  

The proposed holiday let would stand on the same footprint as the existing building, with the exception of a front porch, and would have a maximum height of 6.4m, approximately 0.4m lower than the previously refused application.  The eaves of the new building would be approximately 4.8m high.  Dimensions of the proposed pitched roof front porch would be 1.5m x 2.8m x 3.36m to the roof pitch. The materials would comprise of random stone faced walls with quoin detailing under a blue slate roof and UPVC windows and doors.  A garden area for the building is proposed at the rear that would extend from the rear of the building by approximately 2.7m on to the land designated by the Districtwide Local Plan (DWLP) as Essential Open Space.  

The matters for consideration include the principle of development, highway safety, historical importance of the site, residential amenity and visual amenity.

Policy RT1 of the Local Plan supports proposals for tourism related uses subject to a number of criteria and other policies within the Plan.  One of the criteria is that development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design.  Policy ENV1 of the Local Plan states that the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced by the Local Planning Authority and that any new development needs to the conservation of the natural beauty of the area.

Historically, only Smithy Cottage and the Old Post House (the building which is the subject of this application) occupied this corner site. Smithy Cottage was noticeably the dominant building out of the two with the Old Post House being clearly subservient between Smithy Cottage and the Listed Public House (the Dog and Partridge) opposite.  The recent construction of the new dwelling, which has been built in a different location from what was originally envisaged and approved by the Council, has changed the historical pattern of the site.  However, notwithstanding the change in building hierarchy, the proposed building would be visually prominent when viewed from the main road (B6478) in both directions and the cumulative impact of this proposal and the dwelling under construction would give the site a cramped appearance.  Furthermore, the current subservient relationship with the Grade II Listed Public House, which exists, would also be lost.  In addition, the change in design, size, massing, and roof orientation of the building would appear overly prominent within the street scene, and despite the change in roof orientation by some 90º, the proposal would still give the site an over developed appearance, particularly given the close proximity of the building with the gable of the large property adjacent and its proximity to the road.  Whilst it is recognised that the proposed building will be slightly lower in height than the building previously refused and the Council recognises that the massing of the proposal has also been lessened, it is still considered that the increase in height would give the building a tall narrow appearance.  This only goes to further emphasise the proposed over development of the constricted plot on which this building is positioned.  The fenestration details in terms of the window and door openings on the rear elevation further emphasises the confined and cramped nature of the site and that the building would appear overly prominent within the locality, thus adversely affect the visual amenities of the area. Policy ENV1 of the Local Plan requires new development to “contribute to the conservation of the natural beauty of the area ….The protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any proposal”.  As the proposal does not conform with this policy, and in the interests of visual amenity, I thus recommend the application be resisted.

The historical importance of the site was brought in to question by the two letters of representation received on the initial application and the loss of this building formed part of the previous reason for refusal.  This aspect of the refusal has not been addressed in the current submission.  The building was once used as a Drovers Cottage before being used as a Coach House for the Public House opposite before more recently, within the last decade as a village shop and post office.  It is apparent from the 1886-1894 historical map held by the Council that a building existed in the same position as the building on site today.  The applicants have submitted a heritage statement which states that the building is plain with no distinguishing features and has had significant alterations over time.  The Council is of the opinion that he building in situ represents the simplicity expected of a building used with the former use of the site as a blacksmiths forge, hence the name of the dwelling ‘Smithy Cottage’ to which this building formerly belonged. The building is thus considered, in the Council’s opinion, to be of local importance and important to the origins and evolvement of the village, and its proposed demolition and replacement with a taller building would destroy the historical hierarchy of the three buildings, Smithy Cottage, this building the former Post House, and the Public House, which is still prevalent today.  Thus the preservation of the Area of Outstanding Natural Beauty would be adversely affected to the detriment of the amenities of the locality.

In relation to the rear garden area for the holiday cottage, this is proposed on land designated as Essential Open Space (EOS).  Policy G6 of the Local Plan concerns itself with the protection of EOS and only allows for development, which does not compromise the visual quality or general openness of the site unless warranted by overriding material consideration in the public interest.  A number of trees surround the site and these add to the visual quality of the area. Despite this matter being included in the previous delegated file report, these trees do not appear to have been accurately illustrated on the submitted site plan, however, it is apparent on site that one of these trees is very close to the existing building and it is likely that the demolition and subsequent rebuilding of the building would result in the loss of one or more of these trees which would be to the visual detriment of the area.  In terms of the garden use, I consider that provided the rear garden area is not cluttered with domestic paraphernalia, which a planning condition could control, this aspect is thus compliant with the Essential Open Space policy provided that the trees on the site are retained.

With regards highway safety, the plan, showing that the footprint has not changed since the earlier submission, denotes a parking space and turning area for one vehicle.  The site plan indicates that the wall is to be constructed to 1.1m in height, and the Highway Engineer has stated that his observations have not changed since the earlier application, therefore this must be reduced to the appropriate level to aid visibility.  Should the application be approved he has suggested two conditions, which restricts the height of any fencing or planting to below 0.9m, thus this issue can be solved by the use of appropriate planning conditions.

Turning to residential amenity, due to the orientation of the property direct overlooking of neighbouring habitable rooms or of the main garden area would not occur.

To ensure the proposed development would not harm important wildlife, a bat survey has been submitted which concludes that the potential of injuring bats or disturbing their habitat would be low.  The bat survey includes a mitigation plan which would need to be adhered too if the building is to be demolished. 

Taking all of the above in to consideration, in the interests of the visual amenities of the locality and the Area of Outstanding Natural Beauty, the proposal should thus be resisted.


	RECOMMENDATION: That permission be refused.
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