
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2012/0552/P

	Development Proposed:
	Demolition of existing bungalow and replacement with a two-storey detached dwellings at Shay Cross, Old Back Lane, Wiswell, Clitheroe, Lancashire.



	CONSULTATIONS: Parish Council

	Wiswell Parish Council – Members are concerned that the height of the proposed two-storey property is not consistent with neighbouring properties.  They object to the application on the grounds that it would be detrimental to the street scene due to its unacceptable size and massing.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environmental Services (County Surveyor) – No objection in principle to this application on highway safety grounds.  The Applicant has indicated off road parking for four vehicles, consistent with the anticipated level of use for a residential property of this size.  The access to the site remains unaltered and is shared by adjacent residential addresses.

United Utilities – No objection.



	CONSULTATIONS: Additional Representations

	Six letters have been received from occupiers of four adjacent dwellings, and the following points of objection have been made,

1. Proposal will have an overbearing impact on neighbouring properties,

2. Loss of privacy,

3. Detrimental to the residential amenity of the occupiers of the neighbouring dwellings,

4. Excessive scale, height and bulk of the dwelling is inappropriate,

5. Development would be conspicuous, incongruous and harmful to the character of the area,

6. Scheme would impinge detrimentally on the settings of the Conservation Area and an important Grade I Listed Building,

7. Concerns regarding disruption during construction due to the logistics of a narrow drive serving three properties potentially being damaged and or blocked, and being inaccessible,

8. Overall footprint is at least 50% larger than the adjacent houses,

9. Harmful to the street vista and the approach into Wiswell,

10. There are a number of inaccuracies within the application and on the form that do not give the full picture,

11. The building is three storeys not two,

12. Footprint of the building is significantly larger than the existing, and

13. Any development of the site should be limited.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 – Settlement Strategy.

Policy ENV16 – Development within Conservation Areas.

Policy ENV17 – Details required with proposals in Conservation Areas.

Policy ENV19 – Listed Buildings.

Policy H10 – Residential Extensions.

SPG – “Extensions and Alterations to Dwellings”.

Wiswell Conservation Area Appraisal.

Planning (Listed Buildings and Conservation Areas) Act 1990.

National Planning Policy Framework.



	POLICY REASONS FOR REFUSAL:

	Contrary to Local Plan Policies, the NPPF and the Planning (Listed Buildings and Conservation Areas) Act 1990.  Due to the scale, massing and design of the proposed replacement dwelling, approval of this proposal would have an adverse visual impact on the character, setting and appearance of the street scene, adjacent Listed Buildings and the CA that neither preserves or enhances this location, and would have an unacceptable impact on the residential amenity of the occupiers of the nearest dwellings by virtue of its over dominating appearance.



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

	The site lies within the village settlement boundary of Wiswell, and adjacent to the Wiswell Conservation Area.  This application seeks permission for the demolition of an existing timber built bungalow in order to replace it with a much grander two/three storey dwelling.  The dwelling will be sited in roughly the same location as the existing bungalow although the footprint of the new dwelling is significantly larger by approx. 54 sq.m. (28.5% increase).  The ridge height of the new dwelling is also significantly higher, increasing from 4.96m to 8.77m, with the attached garage being taller than the existing bungalow at 6.33m.

At this present time when assessing proposals for housing development the overriding consideration is that of the National Planning Policy Framework (NPPF).  Paragraph 14 of the NPPF notes ‘At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development.’  For decision-taking this means approving development proposals that accord with the development plan without delay and where the development plan is absent, silent or relevant policies are out of date, granting permission unless:

· any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this Framework taken as a whole; or

· specific policies in this Framework indicate development should be restricted.

Despite the principle of the development being acceptable in land use terms, the impact of the development on this location adjacent to the Wiswell Conservation Area and close to the AONB must be considered.  The site also lies very close to a Grade I Listed Building (Vicarage House) and a Grade II Listed Building (Vicarage Farm), and the effect of the development on their setting must also be considered.  The Wiswell Conservation Area Appraisal considers that specific areas of special interest have justified the designation of the Conservation Area, including its rural setting with green fields and woodland that come from the heart of the village, the historic interest of the village plans and its buildings (listed and unlisted) of character and architectural interest.  Interestingly the SWOT analysis considers that there are a number of weaknesses with the Conservation Area which include the intrusion of large garages into the streetscapes (dominating smaller cottages), examples of prominently site and characterless modern designed buildings that are not in keeping with traditional styles or materials and examples of extended and built structures that are too large or dominant for their site.  The Appraisal also highlights that the continuing loss of original architectural details and use of inappropriate modern materials or details is a threat to the Conservation Area.
Paragraph 17 ‘Core Planning Principles’ of the National Planning Policy Framework notes that planning should ‘conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations’, with Paragraph 126 stating that local planning authorities should recognise that 'heritage assets are an irreplaceable resource' which should be conserved in a 'manner appropriate to their significance’.  Local planning authorities should also take into account 'the desirability of sustaining and enhancing the significance of heritage assets ... the wider social, cultural, economic and environmental benefits that conservation of the historic environment can bring ... the opportunities to draw on the contribution made by the historic environment to the character of a place'.  These paragraphs highlight the importance of the conservation, preservation and enhancement of the adjacent Conservation Area and Listed Buildings as important considerations when assessing this proposal.
Paragraph 131 provides advice when determining planning applications, noting that local planning authorities should take account of:

· the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

· the desirability of new development making a positive contribution to local character and distinctiveness.

Paragraph 132 provides more advice when considering the impact of a proposed development on the significance of a designated heritage asset, with paragraph 134 noting that where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal, including securing its optimum viable use.

The current setting of the adjacent Conservation Area and Listed Buildings are currently unaffected by the existing dwelling on this site due to its scale and massing, however the proposed new dwelling will create a much more opposing and dominant dwelling.  The materials to be used will match the materials used in the more historic dwelling near to the site however the scale and design (a modern interpretation of a historic dwelling) is not considered to make a positive contribution to the local character and distinctiveness of the area.  The justification of replacing the existing poorly insulated, timber built bungalow with a dwelling of modern construction and insulation is accepted however the public benefit is questionable given the visual harm the proposed dwelling will have on the character, setting and appearance of both the Listed Buildings and the Conservation Area, the proposal is therefore considered to be at variance with the requirements of the national guidance.

With regards to advice specifically in relation to the design of new dwellings, paragraph 55 of the NPPF is worth considering as it notes that in rural areas, housing design should reflect the highest standards in architecture, significantly enhance its immediate setting and be sensitive to the defining characteristics of the local area.  Paragraph 56 continues noting that the Government attaches great importance to the design of the built environment, with good design being a key aspect of sustainable development, in fact indivisible from good planning, and should contribute positively to making places better for people.

I am also mindful of paragraph 60 of the NPPF that states that ‘Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles.’  But it continues stating that ‘It is, however, proper to seek to promote or reinforce local distinctiveness’, which in this case is important as the dwelling proposed is of a scale and massing considered to be incongruous and inappropriate for the area.  This is enforced by paragraph 61 of the NPPF that highlights that ‘planning policies and decisions should address the connections between people and places and the integration of new development into the natural, built and historic environment.’
With respect to the Local Plan Policies, Policy G1 states that,

‘Proposals will be expected to provide a high standard of building design and landscape quality, and development which does so will be permitted unless it adversely affect the amenities of the surrounding area’, and also that,

‘Particular emphasis will be placed upon visual appearance and the relationship to surroundings as well as the effects of development on existing amenities.’

Policy ENV16 of the Ribble Valley Districtwide Local Plan is ‘saved’ and concerns development proposals within conservation areas: 

‘Within conservation areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials’.  The accompanying text at 4.7.8 states that ‘the main elements of Council policy are retention and enhancement’.
Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in the exercise of planning functions special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area.

On the basis of the above Policies and Guidance, there is a particular emphasis on proposals,

· being visually acceptable,

· having an acceptable relationship with their surroundings,

· having a high standard of building design and landscape quality,

· not adversely affect the amenities of the surrounding area,

· reflecting the character and appearance of the area, and

· preserving and enhancing the area.

Having discussed the scheme with the Council’s Principal Planning Officer (Design and Conservation), the replacement of the existing bungalow with such a grand two-storey property would be harmful (i.e. does not preserve or enhance) to the adjacent Conservation Area.  With specific regard to the overall design, scale and massing of the property proposed, whilst it is accepted that a slightly larger property on this large site could be accepted, the house type proposed within this application is considered excessive in size and incongruous in nature.  The scheme has sought to utilise features of adjacent properties however the design portrays a pastiche of the adjacent historic dwellings as opposed to reflecting, and being sympathetic to, their character.  In addition, the significant increase in the ridge height of the new dwelling when compared to the properties opposite creates an imposing building within the street scene.

The proposal is therefore considered contrary to Local and National Plan Policy as it will have an overbearing impact on neighbouring properties to the detrimental of the residential amenity of the occupiers, and due to the excessive scale, height and massing of the dwelling, the proposed development would be conspicuous, incongruous and harmful to the character of the area, and detrimental to the setting and character of the Wiswell Conservation Area and the adjacent Listed Buildings.  The application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 08/08/2012
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