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DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0986/P

	Development Proposed:
	Change of use of garage premises to form a bungalow at a former garage, Branch Road, Waddington, BB7 3HR.

	CONSULTATIONS: Parish/Town Council

	Waddington Parish Council - No comments or observations received within the 21 day statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways - I have no objection in principle to this application on highway safety grounds. 

While the car parking space provided is adequate to house a private saloon vehicle, I have noted that the parking plot is slightly elevated from Branch Road (between 0.3 and 0.1m along its length) and that this must be approached in a precise manner in order to be positioned securely. Similarly, when leaving the space this must be negotiated with care. However, the space is very conspicuous to other motorists and pedestrians and the space can be utilized effectively and safely without detriment to other road users. 

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 - Development Control

Policy G4 – Settlement Strategy

Policy ENV16 – Development within Conservation Areas

Policy H17 - Building Conversions - Design Matters

Waddington Conservation Area Appraisal

Regulation 22 Submission Draft Core Strategy

DMG1 – General Considerations

DMG2 – Strategic Considerations

DME4 – Protecting Heritage Assets

DMH4 – The Conversion of Barns and other Buildings to Dwellings

National Planning Policy Framework

Achieving Sustainable Development 

Section 12 – Conserving and enhancing the historic environment

	POLICY REASONS FOR REFUSAL:

	G1, ENV16 and H17 of DWLP, Waddington CAA, DMG1, DME4 and DMH4 of Submission Draft C.S and Section 12 of NPPF – alterations harmful to character, appearance and significance of conservation area and visual amenities.

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

	Permission is sought to convert a vacant garage building attached within the centre of Waddington to a residential dwelling with a single car parking space proposed on the gable.  The traditional stone building in question is located within Waddington Conservation Area and is identified as a Building of Townscape Merit within the Conservation Area Appraisal.  Also of note is that this property, along with that adjacent, has been identified as being worthy of having an Article 4 Direction placed upon it due to its intrinsic character and appearance.  The change of use would involve alterations to the window and door arrangement on part of the front elevation, glazing of the existing timber garage doors on the gable elevation and to the rear involving the alteration to the size of an existing window and the insertion of two rooflights.

This building was a former garage premises within the village; it is unknown when this use stopped, however it is vacant.  To the front elevation the main change is to a single storey extension on the gable to change the window and door arrangement on this elevation, so that the window and door arrangement is reversed.  Also different would be that the window proposed is smaller than the existing window.  On the gable elevation, the existing wooden garage door would be changed to be fully glazed and on the rear elevation, one of the existing windows would be reduced in size so that three windows all identical in size existed.  Furthermore, two roof lights are proposed to this rear roof slope.  

In terms of the principle of development, this property is located within one of the borough’s villages and would result in the conversion of an existing building, therefore in principle the proposal for the conversion of an existing building to a dwelling accords with Local Plan policy.  With regards the available amenity space for future residents, it is noted that this building has a very limited curtilage and that this area is proposed for car parking use, however, it is up to any future residents to decide if they can live with the limited amenity space proposed and with no planning polices stating that amenity space should be of a certain size I thus conclude that this aspect of the development is also acceptable in principle.

With regard to highway safety, it is proposed to park one car on the existing raised area in front of the existing garage door on the gable.  The highway engineer does recognise that while this car park space is provide is slightly elevated from Branch Road, and that leaving the space will involve reversing on to the highway, the authority feels that the space can be utilised effectively and safety without detriment to other road users.  

In relation to the detailed design of the proposal, policy ENV16 of the Local Plan seeks the preservation or enhancement of conservation areas and policy H17 concerns itself with the detailed design matters of traditional rural buildings.  Similarly Policies DME4 (Protecting Heritage Assets), and DMH4 (The Conversion of Barns and other Buildings to Dwellings) of the Regulation 22 Submission Draft Core Strategy echo the importance of heritage assets.  This building is within a highly prominent location within the Conservation Area.  It is considered to be a building of Townscape Interest which is of such quality that the Conservation Studio (the Consultants who undertook the conservation area appraisals) consider it worthy of being protected by placing an Article 4 Direction upon them.  This property and the conservation area are therefore designated heritage assets.

Importantly, within this submission a heritage statement that describes the significance of the building itself and the locality has not been submitted, therefore it has not been explained what the impact of the proposal on the significance of this building and the wider Conservation Area would be.  It is also noted within the Conservation Area that Nos. 59 and 61 Branch Road and the garage to No 61 which this building is, is identified as a former wheelwrights shop, therefore, in view of its Building of Townscape Merit designation and that it is recognised within the Conservation Area Appraisal as being of great significance to the historic character and appearance of the area, due to the lack of information submitted, the proposal as it stands before me is contrary to paragraph 128 of the National Planning Policy Framework and as such will be resisted.  
In addition to this, it is noted within the Conservation Area Appraisal that ‘minor alterations can cumulatively have an adverse effect on the Conservation Area’.  I have serious concerns that the changes to the front elevation, although minor, would, due to the change in proportions and placement, significantly detract from the appearance and homogeneity of this simple rural building which is highly prominent from the public realm to the detriment of visual amenity, the street scene and the character and appearance of the property and locality.

Moreover, when travelling from West Bradford Road down Branch Road towards The Square, which has been identified within the Conservation Area Appraisal as one of the key views within the Conservation Area, the current garage with its timber door opening on the gable sits comfortably and unobtrusively within the street scene, and with the existing character and appearance of the area.  The building as it stands makes a positive contribution to the conservation areas special character.  It is proposed to fully glaze this existing door opening, creating a substantial area of glass which would lie flush with the external walls, despite Policy H17 of the DWLP advising that wagon door openings (similar to this large garage door opening and equally applicable) should have an ‘inconspicuous frame set back into the building’.  I have serious concerns that the arrangement proposed would result in the existing building appearing more prominent within the public realm which would significantly detract from the character and appearance and significance of the Conservation Area and visual amenities of the street scene.  

With respect to the alterations to the rear elevation of the building, an existing opening has been reduced in size to a uniformed appearance to this elevation.  Due to the land levels within the adjoining field, this change would not be noticeable from West Bradford Road and thus I consider this aspect of the works to be acceptable, however, what is visible from this main thoroughfare is the unadorned slate roof of this single storey building, those buildings adjacent and the properties which face onto The Square.  The vast majority of the roofscapes are unadorned and this contributes significantly to the areas special character.  I have concerns over the size of the proposed rooflights, but also as to their position, particularly the roof light proposed which is high level.  No details have been submitted as to the type of rooflights proposed and I consider their presence with the addition of the glare from the glass would interrupt the views into the conservation area from points on West Bradford Road, therefore adversely affecting the setting and visual amenities of the conservation area.  For these reasons I thus consider the proposal should be resisted.

In considering all of the above, it is considered that the proposal would lead to an unsympathetic development to the character and appearance of the Conservation Area and for this reason the proposal will be resisted.  

	RECOMMENDATION: That permission be refused.
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