Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0212/P

	Development Proposed:
	Proposed replacement two-storey dwelling following demolition of the existing bungalow.  Re-submission of refused application 3/2012/0552/P.  Shay Cross, Old Back Lane, Wiswell, Clitheroe, Lancashire, BB7 9BS.


	CONSULTATIONS: Parish/Town Council

	Wiswell Parish Council – Members object to the application on the grounds that it would be detrimental to the present street scene due to its size and massing.  Members are also concerned that the proposed dwelling is not consistent with neighbouring properties as the ridge height is well above the neighbouring property at Braeside.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environmental Services (County Surveyor) – No formal response has been received in respect to this new application, however the following comments were sent in regards to the previous application.  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 to the proposed development.


	CONSULTATIONS: Additional Representations.

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

1. Objections to the size and scale of the proposed new building, and that it is considerably larger than the current bungalow (3.3 times larger),

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

3. Ground floor windows will overlook the garden area of Arnside House,

4. Loss of privacy,

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

6. Although marginally smaller than that refused, it would still have a dominating impact on the surrounding properties,

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

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

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

10. 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,

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

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

13. Concerns regarding the proposals potential impact on air flow and quality,

14. Impact on protected trees,

15. Concerns regarding the access and highway safety,

16. Scheme will have an impact on the residential amenity of the whole village,

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

18. If approved PD rights should be removed and further development of the site should limited.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

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.

Wildlife & Countryside Act 1981 as amended.

Conservation [Natural Habitats & c.] Regulations 1994.
Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME4 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMH5 of the Core Strategy (Regulation 22 Submission Draft).

Key Statement EN5 of the Core Strategy (Regulation 22 Submission Draft).



	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 is a resubmission of a previously refused scheme for a proposed replacement dwelling on site.  This proposal has been submitted following pre-application discussion, but again seeks permission for the demolition of an existing timber built bungalow in order to replace it with a much grander two-storey dwelling.  The changes to this scheme will be discussed later in this report.

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.
The site lies within the settlement boundary of Wiswell however despite the principle of the development being considered acceptable in land use terms, the impact of the development on this location adjacent to the Wiswell Conservation Area and close to the AONB remains the most important consideration.  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 including examples of 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.

As with the previous scheme, the dwelling will be sited in roughly the same location as the existing bungalow although the overall footprint of the new dwelling will be significantly larger by approx. 69.12 sq.m. (36.5% increase); actually larger than the previously refused proposal (which was 54.54 sq.m. larger equating to a 28.5% increase).  However, this new scheme includes the introduction of a single storey garden room to the rear, so if this is removed from the scheme, the main footprint of the dwelling is actually smaller than that previously proposed.  Another significant change to the scheme is the reduction in the ridge height of the new dwelling to 7.935m (down from 8.77m) and the ridge height of the attached garage to 5.81m (down from 6.33m).  Whilst this is still quite a large increase in height in comparison to the existing ridge height of the bungalow on site (it sits at approx. 4.96m to the ridge), there are fundamental changes to the overall design and massing of the proposed dwelling that improve the position of the new dwelling within the street scene and reduce the dominance the previously proposed dwelling imposed upon the locality.  These include,

· a significant reduction in the overall width of the main dwelling,

· a reduction in the overall ridge height,

· the introduction of two hipped ends to the main dwelling and a change in the rood pitch over the garage, and

· the breaking up of the roof vista of the front of the property through the introduction of two gable fronted portions separated by the roof that runs from the ridge to the eaves above the main entrance.

The current setting of the adjacent Conservation Area and Listed Buildings are currently unaffected by the existing dwelling on this site due to its small scale and overall massing.  With regards to the dwelling now proposed, whilst still creating a larger and more noticeable dwelling on the site, its overall massing and scale is now significantly less opposing and dominant than that previously proposed, and due to its changes in design and the fact it will be positioned on the footprint of the original bungalow, it is now considered to have an acceptable impact upon both the views into and out of the Conservation Area, as well as views as you drive into Wiswell up Old Back Lane.  The materials to be used will match the materials used in dwellings near to the site and following changes to the scale and design of the dwelling, it is now considered to make a positive contribution to the locality.  The justification of replacing the existing incongruous, poorly insulated, timber built bungalow with a dwelling of modern construction and insulation is accepted, and following changes to the scale, design and massing of the dwelling, the wider public benefit is now accepted given the visual improvement the proposed dwelling will have on the character, setting and appearance of both the Listed Buildings and the Conservation Area, and as such the proposal is therefore considered to be in compliance 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.  This proposal now contributes positively to this location by virtue of its sympathetic design and materials used, and the reduced scale and massing of the overall built form.  I am also mindful of paragraph 60 of the NPPF that states that ‘It is proper to seek to promote or reinforce local distinctiveness’, and in this case it is considered that the design has utilized elements of other dwellings within the locality (see the gable end matched with the low eaves on Oakworth, and the use of render and stone quoins elsewhere in the village as examples), and that the scale and massing is considered appropriate for the area allowing an acceptable integration into the built and historic locality.  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 colleagues, the replacement of the existing bungalow with the larger two-storey property now proposed would not be significantly harmful to the adjacent Conservation Area to warrant its refusal.  The replacement of the existing single storey, characterless timber bungalow with a higher quality, well designed, sympathetic stone and slate property, helped due to its lower ridge height and overall massing, and as such it is considered that this scheme would enhance this location adjacent to the Conservation Area, whilst at the same time preserving the clearly defined boundaries.
With regards to the potential impact upon neighbouring properties, due to the existing boundary treatments (including trees, hedgerows and fencing), coupled with the location of the habitable room windows at first floor level, the new dwelling will be sufficiently screened to prevent any direct overlooking or loss of privacy.  It is accepted that the dwelling will have an impact on the outlook from Arnside House due to its increase in height from a single storey bungalow to a two storey house, however it is considered that this impact will be limited due to the design of the roof and the position of the dwelling on the same footprint as the bungalow, therefore having an acceptable impact on the amenity of the occupiers of this adjacent property.

In conclusion, following a redesign of the proposed property and a subsequent reduction in the overall scale, height and massing of the dwelling, the proposed dwelling will enhance the site by virtue of its sympathetic and sensitive design, and as such is no longer considered to be incongruous or harmful to the character of the area, and nor will it be detrimental to the setting and character of the Wiswell Conservation Area and the adjacent Listed Buildings.  On this basis, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal represents an appropriate form of development and given its design and location would not result in visual detriment to the surrounding countryside, harm to the character or setting of the adjacent Conservation Area or Listed Buildings, and nor would the proposal have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various 2012/13














