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	Application Ref:
	3/2019/1099
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	Date Inspected:
	17th January 2020
	

	Officer:
	LE
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Demolition of existing dwelling and erection of replacement two- storey dwelling

	Site Address/Location:
	Parsons Croft, Slaidburn Road, Waddington

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council – object to the application on the following grounds:
· The proposed dwelling is out of scale with others in the area
· The design and appearance is not in keeping with the area
· There will be a detrimental impact on the character of the conservation area
· Neighbouring properties will suffer a loss of light or privacy
· Adverse impact on village landscape
· Highway safety

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Not consulted

	LLFA:
	

	Not consulted

	CONSULTATIONS: 
	Additional Representations.

	Letters of representation have been received from 15 individual households/addresses objecting to the application on the following grounds:
The new dwelling will not be in keeping with the character of the area. 
It is excessive in scale and is overdevelopment and overdominant.
There will be loss of view and outlook
Loss of light and privacy
Harmful to the character of conservation area, setting of listed buildings and possible archaeological remains.
Disruption and highway safety implications.
Inaccurate site plan (now overcome with amended certificate on application form)

Letters of representation have been received from 2 individual households/addresses supporting the application on the following grounds:
The proposal is a great opportunity to renovate a beautiful home.
The application will replace a building that is in disrepair and will improve the area.
The design is outstanding


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations
Key Statement EN2 – Landscape & Townscape Protection
Key Statement EN4 – Biodiversity and Geodiversity
Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMH3 – Dwellings in the Open Countryside
Policy DME1 – Protecting Trees & Woodland
Policy DME2 – Landscape & Townscape Protection
Policy DME3 – Site and Species protection and conservation
Policy DME4 – Protecting Heritage Assets
Policy DME6 – Water Management

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:
83/0277 – conversion of stable to dwelling - granted
83/0431 – extensions to stable and conversion to dwelling - granted

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	
Site Description and Surrounding Area:

The application site lies outside the settlement boundary for Waddington and is therefore in open countryside. It is also within Waddington Conservation Area and the Forest of Bowland AONB. 

The existing dwelling on the site is a two storey linear building finished in a grey coloured render, it was formerly a stable block but was extended and renovated in the 1980s to form the dwelling that exists today. 

The site lies between the vicarage and Glebe House which is Grade II listed as is Ivy Cottage, which lies opposite the site. 

Whilst the dwelling is of no particular architectural merit it is simple in form and unobtrusive in the street scene and remains subservient to Glebe House. It sits in roughly in line with the properties are either side and set back from the road frontage.


	
Proposed Development for which consent is sought:

Consent is sought for the demolition of the dwelling known as Parsons Croft and the construction of a new dwelling. 


	Background
Historic OS maps show that a building of a similar footprint existed on this site in 1908, although older OS maps submitted as part of the Heritage statement show an L shaped building.  It is understood that this building was formerly a stable block associated with Glebe House. 

Planning permission was granted in 1983 for the alteration and conversion of the dwelling to form a 2 storey dwelling house. This permission has been implemented largely as approved. It has resulted in a building that at first glance looks like a 1980s new build. However the building still maintains features which give clues to its past such as a wagon arch to the front elevation. 


	Principle of Development:
The site is also in a conservation area and close to listed buildings so the impact on them need to be assessed before it can be determined whether the principle is acceptable in terms of policies EN4 and DME4. 

Notwithstanding the heritage considerations the site is outside the settlement boundary and within the AONB.  It is however located in an existing cluster of dwellings and is not in an isolated position in the landscape.  Therefore a replacement dwelling would not conflict with policy DMH3 in principle


	
Impact upon Character/appearance of Conservation Area:

Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 sets out a general duty in respect of conservation areas. In the exercise of a Local Planning Authority’s planning functions with respect to any buildings or other land in a conservation area, special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area. 

The applicant argues that the construction of an L shape building would restore the site to its original form. However, none of the original Northern part of the building remains, and there is no evidence of what form this took, some of it may remain in the boundary walls but this is not known for certain and this is accepted within the applicants submitted heritage statement. 

Regardless, it is known that the building was a stable block ancillary to Glebe House . 

It is accepted that the dwelling in situ is of no merit and it is not disputed that it appears of low significance given the losses and alterations that have taken place or that its value is not readily visible. However, its loss would still constitute less than substantial harm and this harm must be outweighed by public benefit as required by NPPF para 196.

Restoration of the building as it was originally constructed would be the preferred option. However, none of the original fabric remains from the front part of the L and the part of the building that existed since 1908 has undergone alterations to form a dwelling the extent of which is not fully understood. The plans from the 1980s indicated that the stables were to be altered and converted so it may be that there is historic fabric underneath.  

A proper analysis of this should be carried out and it should be demonstrated what value this has and why it cannot be kept before demolition will be accepted.  There are also current debates with regard to the impacts of new building on carbon footprint and whilst this is a single dwelling it is more than likely to be more sustainable to restore existing structures than demolish and rebuild.

Subject to the above being satisfactorily demonstrated. There may be some scope to redevelop the site but any redevelopment must demonstrate convincing public benefits and maintain or enhance the conservation area’s character. Whilst the building itself is not particularly attractive it is not over dominant and its scale and form in keeping with the vernacular.  It is argued that the proposal will restore the historic relationship between Glebe House and the L shaped building that existed in the 1800s but this is not a convincing argument to demolish and replace with something much larger. The proposal presented is a new build with modern features which projects forward in the site. 

Whilst a contemporary approach is not objected to in principle.  The proposal put forward will obscure views of Glebe House and despite efforts to keep the heights as low as possible the fact remains that the building is approx. twice the size of the one it replaces and overly domestic in character. It is considered that its scale, massing and orientation within the site will be at odds with the character of the street scene and as such will harm the character of the conservation area. 

In addition to this there are a number of basic design features which are characteristic of the village where properties are generally pitched roof robust dwellings with a simple form. The design appears overly complicated to attempt to fit within the constraints of the site and the prominent garage doors and chimney stacks appear cluttered adding further to its dominance.

It is concluded that the proposal will not maintain or enhance the character of the conservation area and therefore will cause harm.


	Impact upon Listed Building(s) and Setting:

Section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 sets out a general duty as respects listed buildings in the exercise of planning functions. In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

There are two listed buildings in close proximity to the site. Parsons Croft has historical associations to Glebe House but as aforementioned was converted and severed in the 1980s.  There are still remnants of when they were connected such as the grand gateposts. 

The impact on the setting of Ivy House which stands alone on the opposite side of the road will be lesser given the separation distance between them. 

Advice from Historic England highlights that the setting of an asset is usually more extensive than its curtilage and generally relates to how people experience it. Most views within the conservation area and of listed buildings are from the highway and footpaths which flank the site. Currently the principle elevation of Glebe House is very visible on the approach from the village centre and it is considered that it is more dominant than Parsons Croft. It is accepted that there have been incremental changes to the setting over the years but the impact has been lesser as it has largely been contained within the footprint of the building. 

The proposed building will be set further forward partially obscuring this view and the bold design will also draw the eye towards it, becoming the dominant feature. As such it is considered that the proposal will not preserve the setting of the listed building.


	
Impact Upon Residential Amenity:

The proposal will introduce additional built form along the boundary of the property with Glebe House which is overlooked by the principle elevation of this property. The elevation facing Glebe House would not include any habitable room window. The facing distance between the front elevation and the side of the proposed dwelling would be 15 metres at the closest point and 17 at the furthest point due to the slightly oblique angle between the two. This is not considered to be unacceptable.  The concerns raised by the neighbours are noted and it is accepted that the construction of the dwelling would alter the view from their property. However, the loss of a view is not a planning consideration and the facing distances are adequate so there would be no overshadowing. 


	
Visual Amenity/External Appearance:
Notwithstanding the proposal’s impact on heritage assets discussed above the proposal is for contemporary and unique dwelling which does take some reference from traditional design features in the area.  However; it is considered that the scale is excessive in relation to the size of the plot and some features such as the prominent garage door and flat roof sections are not in keeping with the vernacular, the prominent chimney also looks at odds with the modern design.  The positioning towards the front of the site  and orientation to the road also impacts on the openness of the plot when approaching from the village; all of which adds to the dominance of the structure. 


	
Landscape/Ecology:
The site is within the AONB but is not in an isolated area, being located within a small cluster of dwellings on the edge of the village. As such it is not considered that the proposal would have a significant impact on landscape character.

There are no protected trees on the site nor is this within an area of ecological importance however the proposal does involve demolition and whilst the design statement says that a bat survey has been carried out, this has bot been submitted. Nor do measures appear to be incorporated in the new build such as bird and bat boxes.  


	Highway Safety: 
There is no net increase in the number of dwellings served via the access and the plans indicate that there will be adequate turning and parking within the site. Therefore, the proposal will have little impact on the highway network. The concerns with regard to construction traffic are noted but any disruption due to this is likely to be short lived and is not a reason to refuse planning permission. 

	
Other Matters:
15 objections and two letters of support have been received and the planning issues raised are discussed in the appraisal above. 


	Observations/Consideration of Matters Raised/Conclusion:
Pre-application advice was sought which advised that any replacement buildings should work as much as possible within the existing parameters of the building with any additional volume accommodated to the rear and it is still felt that this would be a more appropriate solution. Whilst some of the comments have been incorporated into the submission it is considered that the proposal is unacceptable for the reasons above and therefore it is recommended:


	RECOMMENDATION:
	That planning consent be refused for the following reason(s)

	01
	Harm to heritage assets

	02
	Over dominant design
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