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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Construction of new single storey holiday cottage (pursuant to variation of condition 5 of planning permission 3/2022/0048 - change to door/windows materials).

	Site Address/Location:
	The Cottage Barn, Chapel Lane, Newton, BB7 3DY.

		

	CONSULTATIONS: 
	Parish/Town Council

	Newton-in Bowland Parish Council 
	Object to the proposal on the basis of the materiality of the proposed door and window design and in light of similar development having been refused previously.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of support received for the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Presumption in Favour of Sustainable Development
Key Statement EN2: Landscape
Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations
Policy DME4: Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act Section 72

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0048:
Construction of new single storey holiday cottage (Approved)

3/2022/1036:
Erection of two holiday lodges with associated car parking and access (resubmission of 3/2018/0662). (Refused)

3/2018/0662:
Erection of two holiday lodges with associated car parking and access (Refused)

3/2016/0050:
Outline application for a single new dwelling with all matters reserved. Resubmission of planning application 3/2015/0208. (Refused)

3/2015/0208:
Outline application for a single new dwelling with all matters reserved except access (Refused)

3/2011/0238:
Proposed detached dwelling with car parking spaces within a residential garden (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a holiday let property sited within the village of Newton-in-Bowland. The holiday let property is currently under construction and comprises a single storey building with a gabled roof detailed in stone and slate respectively. The application property is located within the village centre of Newton with the immediate area comprising a mixture of historic cottage dwellings and converted barn properties. The wider area comprises a mixture of woodland, agricultural land and open countryside with the application site lying within the Newton-in-Bowland Conservation Area and Forest Of Bowland AONB.


	Proposed Development for which consent is sought:

Planning consent was granted for the construction of a new single storey holiday cottage as part of planning application 3/2022/0048. Condition 5 from this consent reads as follows:

‘All new and replacement windows and doors shall be constructed in timber, of which the elevational and section details shall have been submitted and approved in writing by the Local Planning Authority prior to their installation. The development shall be carried out in strict accordance with the approved details; the approved details shall thereafter be retained in perpetuity.

Reason:  In order that the Local Planning Authority may ensure that the detailed design of the proposal does not undermine the character and appearance of the area.’

In this instance, consent is sought for a variation to the stipulations of the above condition in order to allow for the incorporation of powder coated aluminium window frames and doors into the approved holiday let property. The applicant has stated that they wish to utilise an aluminium based doors and windows due to ongoing maintenance and durability issues associated with the use of timber. As such, consent is sought for a variation to condition 5 forming part of previous planning application 3/2022/0048 on the basis of technical details submitted as part of this S73 application. 


	Visual Amenity/External Appearance/Impact upon Character/appearance of Conservation Area:

The application site is situated within the Newton-in-Bowland Conservation Area. With reference to making decisions on applications for development in Conservation Areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 
This guidance is reiterated in Key Statement EN5 of the Ribble Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

With specific regard to the application site and its immediate surroundings, the Newton-in-Bowland Conservation Area Management Guidance (2005) states:

‘All development, but particularly in the Newton Conservation Area, must respond to its immediate environment, its “context”, in terms of scale, density, form, materials and detailing…windows should be timber, painted not stained. Their design should reflect traditional local styles…modern materials, such as uPVC or aluminium, are generally unacceptable in a Conservation Area…front doors should also be painted timber, again reflecting local historic styles.’

In this instance, consent is sought for the installation of powder coated aluminium window frames and doors detailed in a cream finish. Samples and technical specifications for the proposed window frames and doors have been provided as part of the application which indicate a largely contemporary design. As such, the door and window detailing proposed for the property would be contrary to the Conservation Area Management Guidance referenced above. 

In addition, the application property’s North-western, South-western and North-eastern elevations are all largely visible within the public realm from Newton Road and Chapel Lane therefore the visual impact of the largely incongruous window and door detailing would be pronounced.

Furthermore, the proposed window and door detailing would be visible in North-eastwards views towards the junction of Newton Road and Chapel Lane which is identified as one of the Conservation Area’s Important Views on the Newton Conservation Area Townscape Appraisal Map. 

Moreover, the proposed window and door detailing would be read in concert with all of the existing buildings which surround the application site. All of these buildings (with the exception of Wallace House and Newton Village Hall) are identified as Buildings Of Townscape Merit on the Newton Conservation Area Townscape Appraisal Map which are deemed to make an important contribution to the architectural character of the Conservation Area by virtue of their scale, style and materials.

Accordingly, the proposed variation sought to the development originally approved would result in the introduction of incongruous, unsympathetic and visually prominent modern materials that would fail to enhance or preserve the important features, views and historic character of the area. As such, the proposal would be harmful to the character and appearance of the Newton-in-Bowland Conservation Area and would therefore fail to meet the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

In this instance it is considered that the harm to the Conservation Area would be less than substantial.

Paragraph 202 of the NPPF states:

‘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, where appropriate, securing its optimum viable use’.

Installation of the proposed door and window scheme would offer no small scale public benefits as short term contractor employment would be a benefit in either the use of traditional or modern materials. The insulation properties associated with modern aluminium based doors and windows could potentially reduce heating costs for the holiday let property however any resultant reduction in carbon emissions from this would likely be small scale, and has not been demonstrated. 

As such, there are no public benefits from the proposed development to outweigh the harm that would be inflicted upon the character and appearance of the Newton-in-Bowland Conservation Area therefore the proposal would fail to satisfy Paragraph 202 of the NPPF.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed variation would result in the introduction of incongruous, unsympathetic and visually prominent modern materials that would be harmful to the character and appearance of the Newton-in-Bowland Conservation Area. In addition, the limited public benefits from the proposed development are not considered to outweigh the harm identified in this instance. 

As such, the proposal fails to meet the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Paragraph 202 of the National Planning Policy Framework.

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	That the variation to condition 5 be refused for the following reason:

	01:
	The proposed variation would result in the introduction of incongruous, unsympathetic and visually prominent modern materials that would be harmful to the character and appearance of the Newton-in-Bowland Conservation Area. There are no public benefits identified that would outweigh the harm caused. As such, the proposal fails to meet the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Paragraph 202 of the National Planning Policy Framework.
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