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HARROGATE BOROUGH COUNCIL

PLANNING AREA2 DC COMMITTEE — AGENDA ITEM 5: LIST OF PLANS.
DATE: 6 July 2004

PLAN: 05 CASE NUMBER: 04/01925/FUL

GRID REF: EAST 444729 NORTH 460688
APPLICATION NO. 6.88.73.FUL DATE MADE VALID: 26.04.2004

TARGET DATE: 21.06.2004

WARD: Ouseburn

APPLICANT: CJ/o Stephenson
AGENT: David Chapman Associates

PROPOSAL: Erection of 2 no detached dwellings and the felling of 5 no trees within the
Little Ouseburn Conservation Area (site area 0.11ha).

LOCATION: Land Between Beech House And The White House Main Street Little
Ouseburn York North Yorkshire

REPORT

SITE AND PROPOSAL

The site is an area of land to the west of Beech House on Main Street. The land
comprising cut grass with a number of fruit trees. It is surrounded by a low brick wall with
two accesses into the site, both from Beech House. The White House to the west of the
site has windows facing onto the site and there are houses opposite. The site is at a higher
level to the road with a grass verge to the front with three lime trees within the verge.

The applicant states that the land is used for garden. At the time of the case officer's visit
there was no evidence of domestication with the land or use of the land as a garden. Its
appearance is as an orchard.

The proposal is for the erection of two dwellings (one five bedroom and one four bedroom)
with detached double garages to the rear. The dwellings would be constructed from brick
and tile and would be set back from the frontage by 5m. Two new accesses would be
formed in the front wall between the lime trees. The dwellings would lie to the rear of the
existing property at Beech House, which has rear facing windows, and to The White
House, which has its main windows facing onto the site. The proposal would involve the
loss of 6 fruit trees.

Beech House and outbuildings is a Grade Il listed building. The site lies within the Little
Ouseburn Conservation Area.

MAIN ISSUES
1. Policy/Principle
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2. Affordable Housing

3. Impact on the Conservation Area

4. Impact on the setting of a Listed Building
5. Open Space requirements

RELEVANT SITE HISTORY
04/02066/CON - Conservation Area application for the formation of 2no openings in
existing boundary wall. PNR. 26.04.2004

CONSULTATIONS/NOTIFICATIONS

Parish Council
Little Ouseburn

DLAS - Open Space
Commuted sum of £3671.00 requested for open space provision.

Housing Development
Size exceeds affordable housing threshold of 0.1ha. 50% affordable housing required,
none proposed. Contrary to Policy H5.

Highway Authority
Recommend conditions in event that application is approved.

D.L.A.S Arboricultural Officer
Comments on construction details.

Yorkshire Water
No observations.

MOD Safeguarding and Byelaws
No safeguarding objections.

Environmental Health

No comments received
Local Plans Policy

Objection - site not previously developed land, no affordable housing proposed.

APPLICATION PUBLICITY

SITE NOTICE EXPIRY: 04.06.2004
PRESS NOTICE EXPIRY: 04.06.2004
REPRESENTATIONS

LITTLE OUSEBURN PARISH COUNCIL - Object to the application on the following
grounds:
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1. Scale - The Parish Council objects to the size of both of the proposed new dwellings and
does not consider that they area of scale appropriate to the locality. The Parish Council
considers that both the five -bedroom house and the four-bedroom house (plus dressing-
room) together with double garages to both properties, will dominate the area to the
detriment of the visual appearance and character if this side of Main Street, in the middle of
the Conservation Area.

2. Access - The proposed plans show two new openings being created in the old wall that
forms the boundary along Main Street. The Parish Council considers that this will have a
detrimental effect on the streetscape, in that the footpath and grass verge will then be
broken in three places within a very short distance. The old wall and lime tress in front of it
have an important role in the view along Main Street which these proposals would destroy.
The Parish Council make the suggestion that the existing crossing at the entrance to Beech
House should be used for any proposed new properties, and notes that the developer
appears to have made plans to do this by reserving rights through this entrance in the
recent sale of Beech House.

OTHER REPRESENTATIONS - One letter of objection (anonymous) has been received.
The grounds of objection are:

- the land forms an important open space and adds to the conservation area

- it would have a unacceptable impact on Beech House (listed)

- the land is not a garden but an orchard which has had chickens and ponies on it over the
past 15 years

- loss of trees

One letter of support has been received. The grounds for support are:

- sensitive and sympathetic approach to development in the village

- as garden, falls within previously developed land and complies with PPG3

- complies with Interim Policy H1A as the site is in a sustainable location and is a
previously developed site

- constitutes infill development

- other development in the area of a similar scale

VOLUNTARY NEIGHBOUR NOTIFICATION -
The White House

The New House

Newbury

(all Main Street, Little Ouseburn)

RELEVANT PLANNING POLICY

PPG1 Planning Policy Guidance 1: General Policy and Principles

PPG3 Housing

SPH1  North Yorkshire County Structure Plan Policy H1

LPHX  Harrogate District Local Plan Policy HX: Managed Housing Site Release

LPHO5 Harrogate District Local Plan Policy H5: Affordable Housing

LPHO6 Harrogate District Local Plan Policy H6: Housing developments in the main
settlements and villages

LPH13 Harrogate District Local Plan Policy H13: Housing Density, Layout and Design
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LPH17 Harrogate District Local Plan Policy H17: Housing Type

LPHDO1 Harrogate District Local Plan Policy HD1: Statutory list of buildings of special
architectural or historic interest

LPHDO3 Harrogate District Local Plan Policy HD3: Control of development in Conservation
Areas

LPHD213 Harrogate District Local Plan Policy HD13: Trees and Woodlands

LPHD20 Harrogate District Local Plan Policy HD20: Design of New Development and
Redevelopment

LPAO1 Harrogate District Local Plan Policy Al: Impact on the Environment and Amenity

LPR0O4 Harrogate District Local Plan Policy R4: Open Space Requirements for New
Residential Development

LPTO2 Harrogate District Local Plan Policy T2: Vehicle Access

LPIMP2 Harrogate District Local Plan Policy IMP2: Provision of Infrastructure Needs
Generated by Development

LPHD12 Harrogate District Local Plan Policy HD12: Amenity Open Space

ASSESSMENT OF MAIN ISSUES

1. POLICY/PRINCIPLE - The land is referred to in the application as garden. The land is
enclosed and comprises grass with a number of fruit trees. The existing access to the site
is via two gates from Beech House. It is the opinion of the Local Planning Authority that the
land is more accurately referred to as an orchard attached to Beech House. The land has
been used as an orchard and has not been brought into the domestic curtilage and as such
under PPG3 is not classed as previously developed land but land that has been used for
agricultural purposes and is therefore greenfield land. Policy HX does not permit
development, unless there are exceptional circumstances, on Greenfield sites and as such
the proposal fails to comply with that policy.

Under Policy H6 Little Ouseburn is classed as a smaller village. The site lies within its
built-up confines of the settlement and would represent small-scale infilling as defined in
the local plan. However as the proposal does not comply with Policy HX it also does not
comply with the criterion contained within Policy H6.

2. AFFORDABLE HOUSING - The site size of 0.11ha exceeds the threshold of 0.1ha at
which the negotiation of affordable housing becomes a requirement under Policy H5,
subject to housing need. The Needs Survey Update 2003 identifies a need for 20
additional affordable dwellings in the sub-area of Ouseburn in the five year period from
2003-2008. Since the publication of the update no affordable housing provision has been
made, nor are any other proposal under consideration. In order to comply with Policy H5
and the Council's 50% affordable housing requirements, one of the proposed dwellings
should be transferred to a registered social landlord in order to provide affordable housing
for local people. The proposal does not propose any affordable housing and as a result is
contrary to Policy H5 of the Harrogate District Local Plan.

3. IMPACT ON THE CONSERVATION AREA - The village has a lineal form and is strung
out along Main Street. Traditionally fields and other gaps have come up to Main Street and
have allowed views through the built form of the village to the fields beyond and provide
visual relief from the strong sense of enclosure found along this part of Main Street. The
development of this land will fill in this important gap between the buildings and would not
enhance the character and appearance of the conservation area. Boundary walls are
another important feature of the village, many of which are low in height and form enclosed
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garden area. The wall surrounding the application site is a typical and intact example of
such a boundary and due to its length (29.4m) is an important feature of the conservation
area. The breaching of the wall in two areas to gain access to the site would be seriously
detrimental to the character of the conservation area. The development would therefore
not comply with policies HD3 or HD12.

4. IMPACT ON THE SETTING OF A LISTED BUILDING - Beech House and its
outbuildings are Grade Il listed buildings. The orchard to the side currently enhances the
setting of the listed building, allowing views of the side and rear of the listed building
allowing unrestricted views across it. The development of the orchard would have a
detrimental effect on the setting of the listed building contrary to Policy HD1.

5. OPEN SPACE REQUIREMENTS - A commuted sum of £3671.00 has been requested
for open space provision to be allocated to Little Ouseburn, verges within 400m of the
development and Great Ouseburn recreational area. No signed unilateral undertaking has
been received. The application is therefore contrary to Policy R4 of the Harrogate District
Local Plan.

CONCLUSION - The proposal for two detached dwellings is not acceptable as the site is a
Greenfield site and not previously developed land. No affordable housing is proposed and
the erection of two large dwellings on the site would have a detrimental impact on the
setting of a listed building and the character and appearance of the conservation area. In
addition no signed unilateral undertaking has been received. The application is therefore
recommended for refusal for the reasons stated above.

CASE OFFICER: Mrs L Drake

RECOMMENDATION

That the application be REFUSED. Reason(s) for refusal:-

1  The application site is land which has been used as an orchard and has not been
brought into the domestic curtilage and as such under PPG3 is not classed as
previously developed land but land that has been used for agricultural purposes. Itis
therefore a Greenfield site and as no exceptional circumstances have been shown
does not comply with Policies HX and H6 of the Harrogate District Local Plan.

2 The site size exceeds the threshold of 0.1ha at which the negotiation of 50%
affordable housing becomes a requirement under Policy H5, subject to housing need.
The Needs Survey Update 2003 identifies a need for 20 additional affordable
dwellings in the sub-area of Ouseburn in the five year period from 2003-2008. The
proposal does not propose any affordable housing and as a result is contrary to Policy
H5 of the Harrogate District Local Plan.

3 Gaps between buildings and boundary walls are important features of the
conservation area. The proposed development would fill in the gap and breach the
wall in two places, which would have a detrimental impact on the character and
appearance of the conservation area contrary to Policies HD3 and HD12 of the
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Harrogate District Local Plan.
4  The development of the site would have a detrimental impact on the setting of the

listed building by way of reducing views of the listed building and enclosing it, contrary
to Policy HD1 of the Harrogate District Local Plan.

5 A commuted sum has been requested for open space provision. No signed unilateral
undertaking has been received. The application is therefore contrary to Policy R4 of
the Harrogate District Local Plan.



