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Dear Janice,





RE: PA16/05503 – Herons Lea, Rosevine, Portscatho TR2 5EW 





The Roseland Plan Planning Assessment Group has assessed this planning application against the Roseland Neighbourhood Development Plan and would first commend the applicant on heeding comments made regarding the pre-application and removing the glazed area in the roof and the cedar shingles for this application. However, the Group notes that the proposal is still not in conformity with The Plan as specified below. Due to the size of the ‘extension’ being in conflict with paragraph (ii) of policy HO9 – Extensions and Annexes, the Group feel this proposal should also be assessed against policy HO8 – Replacement Dwellings. The Group considers that, in any case, the likelihood of the footings and bungalow walls being substantial enough to carry a second storey would be unlikely, meaning that, despite the words of the agent, in practical terms we are talking about a total rebuild, i.e. application of policy HO8.  





Objective: To define and conserve the valued characteristics of the Roseland’s special landscape, coastline and heritage from inappropriate development since these are the basis of its economy and future.





Relevant Plan 


Policy/Text�
Reason for


Non-Conformity�
�
LA1�
(i) It has not been demonstrated how the proposal will conserve and enhance the special qualities of the AONB


(ii) The proposal is not of a scale that is appropriate to the character, sensitivity and capacity of the protected landscape


(iii) It has not been demonstrated that the development (which is in an elevated location and visible from local footpaths) will not cause damage to the natural beauty, character and special qualities of the AONB and Heritage Coast.�
�
GP2�
(iv) The dwelling is located on the skyline and the increased mass and height increase its prominence�
�
HO8�
(vi) The proposal intrudes above the skyline further than the current building when viewed from any public place�
�



Continued...





THE ROSELAND PLAN


OUR ROSELAND - OUR FUTURE


� HYPERLINK "http://www.roselandplan.org" �www.roselandplan.org�                � HYPERLINK "mailto:info@roselandplan.org?subject=The%20Plan" �info@roselandplan.org�


 





Page 2	


							





Objective: To define and sustain the distinctive character of each of the Roseland’s villages and hamlets.





Relevant Plan 


Policy/Text�
Reason for


Non-Conformity�
�
GP2 (iii) and 


CV1 (i)�
It has not been demonstrated that the proposal is integrated with existing housing in the settlement in terms of form and scale.


We would ask the planning officer to check whether the ratio of glazing to wall, particularly on the South elevation, exceeds that recommended in policy 3.4.2 - Facades and Elevations - of the Carrick Design Guide adopted by The Roseland Plan.�
�
HO9 �
(ii) The proposed doubling in size of the dwelling means that the design cannot be subsidiary in size nor sympathetic to the character of the existing dwelling�
�
HO8 (v) and HO9 (iv)�
The proposal is not in keeping with its setting nor does it respect the distinctive local character of the area due to the bulk, scale and height�
�
HO8 (ii)�
We would ask the planning officer to check the volume of the proposed building against that of the original building plus extensions under permitted development rights.�
�



The applicant’s letter dated 13 June 2016 accompanying the submission states that the ridge height has been reduced ‘significantly’ although no measurements have been provided and the Group would question the practicality of the proposed ‘flat ‘secret’ GRP deck’. Assuming this proposal is considered impractical, restoring the original ridge line will negate any claimed reduction in height.











Yours sincerely,


 


 S J Wagstaff





PP J Smith, Chair, Roseland Plan Steering Group








Please note:  This assessment constitutes the opinion of the Roseland Plan Planning Assessment Group and is based solely on the documentation submitted by the applicant. It is not a planning determination under the Town and Country Planning Act 1990 (as amended). The final determination will be made by Cornwall Council as the Local Planning Authority.








 








