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SUMMARY  
The proposals  for Hodder Grange are brought forward on behalf  of the appl icants  
Michae l and L iz Bel l .  As set out in their Personal Statement the appl icants have l ived 
near to the s ite for 24 years ,  ra is ing the ir  fami ly in th is part of the Ribb le Val ley , 
whi ls t  restor ing a h istor ic property and enhancing the land around it .  
 
Mr and Mrs Bel ls  v is ion is set  out in their Personal Statement :  
 

“We la id out our pr ior i t ies  from the beginning. Understanding the loca l f ine 
houses as precedent studies and drawing on our mutual  pass ion for 
Georgian arch itecture,  we wanted to create a Georg ian family home of  
manageab le proport ions. I t  was important that i t  b lended seamless ly into 
the surrounding AONB. We have str ived to achieve th is  through adding 
more sympathet ic l andscaping whi ls t  s imultaneously hav ing the components 
of being env ironmenta l l y sound with the use of sustainab le mater ia ls and 
ult imate ly creat ing a Pass ivhaus . A house for the future .”  

 
The appl icat ion for Hodder Grange ref lects  the appl icants ’  des ire to create a house 
of except iona l  arch itectural  qua l i ty which responds to and cont inues the tradit ion of  
country houses in the Ribble Val ley and Forest of Bowland .  
 
The appl icat ion is submitted four years after  the appl icants  f irs t  embarked upon the 
journey of creat ing something of except ional  qual i ty .   
 
Hodder Grange is of a tradi t ional des ign sty le,  ref lect ing both the character is t ics of  
the surrounding area and the cont inu ing tradit iona l of c lass ica l  and vernacu lar  
country house arch itecture in the U.K .  which has been furthered by the new country 
house pol icy (now inc luded in paragraph 80e of the NPPF) .  
 
Whilst  in a tradi t iona l design sty le ,  Hodder Grange wi l l  be a un iquely contemporary 
bui ld ing . With the support of an eminent sustainabi l i ty eng ineer it  is  conf irmed that  
the house wi l l  represent  a g lobal  f ir st ,  as the f irs t  Pass ivhaus Plus 1 house bui lt  in a  
tradi t iona l des ign sty le .  Hodder Grange wi l l  a lso represent the f i rst  Pass ivhaus Plus 
house in the Northwest ( in any design sty le) .  The new house wi l l  a lso be 
petrochemical f ree in construct ion and a true Zero Energy /  Zero Carbon House.  
 
Exce l lence in the arch itectura l  des ign is  demonstrated through the support of the 
nat iona l Tradit iona l Architecture Group (TAG) Des ign Review Panel .  The des igns for  
the house have a lso been developed with the input of a her itage advisor ( John 
Hinch l i f fe)  and based on a thorough study of country houses in the Forest of 
Bowland, as wel l  as  the input of an architectural h istor ian and country house expert  
( Jeremy Musson) .  

 
1 Pass ivhaus is a world- recognised accred itat ion of energy ef f ic iency , with Pass ivhaus 

Plus being a h igher level of accreditat ion than a standard Pass ivhaus accred itat ion .   
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The des igns for the house and wider s ite also respond to comments received from 
the Borough Counci l  at  the pre-appl icat ion stage and a lso the Forest of Bowland 
Area of Outstanding Natura l Beauty Management Team.  
 
The def in it ion of natural beauty, which contr ibutes to the wording - Areas of  
Outstanding Natura l Beauty - includes the r i ch his tory of human sett lement and i t  is  
th is r ich his tory to which the Hodder Grange proposals wi l l  contr ibute .  
 
New landscap ing as part  of the proposals  has been carefu l ly cons idered and inc ludes  
1 .4ha of new woodland plant ing;  1 ,120m of new hedgerow plant ing; and 1.2ha of 
new species r ich grass land marg ins .   
 
These landscape proposals  wi l l  del iver a 609 .2% biod ivers ity net ga in as conf irmed in 
ca lcu lat ions submitted as part  of the app l icat ion.  
 
The new 1.4ha of tree plant ing  wi l l  a l so del iver wider environmenta l benef its  
a longs ide b iodivers ity net  gain , sequester ing 490 tonnes of CO2 over a 50-year 
per iod (and 630 tonnes over a 100 year per iod) . 
 
The Hodder Grange proposals  represent a notable example of the highest  standards 
of architecture and landscape des ign, l inked to the highest s tandards of sustainable 
des ign . They represent  a unique example of the way in which trad i t iona l des ign can 
respond to the chal lenges of c l imate change.  
 
The Hodder Grange proposals  are brought forward to meet the requirements of  
paragraph 80e of the NPPF which a l lows houses of except ional qua l i ty to be 
deve loped in rural  areas .  The des igns for Hodder Grange have twice been presented 
to the nat iona l  Tradit ional Arch itecture Group Des ign Review Panel ,  with the pane l 
concluding at the end of the design assessment process that :  
 

“To re iterate , the Panel fee l that the result ing bu i ld ing des ign and 
integrated enhancements in landscape,  eco logy and energy e ff ic iency that  
are part of the scheme represent a scheme that should be cons idered of a 
qual i ty that wi l l  fu l f i l  the requirements of NPPF paragraph 80(e) .   

 
The bui ld ing process  that would be part  of th is project in i tsel f  would be a 
s ign i f icant ,  except iona l  and innovat ive departure from the norm, it  would ,  in the 
terms of the NPPF pol icy would be… truly outstand ing, ref lect ing the h ighest  
s tandards in arch itecture , and would help to raise standards of design more general ly  
in rural areas and would s ign i f icant ly enhance it s immediate sett ing ,  and be sens it ive 
to the defining character ist i cs of the loca l  area” 
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1 .  INTRODUCTION  
1.1:  On behal f o f the appl icants ,  Michae l and Liz Be l l ,  th is p lanning statement 

re lates to a p lanning appl icat ion to Ribble Val ley Borough Counci l  for a new 
country house (NPPF paragraph 80e) known as Hodder Grange, on land at  
Higher Hodder Br idge.   

1 .2:  The descr ipt ion of development as proposed is :   

Proposed new house of except iona l qua l i ty  (NPPF Paragraph 80e) of 
Pass ivhaus P lus and Zero Energy des ign with associated landscaping and 
biodivers ity enhancements .  

1 .3:  The planning statement has been updated fo l lowing the conclus ion of a Design 
Review Panel  (DRP) process ,  which conf irms that the proposed new house is  of 
except iona l qual i ty in the view of the pane l 2.   

1 .4:  We set out below in sect ion one more detai ls of the project  team and the 
suite of the appl icat ion documents that accompany it .  

1 .5:  Sect ion two of th is s tatement inc ludes an assessment of the proposed s ite of 
Hodder Grange.  

1 .6:  Sect ion three provides  a summary of the pol icy h is tory of paragraph 80e of the 
Nat ional Plann ing Pol i cy Framework (NPPF) , which is a key pol icy for the 
determinat ion of the appl icat ion.  

1 .7:  Sect ion four of the statement provides deta i l s  of the proposed development .  

1 .8:  At sect ion f ive an assessment of the Hodder Grange proposals  against the 
pol icy tests of Paragraph 80e is  provided.   

1 .9:  Sect ion s ix inc ludes an assessment of the proposals against other loca l and 
nat iona l p lanning pol i c ies  of re levance.  

1 .10 :  Sect ion seven inc ludes a l ist  of proposed plann ing condit ions and restr ict ions 
which we ant ic ipate wi l l  apply ,  should the counci l  approve the app l i cat ion.  

1 .11 :  The appl icat ion documents consis t  of :    

  Ful l  P lans Package (Rural So lut ions) .   

  Design and Access Statement (Rural Solut ions) .   

  Landscape Des ign Statement (Rural Solut ions) .  

  Landscape Masterplan (Rural So lut ions) .  

  Landscape Visua l Impact Assessment (Rural Solut ions) .   

 
2 The national, RIBA linked, Traditional Architecture Group 
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  Ecology Survey (Envirotech) .  

  Ecologica l  Net Gain Calcu lat ions (Rura l So lut ions) .   

  Country House Report  (Hinchl i f fe Heritage) .   

  Highways Note and Speed Survey Calculat ions (VTC Highways 
Consultants)  

  Hodder Grange: An Appl icant ’s V iew (Michae l  and Liz Be l l)   

 

1 .12 :  These documents provide a deta i led analys is of the s ite and the design 
proposals for it ,  demonstrat ing how the proposals for the new house are 
der ived from and respond to the character is t ics  of the local area .  

PROJECT TEAM 

1.13 :  A wide range of specia l is ts  are and have been involved in proposa ls for the 
new house .  

RURAL SOLUTIONS 

1.14 :  Different specia l i sms inc lud ing architects ,  landscape arch itects  and planners 
from within Rura l Solut ions are work ing on the Hodder Grange proposals .  
Rural  So lut ions i s a nat ionwide planning and des ign consultancy .  We have 
s ign i f icant experience,  from both a p lanning , arch itecture and landscape 
arch itecture perspect ive, on work ing on except ional new country house 
proposals with plann ing consents achieved in the Forest of Dean;  Blackdown 
Hi l ls  Area of Outstanding Natural Beauty (AONB); Nidderdale AONB; 
Chi lterns AONB; Babergh Distr ict ;  Durham County; Ryedale Distr ict ;  and 
Craven Distr i ct amongst other authorit ies .  We have other schemes at an 
advanced planning stage e lsewhere in the country .  Deta i led arch i tecture and 
landscape des ign documents ,  as  wel l  as  an LVIA, from Rura l So lut ions form part  
of the app l icat ion .  

HINCHLIFFE HERITAGE 

1.15 :  John Hinch l i f fe o f Hinchl i f fe  Heri tage is  a her itage profess iona l and a chartered 
town planner . He is  a founding member of  the Inst itute of Histor ic Bui lding 
Conservat ion ( IHBC) and has been a member of the Royal Town Planning 
Inst itute (RTPI)  for over 30 years .  He has pract ised on a wide range of p lanning 
issues af fect ing his tor ic bui ld ings and areas in the North West of Eng land and 
beyond for more than 35 years .  For most of that t ime , he worked in the publ ic  
sector for three loca l authorit ies ,  latter ly for  L iverpool City Counci l  2001 - 12 
where he was the World Heritage Off icer .   

1 .16 :  John presented the case for the s ign i f icance of the cultura l  value of  Liverpool ’s  
her itage to the judges who ul t imately awarded the city European Capital o f 
Culture 2008.  As a Conservat ion Off icer and World Her itage Off i cer ,  he had 
responsibi l i ty for ensur ing the proper conservat ion of some of the North 
West ’s  most s igni f i cant her it age assets ,  including Grade I  l isted bui ld ings and 
Liverpool ’s UNESCO World Her itage S ite .   
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1.17 :  He has operated as an independent her i tage consultant s ince October 2012  

1 .18 :  He is  a member of  the Georgian Group which is  c lear ly important in the 
context  of these proposals ,  and his advice to the archi tect on the 
appropriateness of the design proposed .  

1 .19 :  He is a lso a member of the Georg ian Group, V ictor ian Society ,  Nat iona l Trust  
and Merseys ide Civic Soc iety .  He is the Profess ional Advisor to the Lathom 
Park Trust which he helped to form and was the secretary of the Liverpool 
Urban Des ign and Conservat ion Adv isory Panel .  

1 .20 :  A deta i led Country House report from John is  submit ted, provid ing a basel ine 
assessment of the loca l  country house trad it ion that has been submit ted.  

JEREMY MUSSON  

1.21 :  Jeremy Musson is a country house spec ia l is t ,  a former architectural editor of 
Country L i fe ,  and author of a number of books on di f ferent aspects  of country 
house his tory and architecture . Jeremy was invo lved at an ear ly s tage in the 
des ign proposals ,  together with Hinchl i f fe Her itage to review the emerg ing 
des igns for the house, pr ior to them being presented to a Des ign Review Panel .   

ECOSPHERIC  

1.22 :  Ecospher ic focus on pioneer ing eco-developments that save carbon and dr ive 
technolog ica l change. I ts  team and expert ise has grown to support architects  
and developers in de l iver ing spec ia l i st  eco projects ,  such as paragraph 80 
appl icat ions and cert i f ied pass ive houses.   

1 .23 :  Ecospher ic has cons iderable exper ience in the f ie ld of susta inabi l i ty and new 
country houses .  

1 .24 :  To date Ecospher ic has led on the innovat ion c lause for two success ful  
appl icat ions and current ly consu lt ing on three more. Working on behal f  of 
Newark and Sherwood Distr ict Counci l ,  Ecospheric has success fu l ly defended 
both Para 55 and 79 appl icat ion refusa ls  at appeal .  In  its  ro le as a Pass ivhaus 
retrof it  developer , Ecospher ic has cons iderable exper ience in pushing 
per formance boundar ies ,  having just completed the wor ld ’s highest  retrof it  
per formance standard for the f i rs t  t ime with a pa ir of Victor ian townhouses .  
Pass ive House Plus magaz ine ca l led it  ‘The greenest retrof it  ever ’ .  Current  
deve lopment programs include what should be the World ’s  First  Zero Energy 
and Zero Waste Foodhal l  cal led the Sort ing Off ice .  
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2 .  THE S ITE  
INTRODUCTION  

2.1:  In format ion is  provided in th is  sect ion on:  

A) S ite Locat ion and Designat ions  

B) The Forest of Bowland AONB and the Local Country House 
Tradit ion  

A) SITE LOCATION AND DESIGNATIONS  

2.2:  The land which is  the subject of th is  p lanning appl icat ion are three f ie lds which 
s it  to the north-east of  the River Hodder , approximately 1.8 miles from the 
western edge of the town of Cl itheroe, with in Ribble Val ley borough .  

2 .3:  An assessment of the s ite and the factors which in f luence the s ite se lect ion for 
a new country house is  incorporated with in the detai led landscape appraisa l 
and architects ’  s tatement submitted with the planning app l icat ion .  

2 .4:  The s ite is descr ibed in  detai l  across these and other documents ,  inc luding the 
LVIA, submitted with the plann ing appl icat ion .  

2 .5:  We have reviewed Magic Maps from Defra and note that the s ite is  not the 
subject of any s ite-speci f ic des ignat ion .  

2 .6:  The br idge over the River Hodder is to the north-west of the s ite and the 
br idge is  a l isted structure, as  shown in F ig .1 below. However , the br idge is  a 
considerable distance from the s i te of the proposed new house and there 
would be no intervis ib i l i ty between it  and the new house as assessed later  in 
th is s tatement .  

 
 
F igure 1 :  There  a re  no i dent i f i ed hab i t a t s  cover ing  the l and .  The l i s ted Hodder  Br idge  i s  a t  a  
cons i derab le  d i s tan ce  f rom the proposed house  s i t e  ( red  c i r c le  ident i f ie s  approx imate  lo cat ion )  and 
not  v i s ib le  f rom i t .  Source :  Def ra  –  Mag i c  Maps  

 

2.7:  In part i cular there are no s ite-spec i f ic designat ions re lat ing to ecology. The s ite 
has been heav i ly grazed and is  there fore seen to be of l imited ecologica l va lue .  



PLANNING STATEMENT  PREPARED BY 
NPPF PARA 80E PASSIVHAUS HODDER GRANGE / MICHAEL & LIZ BELL RURAL SOLUTIONS LTD 

 

14 

 

2.8:  An ecolog ica l survey has been undertaken. This demonstrates no ecolog ical  
impediments to the development proposa ls  being carr ied out .  The project 
ecologis t  has also demonstrated there are s igni f icant opportunit ies  for 
enhancement of the s ite ’s b iod ivers ity as  part of a wel l-cons idered landscape 
des ign scheme.  

2 .9:  Highway access to the s ite i s taken of f  Chipping Road pass ing the s ite,  as  
shown in Fig .  2 be low.  

 
F igure 2 :  H ighway ac ces s  t o  the  s i te  o f f  Ch ipp i ng Road  
 

2.10 :  The highway access not only provides access to the f ie ld for agr icultural 
purposes but also for f ishermen who have a hut located just ins ide the s ite .   

2 .11 :  At an ear ly s tage in the process ,  the appl icants commiss ioned a highway adv isor 
to review the access and undertake speed surveys . These surveys which form 
part of the app l icat ion demonstrate that the proposed highways access is safe 
for a s ing le dwel l ing .  

2 .12 :  The s ite is c lear ly with in the Forest of Bowland Area of Outstanding Natura l 
Beauty (AONB). A later  sub-sect ion addresses this in more deta i l .   

2 .13 :  The s ite is not with in a F lood Zone (2 or 3) des ignat ion. Ear ly-stage f lood r isk 
assessment work was undertaken by JBA Consult ing , pr ior to this  pro ject being 
advanced.  

2 .14 :  As part of our assessment work on the s ite,  we have rev iewed al l  re levant 
p lanning pol i cy maps and other env ironmenta l des ignat ions.  There are no 
planning or other env ironmenta l designat ions which would restr ict the pr inc ip le 
of deve lopment on the s ite.  As noted in previous sect ions new houses 
advanced under paragraph 80e have been approved in al l  major planning-based 
des ignat ions including a Nat iona l Park , Green Belt  and Areas of Outstanding 
Natura l Beauty. Examples of new houses approved under Paragraph 80e are 
provided throughout th is s tatement .  

An Iso lated S ite  
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2.15 :  The meaning of the word isolated has been assessed in the courts  as  part of 
the ‘Bra intree cases ’ .  I t  is  c lear  that of the two decis ions (High Court and 
Court of Appeal) ,  the court of appeal case takes precedence as the later 
decis ion of a higher court .  

2 .16 :  Just ice L indb lom states in that decis ion that :  

“31. In my view, in its  part icular context  in paragraph 55 of the NPPF,  
the word “iso lated” in  the phrase “ iso lated homes in the countrys ide” 
s imply connotes a dwel l ing that is  phys ical ly separate or remote from a 
sett lement . Whether a proposed new dwel l ing is ,  or is  not ,  “ iso lated” 
in th is  sense wi l l  be a matter of fact and planning judgment for the 
decis ion-maker in the part icular c ircumstances of the case in hand.” 

2 .17 :  Just ice L indb lom did not repeat or va l idate any of the definit ions as  cons idered 
in the High Court  decis ion, which is ef fect ive ly superseded by the Court of 
Appeal decis ion.  

2 .18 :  The key test for dec is ion-makers ,  as  estab l ished by the ru l ing, is  therefore 
whether a new dwel l ing under paragraph 80e would be ‘phys ical ly separate or 
remote from a set t lement ’ .  The f ina l sentence of paragraph 31 and the words 
‘ in th is sense’ serve to conf irm the test of ‘separate or remote from a 
sett lement ’ as  the key focus . The use of the word ‘or ’  conf irms that  a s ite could 
e ither be cons idered separate from or remote from a sett lement ( for i t  to be 
considered isolated) ;  these descr ipt ions are not ent ire ly ana logous and only 
one descr ipt ion needs to be met .  

2 .19 :  This  approach was conf irmed by the Plann ing Inspectorate in a recent appeal  
decis ion 3 for a new house al lowed within the Cotswolds Area of Outstanding 
Natura l Beauty, with the Inspector conf irming :   

“4 . The meaning of the word ‘ i solated ’ in that context was the subject  
of the ‘Bra intree ’ judgments1 which the High Court Judge determined 
should be given its  ordinary ob ject ive meaning of ‘ far away from other 
places , bui ld ings or people ; remote’ .  The Appeal Court Judge stated 
that th is  ‘s imply connotes a dwel l ing that i s phys ical ly separate or  
remote from a sett lement ’ and observed that  there is  no def in it ion in  
the Framework of a ‘sett lement ’ and no speci f ied minimum number of  
dwel l ings or populat ion. Whether a proposed new dwel l ing i s ,  or is  
not ,  ‘ isolated’ in th is  sense wi l l  be a matter of fact and p lanning 
judgment for the decis ion-maker in the part icular c i rcumstances of a 
part i cular case.”  

2 .20 :  The Bramshi l l  judgement 4 a lso confirms that the correct test is  one of 
remoteness from a set t lement not from other bui ld ings ,  s tat ing that :   

“33. To adopt remoteness from other dwel l ings ,  instead of remoteness 
from a sett lement , as  the test for " isolated homes in the countrys ide" 

 
3 APP/F1610/W/19/3236430 
4 https://www.bailii.org/ew/cases/EWCA/Civ/2021/320.html 
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would seem inconsistent with the Government 's  ev ident intent ion in 
producing the po l icy in  paragraph 79….”  

2 .21 :  The s ite of the proposed new house is  c lear ly separate from a sett lement and 
as a result ,  can be considered to be iso lated , based on the court of appeal  
judgement and its  subsequent interpretat ion. On that bas is ,  paragraph 80e 
appl ies to the determinat ion of the app l icat ion.  

B) FOREST OF BOWLAND AONB AND THE LOCAL COUNTRY HOUSE 
TRADITION  

PURPOSES OF AONB DESIGNATION  

2.22 :  The s ite as prev ious ly noted is  with in the Forest of Bowland Area o f 
Outstanding Natural  Beauty.  

2 .23 :  Other new country houses have been approved under NPPF Paragraph 80e 
(and its  pol icy antecedents) in AONBs and cases are highl ighted later in th is 
sect ion .  

2 .24 :  Natura l Eng land conf irms 5 the purpose of AONB designat ion as fol lows:  

“AONBs are des ignated sole ly for their  landscape qual i t ies ,  for  the 
purpose of conserv ing and enhancing thei r natural  beauty (which 
includes landform and geology, p lants  and an imals ,  landscape features 
and the r ich h istory of human sett lement over the centur ies) .”  

2 .25 :  I t  i s  important to note from this def in it ion that human sett lement within 
landscapes is  considered to be an inherent part  of their natural beauty and that 
the reason for designat ion relates to the enhancement as wel l  as  the 
conservat ion of th is beauty .  

2 .26 :  Equal l y important is  the fact  that  designat ion also refers to the ecology of an 
area , which in th is case , wi l l  be s igni f icant ly enhanced in terms of the proposed 
deve lopment .  

2 .27 :  Natura l Eng land conf irms that 14% of England, a s igni f icant proport ion, is  
des ignated as an AONB. 

2 .28 :  Landscapes for L i fe is  the Nat ional  Associat ion of Areas of Outstand ing Natura l  
Beauty and they conf i rm that :   

“Part icu lar  regard should be pa id to promoting sustainable forms of 
socia l and economic development that in themselves conserve and 
enhance the env ironment .”  

2 .29 :  In pr incip le the deve lopment of a new country house of the highest ,  21st 
century, qual i t y and des ign , can be cons idered to be sustainable i f  i t  accords 
with the reference above.  

APPLICATION OF NEW COUNTRY HOUSE CLAUSE IN AONBS 

 
5 Landscape :  beyond the  view ,  Natura l  Eng l and  
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2.30 :  I t  i s  very clear from the appl icat ion of the new country house c lause s ince its  
introduct ion by John Gummer in 1997 that such houses are acceptable in 
des ignated areas .  A number of examples of cases that have been approved or 
al lowed at appeal in des ignated areas are inc luded at appendix 1 to th is 
s tatement .  

2 .31 :  In part i cular ,  in a recent (March 2020) appeal case 6 f rom with in the Cotswolds 
Area of Outstanding Natura l Beauty, Inspector Papworth conf irmed both that a 
house approved under the pol icy should be vi s ib le and that a dwel l ing of the 
highest standards of design could also contr ibute to the beauty of the 
des ignated area ‘ in the way that houses of the past have’ ,  s tat ing that :    

“36. The bui ld ing would be vis ib le as it  does not seek to hide away, 
and the paragraph 79e) except ion, as with its  antecedents back to 
Planning Pol i cy Guidance Note 7 ‘Sustainable development in Rural  
Areas ’ ,  does not require such an approach. Bui lt  form is  a feature of 
the Cotswolds Area of  Outstanding Natura l  Beauty, and the add it ion of 
natura l ool it ic l imestone has placed the bui ld ing f irmly with in that 
sett ing . The qual i ty  of the architecture and landscaping combined 
would be a pos it ive addit ion to the s ite and would enhance the stock 
of bui lt  form of the Area of Outstanding Natura l Beauty , whi le  
conserv ing the natural features of the des ignated area . To conclude on 
this sect ion, the proposal is sens it ive to the def in ing character ist ics of 
the loca l  area , and as  a resul t  of the foregoing analys is ,  the overal l  
conclus ion is that the proposal sat i s f ies  the requirements of paragraph 
79e) .” (Emphas is  added)  

2 .32 :  There are a number of  other examples of new country houses that have been 
approved in AONB designat ions and are inc luded in Appendix 1 to th is 
s tatement .  

2 .33 :  Appendix 2 is  an art ic le highl ighted in the Planning Magazine which is  a best  
pract ice example of how a local author ity ,  AONB Management Team and 
appl icant have worked together to del iver a new country house with in a 
des ignated landscape. I t  is  in the spir it  of th is  best pract ice guidance that the 
appl icat ion for Hodder Grange has been deve loped.   

THE FOREST OF BOWLAND AONB 

2.34 :  From the outset ,  the project team has acknowledged not on ly the s ite’s 
character ist ics  but  a lso i ts locat ion with in the Forest of Bowland AONB.  

2 .35 :  In the process of advancing the pre-app l i cat ion des ign proposals  for the s ite ,  
Rural  So lut ions (architect ,  landscape architect and planner) met with El l iott 
Lor imer , Forest of Bowland AONB Manager in mid-February 2020. A fol low-up 
note was sent a fter  the meet ing.  

2 .36 :  The purpose of the meet ing was to exp la in the emerging des ign proposals  so 
that we could respond to any in it ia l  comments ,  in f ina l is ing the pre-appl icat ion 

 
6 APP/F1610/W/19/3236430 
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documents .  In our experience of working with in AONBs, an ear ly-stage meet ing 
with AONB Management Teams can be very helpfu l .  

2 .37 :  There was no in pr incip le object ion to the proposals  and advice received was 
considered as the proposals  were progressed ,  with a further iterat ion of the 
plans shared pr ior to the submiss ion of the appl icat ion.  

2 .38 :  Consultat ion also took place with the Management Team to ensure the 
proposed methodology for a Landscape V isua l  Impact Assessment , met the 
team’s requ irements ,  so as to al low proper analys is  of the proposal s .   

2 .39 :  From the very outset the project team has :  

1 .  Careful l y rev iewed the AONB Management Plan . Sect ion 2.3 of the 
Landscape Des ign Statement confi rms how the proposals  respond to 
the plan.  

2 . Assessed the country house trad it ion of the Forest  of Bowland and 
the surrounding area. The extens ive Country House report ,  the 
Arch itect ’s  Design Statement and the Landscape Design Statement on 
the appl icat ion a l l  assess in some detai l  the country houses that are an 
integral part of the h is tor ic landscape interest  of the AONB.  

2 .40 :  Fig .  3 be low provides relevant images from these studies .  

2 .41 :  I t  i s  cons idered c lear  from the appl icat ion documents that there has been 
extens ive cons iderat ion of the s i te ’s  locat ion with in the Forest  of Bowland 
AONB, in order to ensure that the proposa ls  are sensit ive to the def ining 
character ist ics  of the loca l area .  
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F ig .  3 .  Det a i led  appra i sa l s  o f  the  Fo res t  o f  Bowland AONB (and sur round ing area )  
char act er i s t i c s  have been under t aken (c lockw ise f rom top :  a r ch i t ect  des i gn  s ta tement ;  
count r y  house report ;  and l ands cape des i gn  s ta tement )  
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3 .  THE POLICY H ISTORY OF PARAGRAPH 80E   
3.1:  The pr inc ip le of th is  type of development - the except ional and innovat ive new 

country dwel l ing - is f irmly estab l ished across the country through the ‘new 
country house’ c lause (current ly inc luded in paragraph 80 of the NPPF) and i ts  
implementat ion across the country s ince 1997.  

3 .2:  New houses have been permitted in a l l  major planning des ignat ions , includ ing 
Green Be lt ,  Nat ional  Parks and Areas of Outs tanding Natura l Beauty .  

PPG7 (1997)  

3.3:  In terms of the emergence of the ‘new country house’ c lause,  which is  
sometimes also referred to as the ‘Gummer Clause’ based on the name of the 
then Planning Min is ter  John Gummer , i t  was  introduced in the Planning Pol icy 
Guidance 7 document , introduced in 1997,  which stated that :  

“An isolated new house in the countrys ide may also except ional ly  be 
just i f ied i f  i t  is  c lear ly of the h ighest qua l i ty ,  is  tru ly outstand ing in  
terms of i ts  architecture and landscape des ign, and would s ign i f i cant ly  
enhance its  immediate sett ing and wider surroundings .  Proposals  for  
such development would need to demonstrate that  proper account had 
been taken of the def in ing character ist i cs of  the local area, includ ing 
local  or regional bui ld ing tradit ions and mater ia ls .  This  means that each 
generat ion would have the opportunity to add to the trad it ion of the 
Country House which has done so much to enhance the Engl i sh 
countrys ide. (emphas is  added)” 

PPS7 (2004)  

3.4:  In 2004 when PPG7 was updated and redrafted to become Planning Pol icy 
Statement 7: Sustainab le Development in Rural Areas , i t  was rumoured that the 
Gummer Clause would be scrapped by the then Labour Government .  However ,  
fo l lowing lobbying from RIBA, prominent architects  and other bodies ,  the 
government decided to retain the pol icy ,  changing i t  so that i t  was more clear ly  
focused on del iver ing contemporary ( ‘ groundbreaking ’ and ‘ innovat ive ’)  
deve lopment . Paragraph 11 of PPS7 stated :  

“11. Very occas ional ly the except ional qua l i ty  and innovat ive nature of 
the des ign of a proposed, i so lated new house may provide th is  specia l  
just i f i cat ion for grant ing planning permiss ion.  Such a des ign should be 
truly outstand ing and groundbreak ing ,  for  example in its  use of  
mater ia ls ,  methods of construct ion or its  contr ibut ion to protect ing 
and enhancing the envi ronment , so help ing to raise standards of des ign 
more genera l l y in rural areas .  The va lue of such a bui lding wi l l  be 
found in i ts ref lect ion of the highest standards in contemporary 
arch itecture , the s igni f icant enhancement of i ts  immediate sett ing and 
its  sensit i v ity to the defin ing character ist ics of  the local  area .” 
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3.5:  I t  is  important to note that unl ike PPG7, PPS7 required that a des ign must be 
both tru ly outstanding and groundbreak ing  e .g .  in its use of mater ia ls ,  methods 
of construct ion or contr ibut ion to protect ing and enhancing the environment , i t  
is  a lso important to note in th is  i terat ion of the clause, the qual i f icat ion that  
such developments may be appropriate on ly ‘very occas ional ly ’ .  

3 .6:  The then Planning Min is ter ,  Keith Hi l l ,  exp la ined 7 the reasons for the retent ion 
and rewording of the c lause as fol lows:  

“Not only do we hope that cutt ing-edge des igns for country houses 
wi l l  ra ise the standards of rural housing more widely ,  but we also 
expect them to leave a legacy from today's  top archi tects  for the 
history books of the future.”  

3 .7:  The c lause ’s retent ion was fu l ly supported at the t ime by the then President of 
the Royal Inst itute of Br it i sh Arch itects ,  George Ferguson who stated that :  

“This c lause is great ly welcomed and is  a brave and v ita l  endorsement 
by government of the value of exce l lence in design. The country house 
through the ages has been one of the def in ing e lements of our 
arch itecture and soc ia l  h istory . I t  has embraced a l l  s ty les and types and 
should cont inue to be character ised by it s excel lence rather than an 
adherence to any one architectura l movement .” 

NPPF (2012)  

3.8:  When the government introduced the Nat ional P lann ing Pol icy Framework in 
March 2012 it  reta ined the ‘Gummer clause ’ ,  a lbe it  in an amended format , at  
paragraph 55 .  

3 .9:  The wording in paragraph 55 of the 2012 NPPF was fract ional ly changed when 
the revised NPPF was introduced in the 2018 NPPF and in subsequent 
revis ions.  

3 .10 :  The wording of the pol icy ,  now included in  paragraph 80 ( Ju ly 2021 NPPF) 
states :   

“80. P lann ing pol ic ies  and decis ions should avoid the deve lopment of  
isolated homes in the countrys ide unless one or more of the fo l lowing 
circumstances app ly :  

e) the des ign is  of except ional qual i ty ,  in that  i t :  

-  is  truly outstanding , ref lect ing the highest standards in architecture ,  
and would he lp to raise standards of design more general ly in rural  
areas ;  and 

 
7 ht tp : / /newsbbc . co .uk / I /h i / uk_po l i t i c s /3531752 . s tm 



PLANNING STATEMENT  PREPARED BY 
NPPF PARA 80E PASSIVHAUS HODDER GRANGE / MICHAEL & LIZ BELL RURAL SOLUTIONS LTD 

 

22 

 

- would s ign i f icant ly enhance its  immediate sett ing, and be sens it ive to 
the def in ing character i st ics  of the local area .”  

3 .11 :  Crit ica l ly the new po l icy dropped the requ irement to be both of except iona l  
des ign and be innovat ive . The NPPF Impact  Assessment ( Ju ly 2012) does not 
provide any reference to the reason for th is  change in pol icy in ei ther 2012 ,  
2018 or 2019 vers ions. Also removed is the qual i f icat ion that this  type of 
deve lopment should take place only ‘very except ional ly ’  as  wel l  as the 
requirement for new houses to be ‘groundbreak ing ’ .  

3 .12 :  I t  is  cons idered that the key reason for the change in pol i cy was  that it  was 
proving except iona l ly d i f f icu lt  for app l icants  to demonstrate both except ional  
qual i ty  and innovat ion . The key test is  now meet ing one or the other ; the 
current p lann ing tests  at paragraph 80e to the NPPF is  therefore s ign i f icant ly  
eas ier to meet than the test included in the now-cance l led pol icy of PPS7 
paragraph 11 .  

3 .13 :  In addit ion , the three examples of what a truly outstand ing des ign could 
conta in have a lso been removed (use of mater ia ls ,  methods of construct ion or 
its  contr ibut ion to protect ing and enhancing the environment) .  Aga in , there is 
no record of the reason for the removal of these speci f ic sect ions however, i t  
is  cons idered that th is  may have been intended to avoid prescr ipt ion and open 
up the scope and opportunity for new country houses to be del ivered.   

NPPF (2018, 2019)  

3.14 :  The redraft ing of the NPPF in 2018 and 2019 raised no substant ive changes to 
the wording of the pol icy .   

NPPF (2021)  

3.15 :  The only change to the wording of the pol icy was the remova l of the word 
innovat ive from the c lause ‘tru ly outstanding or innovat ive ’ .   

3 .16 :  This  ref lects  the recommendat ion from a government commiss ioned report 8 
into del i ver ing the highest design qual i ty .  The report raised concern that a 
bui ld ing which was innovat ive but  not tru ly outstanding in design terms may not 
be acceptable in the countrys ide.  

3 .17 :  The government has clar i f ied 9,  on the change, that i t  in no way wishes to 
discourage innovat ive isolated homes:  

“(the government) is sat is f ied that the change in wording of paragraph 
80(e) does not d iscourage the development of innovat ive isolated 
homes , rather it  ensures that these homes are of outstanding des ign,  
whi le st i l l  a l lowing innovat ion.”  

 
8 Living with beauty: report of the Building Better, Building Beautiful Commission (2019)  
9 Government response to the National Planning Policy Framework and National Model Design Code: 

consultation proposals 
Updated 20 July 2021 
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3 .18 :  The phrase ‘t ru ly outstanding ’  can clear ly cover in design terms many d i f ferent  
areas inc luding aesthet ic appearance , detai l ing,  construct ion method and 
innovat ion.  

3 .19 :  As wil l  be conf irmed later in th is  s tatement the new house at Hodder Grange 
can be cons idered to be tru ly outstanding in  des ign terms (and has been by an 
expert Design Review Panel)  even before its  innovat ive credent ia ls are 
considered.  These credent ia ls  however, c lear ly further the case for the design 
to be cons idered ‘tru ly outstanding ’ .   

CONCLUSION  

3.20 :  John Gummer (now Lord Deben) made the fol lowing comments in an art ic le 10 
f rom 2013, on the cont inued re levance of the new country house clause:  

“Today, 16 years ,  af ter the ‘Gummer clause’ was introduced I  am 
del i ghted that it  s t i l l  ex ists  in the leg is lat ion. In some ways, the 
pr incip le of outstand ing or innovat ive design being g iven pr iv i leged 
treatment in the planning process has been strengthened in the new 
National P lanning Pol icy Framework ( introduced by Er ic P ick les ,  
Secretary of State for Communit ies) by an apparent ly minor , yet 
s ign i f icant ,  changes to the keywording . Previous ly des igns were 
required to be ‘except iona l and innovat ive ’ ,  but now the clause ca l l s  
for ‘except ional or innovat ive ’ designs .  That l i t t le word ‘or ’  promises to 
give the c lause a good deal more scope.  

…Our need is for  p lanners suf f ic ient ly far-s ighted to understand the 
importance of keeping the great  trad it ion of the country house a l ive . 
They wi l l  have to be strong and pr inc ip led enough to stand f irm aga inst 
today ’s  ega l i tar ian miser ies and gradgr inds who do not see how noble 
is  the des ire to bui ld something spec ia l and last ing for the family and 
the future .  

…I happen to bel ieve that the country house is  one of our great  
contr ibut ions to the ar t of the wor ld . However , i t  w i l l  not  cont inue as 
a l iv ing t rad it ion i f  people who aspire to bu i ld one can’t  get p lanning 
permiss ion…” (emphasis  in bold added)  

 

  

 
10 http://www.redbookagency.com/redbook-news/1505/john_gummer_on_new_country_houses 
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4 .  THE HODDER GRANGE PROPOSALS  
INTRODUCTION  

4.1:  The proposa ls  for an except ional  qua l i ty new house under paragraph 80e are 
put  forward to provide a new house for the appl icants Michae l and Liz Bel l  and 
fami ly .   

4 .2:  As conf irmed in the ir Personal Statement accompanying the appl icat ion:  

“We have been lucky enough to cal l  the Hodder Val ley our home for 
24 years ,  hav ing bought Manor Farm in 1997 and s ince rais ing our 
fami ly here . Manor Farm was our f irs t  venture together , and over the 
years we have lov ing ly restored it  to the home it  i s  today. Not only 
have we refurb ished and extended the house, but a lso manage the 27 
acres surrounding the property with great care.”  

4 .3:  Construct ion of the new house would be taken forward by the Bel ls and it  
const i tutes a se l f -bui ld  property.  A restr ict ion to conf irm the se l f-bui ld status is  
set out in p lanning condit ions and restr ict ions sect ion (seven) of the statement . 
This  a lso att racts  weight in the determinat ion process ,  a l though c lear ly  
paragraph 80e is  the pr inc ipa l  plann ing pol icy of re levance.  

4 .4:  The v is ion of the Be l l s  for Hodder Grange is  a lso set out  in their Personal  
Statement :  

“We la id out  our pr ior it ies from the beginning. Understanding the loca l 
f ine houses as precedent studies and drawing on our mutual pass ion 
for Georg ian architecture,  we wanted to create a Georgian family 
home of manageab le proport ions . I t  was important that i t  b lended 
seamless ly into the sur rounding AONB. We have str i ved to achieve th is  
through adding more sympathet ic landscap ing whi lst  s imultaneously 
hav ing the components  of being env ironmental ly sound with the use of 
sustainable mater ia ls and ult imately creat ing a Pass ivhaus . A house for 
the future .”  

DEVELOPMENT OF THE HODDER GRANGE PROPOSALS 

4.5:  The proposals  for Hodder Grange , which have now reached the planning 
appl icat ion stage have been brought about fo l lowing an extens ive period of s i te 
and area analys is (some of which is  conf irmed in sect ion two) , design 
deve lopment , pre-app l icat ion engagement and des ign review, and f inal i sat ion.  

4 .6:  This  extens ive process is  set out  in the Design and Access Statement which, in 
re lat ion to the des ign process ,  conf irms the fol lowing stages :  

  Cl ient Commiss ion & Brief | October 2019: Fol lowing the cl ient  
commiss ion and provis ion of a br ie f for a new house and landscape, a  
s ign i f icant amount of s i te assessment and loca l area research took place .  
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  In it ia l  Sketch Schemes | December 2019 - March 2020: Based on in it ia l  
research it  was poss ib le to provide a number of ini t ia l  sketches to the 
appl icants .   

  Country Houses Report Received |  Apr i l  2020: In it ia l  report of Hinchl i f fe 
Heri tage who had been commiss ioned to undertake a thorough rev iew 
of country houses in the Forest of Bowland .  This work was considered 
important in order to ensure that the proposals for Hodder Grange 
would be ‘sensi t ive to the defining character is t ics of the loca l  area’ as  
required by Paragraph 80e. sketches had been produced iterat ive ly and 
in consultat ion with John Hinch l i f fe .   

  Further Des ign Development | March -  May 2020: Fo l lowing rece ipt of 
feedback from the appl icants and review of the f inal country house 
report the des ign was then developed further given the importance o f 
arch itectura l  deta i ls  to the proposed design .  

  Pre-appl icat ion Submiss ion | May 2020: A submiss ion was made to 
Ribble Val ley Borough Counci l   

  Pre-appl icat ion Written Feedback |  June 2020:  Formal wr itten feedback 
was rece ived , and further meet ings and correspondence then took place.  
Ribble Val ley Borough Counci l  conf irmed that it  would expect a design 
review panel  

  Post-Pre-appl icat ion Design Deve lopment for DRP | June 2020 -  May 
2021: After  the pre-appl icat ion process an extens ive amount of t ime was 
spent prepar ing updated and more deta i led plans for a presentat ion to 
Tradit iona l Arch itecture Group (TAG) Des ign Review Pane l (DRP).  This 
per iod a lso included the vis i t  noted below.  

  Jeremy Musson S ite Vis it  | Apr i l  2021 : Some months before the designs  
were to be presented to the TAG DRP, the appl icants  commiss ioned the 
input of Jeremy Musson. Mr Musson is an archi tectura l h istor ian and 
recogn ised country house expert ,   

  First Des ign Review Panel | June 2021: A meet ing of the TAG DRP took 
place at Cha ig ley wi th a s ite vis it  before a presentat ion on,  and 
discuss ion of ,  the plans . An image from the meet ing is shown in Fig 4 
below.  

  Post-DRP Des ign Deve lopment | June -  August 2021: Fol lowing the f ir st  
Des ign Review Panel a number of months were spent further developing 
the plans to respond to the comments received.  

  Final i sat ion of P lann ing Appl icat ion Drawings | September 2021:  The 
planning appl i cat ion plans were then f inal ised and at the same t ime were 
submitted back to the TAG DRP for a second review.  
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  Second Des ign Review Panel  – September - November 2021:  Addit iona l  
informat ion was submitted to the Des ign Review Panel ,  further 
suggest ions were provided around the detai l ing of the house and 
revis ions were made to ref lect th is .  The ful l  support of  the DRP was 
conf i rmed at the end of November and the feedback is included as 
Annexe 1 to this  s tatement .  

4 .7:  The TAG DRP f ina l  feedback let ter  conf irms the Design Rev iew Panel process 
fol lowed:  

“This f inal review fo l lows an engagement with the Appl i cants  and the 
Des ign Team over a s ix-month period which started with the f i rs t  
formal review on 21st June 2021.  

Since the f ir st  rev iew there were addit ional on- l ine assessments  of 
progress on the 12th August ,  12th October and 23rd November. There 
were also a number of informa l te lephone discuss ions with the scheme 
arch itect” 

 
F ig .  4  Des i gn  Rev iew Pane l  in  June 2020 meet in g  fo l low ing s i t e  v i s i t  
 

PROPOSALS FOR HODDER GRANGE  

4.8:  The proposals for the s ite are the result  o f extensive discuss ions between the 
arch itect ,  landscape archi tect ,  ecologist ,  her it age specia l is t  and the appl icants in 
order to ensure that it  not on ly meets the tests of paragraph 80e but a lso 
meets the appl icants ’  requirements .   
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4.9:  Pre-appl icat ion feedback was also sought from Ribble Val ley Borough Counci l  
and the Forest of Bowland Area of Outstand ing Beauty Management Team and 
the f ina l proposals ref lect d iscuss ions with these organisat ions .  

ARCHITECTURAL DESIGN STYLE 

4.10 :  The new house is proposed in a trad it iona l des ign sty le ,  to ref lect  the country 
house tradit ion of the local area .  

4 .11 :  As conf irmed in sect ion two of the statement and the sect ion above , the 
proposed des igns have been developed based on an extensive assessment of 
the s ite and loca l area ,  inc luding i ts country house tradit ion.  

4 .12 :  Detai led informat ion on the des ign sty le of the house and it s h istor ical and 
arch itectura l  inf luences are inc luded in not only the Architect ’s  Design 
Statement but  also in the Country House report from Hinchl i f fe Heritage,  and 
the Tradit ional Arch itecture Group’s  Des ign Review Feedback at Annexe 2 to 
th is s tatement .  

4 .13 :  That commentary need not be repl icated here, however Fig .5 be low inc ludes 
extracts from the des ign statement with further informat ion on the mater ia ls  
and detai ls .  The mater ia ls palette is l arge ly local mi l lstone gr it  ( sandstone) ,  
ashlar stone, Blue/grey s late roof t i les ,  red/brown brick ,  painted t imber 
windows & doors and black powder-coated a luminium rainwater goods.   

   

F ig .  5 .  E xt ract s  f rom des ign  s ta tement  showing  mate r i a l i t y  and deta i l ing  

4.14 :  As shown in Fig .  6  below Hodder Grange cons ists of a house with an attached 
courtyard. Ris ing topography to the east and tree plant ing a l l  prov ide a context  
for the development .  
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F ig .  6 .  The house  and i t s  a t tached cour t yard  a re  seen in  the  context  o f  r i s in g  ground and ex i s t in g  

 
 

GROUND-BREAKING SUSTAINABLE DESIGN (COMBINED TO 
TRADITIONAL DESIGN) 

4.15 :  The archi tectura l des ign of the house is c lear ly bespoke to the local area and 
its  country house tradi t ion.  

4 .16 :  However ,  at a project  level ,  one area in which the house is  ent irely ground-
break ing is  in i ts sustainabi l i ty .   

4 .17 :  The proposals  have been carefu l ly developed by the architect in consultat ion 
with the sustainabi l i ty advisor ,  Ecospher ic ,  whose Sustainab i l i ty  Statement 
accompanies the appl icat ion.   

4 .18 :  The new house at Hodder Grange wi l l  be constructed to Pass ivhaus Plus 
cert i f icat ion, a high level of th is  g lobal ly recognised energy ef f i c iency standard . 
This  wi l l  make it :   

  The f irs t  example in the world of a Pass ivhaus Plus house constructed 
in a trad it iona l des ign sty le anywhere in the world .  

  The f ir st  example of a Pass ivhaus Plus new bu i ld property in the North-
West .   

4 .19 :  The house wi l l  a lso be a ‘True Zero Energy ’ and Zero Carbon House.  

4 .20 :  Hodder Grange wi l l  a lso be petro-chemical f ree in construct ion .  
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4.21 :  The accompanying Susta inabi l i ty Statement provides detai l  on the s igni f icant  
model l ing work undertaken to be able to conf irm the sustainab i l i t y  credent ia ls  
of the new house.  

4 .22 :  I t  is  proposed that a l l  of  the susta inabi l i ty credent ia ls  ment ioned above form 
part of restr ict ions placed on any grant of planning approva l ,  as conf irmed in 
sect ion seven of th is s tatement .  

4 .23 :  The sustainabi l i ty credent ia ls  of the house, in combinat ion with other aspects ,  
have formed part of  the Tradit iona l Architecture Group’s Design Review 
Pane l ’s  support for the scheme:  

“The Panel feel  that the result ing bu i ld ing des ign and integrated 
enhancements in landscape , eco logy and energy eff ic iency that are part of  
the scheme represent  a scheme that should be considered of a qua l i ty 
that wi l l  ful f i l  the requirements of NPPF paragraph 80(e) above.” 

LIGHTING  

4.24 :  Considerat ion has been given to external  l ight ing with a sect ion included in the 
Des ign and Access Statement conf irming that measures to minimise external  
l ight ing impacts  are proposed. I t  is  proposed that  a condit ion requir ing a l l  
externa l l ight ing to be agreed with the counci l  is  at tached to any grant of 
p lanning consent ,  as  conf irmed in sect ion seven.  

LANDSCAPE AND ACCESS  

4.25 :  The project  has been landscape- led as appropr iate for a new country house.  

4 .26 :  This  i s confi rmed in the Tradit ional Arch itecture Group DRP’s  commentary at  
Annexe 2 which states that :   

“A deta i led landscape appra isal  has been undertaken and acts as  the 
foundat ion for the des ign and subsequent development .  Projects  such 
as these should be landscape and contextual ly led with the proposed 
scheme informed by and growing from the landscape , v isual  and 
contextua l (and cultural)  analys is .  This then sets a c lear  p lanning and 
landscape character context .”  

4 .27 :  As shown below in Fig 7 the new house wi l l  be s ited around 300m from Higher 
Hodder Br idge. There wi l l  be no intervis ib i l i ty between the new house and the 
br idge .  



PLANNING STATEMENT  PREPARED BY 
NPPF PARA 80E PASSIVHAUS HODDER GRANGE / MICHAEL & LIZ BELL RURAL SOLUTIONS LTD 

 

30 

 

 
F ig  7 :  New house  in  i t s  l andscape set t ing   
 

4.28 :  The landscape proposa ls  not only inc lude the extens ive f ie ld in which the new 
house would be s ited but a lso two f ie lds to the east  of i t ,  which are to receive 
landscape enhancements ,  including re instatement of hedgerows,  new grass land 
margins and buffer  p lant ing to create landscape corr idors .   

4 .29 :  The main f ie ld itsel f  is  to be the sub ject  of a s igni f icant amount of new tree 
plant ing to enhance the area , help nest le the house in the s i te and create 
biodivers ity net gain.  

4 .30 :  In tota l  the landscape proposals  wi l l  include:  

  1.4ha of new woodland plant ing  

  1,120m of new hedgerow plant ing  

  1.2ha of new species r ich grass land marg ins  

  0.825ha of buffer  p lant ing landscape corr idors  

4 .31 :  These landscape proposals  wi l l  del iver a 609.2% biod ivers ity net gain as 
conf i rmed in ca lculat ions submitted as part of  the appl icat ion.  

4 .32 :  The new 1.4ha of tree plant ing wi l l  a l so de l iver wider env ironmental benef i ts  
a longs ide b iod ivers ity net ga in .  

4 .33 :  The Woodland Carbon Code conf irms that ‘A new nat ive woodland can 
capture 300-400 tonnes of CO2 equiva lent  per hectare (tCO 2e/ha) by year 
50, and 400-500 2e/ha by year 100. ’   
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4.34 :  On that basis and us ing the median numbers , the 1 .4ha of new nat ive (semi-
deciduous) woodland plant ing proposed wi l l  sequester 490 tonnes of CO2 over 
a 50-year per iod (and 630 tonnes over a 100 year per iod) .  

4 .35 :  I f  the mult ip l ier  referenced at  page 27 of the Ribble Val ley Borough Counci l  
Cl imate Change Strategy 2021- 2030 (August 2021), o f 7 .1 tonnes of carbon 
sequestered per hectare of woodland per year ,  the amounts set about above 
would be increased .   

4 .36 :  The s ite  wi l l  be accessed from an ex is t ing access ad jacent  to Higher Hodder 
Br idge . The intent ion is  that the access retains a low-key and understated 
appearance from the road.  There wi l l  be s igni f icant tree p lant ing around the 
new access .    

4 .37 :  There is  an ex ist ing access track which enters the s ite f ie ld at the most 
norther ly point of i t .  This  secondary access point  wi l l  be retained for 
maintenance,  agr icul tural and emergency access only .  The secondary access 
route across the f ield  to the courtyard wi l l  then be via a rura l t rack with a 
centra l grass  margin fol lowing the exist ing contours of the f ie ld .  
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5 .  ASSESSMENT OF NEW HOUSE AGAINST 
PARAGRAPH 80E POLICY TESTS 

5.1:  Paragraph 80e of the NPPF sets out the cr iter ia (spec ia l c ircumstances)  which 
must be complied with in order for p lann ing permiss ion to be received for a 
new country house 

e) the des ign is  of except ional qual i ty ,  in that  i t :   

-  is  truly outstanding ,  ref lect ing the h ighest  s tandards in arch itecture, 
and would he lp to ra ise standards of  des ign more general ly in  rural  
areas ;  and 

- would s igni f icant ly enhance its  immediate sett ing and be sens it ive to 
the def in ing character i st ics  of the local area .  

5 .2:  In assess ing whether the proposal meets the except iona l qua l i ty  test within 
paragraph 80 we address the above points  indiv idua l ly in this sect ion of the 
statement and with reference to case studies  from across the country in order 
to arr ive at a conclus ion of whether the re levant test is  met .  

EXCEPTIONAL QUALITY  

5.3:  Whether a proposed des ign is  o f except iona l qual i ty is  dependent upon 
whether the other (sub) tests  of the pol icy are met ( i .e . ,  the extent to which 
the design is tru ly outs tanding , wi l l  ra ise standards of des ign in rura l areas ,  wi l l  
s ign i f icant ly enhance its  immediate sett ing , and is  sens it ive the def in ing 
character ist ics  of  the loca l area) .  This is  c lear from the wording of  the pol icy 
and the use of the words ‘ in that i t ’ .   

5 .4:  I t  is  the view of the TAG DRP that except ional qua l i ty des ign and the sub-tests  
of the pol icy are met .  

5 .5:  The relevant sub-tests of the pol icy are set out and assessed be low.  

TRULY OUTSTANDING, REFLECTING THE HIGHEST STANDARDS OF 
ARCHITECTURE   

5.6:  First l y ,  i t  is  cons idered to be clear that the s ite character is t ics  hold the 
poss ib i l i t ies  for a design of tru ly outstand ing . Not al l  s i tes provide the r ight  
canvas for a truly outstanding design.  The Tradit ional Arch itecture Group’s 
second response conf irms that :   

“The pr inc ipa l point is  that the s ite is extraordinary both in the 
poss ib i l i t ies  i t  of fers  for a great design but  also in it s context” 

5 .7:  Secondly ,  the PROCESS that the des ign team has undertaken is  one that can be 
considered to be appropriate in order to ensure that a des ign meets the 
potent ia l  that the s i te of fers .   
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5.8:  Sect ion four of th is s tatement makes it  c lear how the des igns have evolved 
based on a high ly r igorous process of s ite  and area assessment and des ign 
deve lopment . Th is  has inc luded a number  of h is tor ic bu i ld ing and design 
experts who have been introduced to ensure that the des ign is  appropr iate to 
its  sett ing and the country house trad it ion. This  is the type of process which 
can then lead to a truly outstand ing design that  can be cons idered to represent 
the highest standards in arch itecture .  

5 .9:  Thirdly ,  in  terms of  Design Rev iew Panel feedback , the f i rs t  Tradit iona l  
Arch itecture Group Des ign Rev iew Panel response 11 on the emerging designs ,  in  
Ju ly 2021, made it  c lear that the project had the potent ia l  to be cons idered ( in 
its  f inal  form ‘ tru ly outstanding’) .   

“Sub ject to the product ion of more deta i led informat ion and further 
evidence to support  the abi l i ty of the design to ach ieve the Pass ivhaus 
standards (which formed an integral and high ly important aspect of the 
proposal) in assoc iat ion with further deve lopment of the design with 
regard to  the impact in the sett ing th is  has the potent ia l  to be truly 
outstanding .”  

5 .10 :  The f inal TAG response in November 2021 states that :   

“S ince the f ir st  review there were addit iona l on- l ine assessments of 
progress on the 12th August ,  12th October and 23rd November. There 
were also a number of informa l te lephone discuss ions with the scheme 
arch itect .”  

To re iterate , the Panel feel that the resul t ing bu i ld ing des ign and 
integrated enhancements in landscape, ecology and energy eff ic iency 
that are part o f the scheme represent a scheme that should be 
considered of a qua l i ty that wi l l  fu l f i l  the requirements of NPPF 
paragraph 80(e) .   

5 .11 :  The f ina l des igns for Hodder Grange can be considered to be tru ly outstanding 
on the basis  of :   

1 .  The extent to which they have developed from a r igorous process of  
s ite and area assessment and design development .  

2 . The art is t ic  and inte l lectua l  depth of  the des ign . The des ign 
responds to the country house tradit ion,  but  in a loca l ly and reg ional ly  
speci f ic way, with references to George Webster and h is  work at  
Downham Hal l ,  amongst  others .  (TAG Comment: ‘They have worked 
hard to ref ine the scheme and increase the art i st i c and inte l lec tua l  
depth necessary for it  to be success fu l . ’ )  
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3. The way in which the des ign has been landscape led, in order to be 
appropriate to its  sett ing .  (TAG Comment: ‘A deta i led landscape 
appraisal has been undertaken and acts  as the foundat ion for the 
des ign and subsequent  development . Project s such as these should be 
landscape and contextual ly led with the proposed scheme informed by 
and growing from the landscape , v isua l and contextua l (and cultural)  
ana lys is ’  

4 .  The sustainable design credent ia ls  of the new house and the fact  
that i t  would represent a g lobal f irs t :  the f irs t  Pass ivhaus Premium 
cert i f ied house in a tradit iona l design sty le anywhere in the wor ld . This  
together with the way that the tradit ional des ign has been marr ied to 
the technologica l  s ty les in order to create a cutt ing-edge house 
appropriate to it s sett ing:   

‘TAG Comment : It  i s  understood by the pane l that the bui ld ing form is  
dr iven not just by an his tor ic aesthet ic set by precedent but also by 
the science dr iv ing the energy performance of the bui ld ing. The s imple 
square and rectangular  forms of the p lan are necessary to ma intain a 
good surface-to-volume rat io of the bu i ld ing and to make the most  of 
eff ic ient  or ientat ion. The result ing pav i l ion form of the house speaks  
both to its  funct ional i t y as  wel l  as  the romant ic not ion of d iscovery of 
the house as an “ idea l” country vi l la nested into the landscape. ’  

As conf irmed in paragraph 3.17 of the statement , whi l st  the word 
innovat ive is no longer referenced in the pol icy ,  the government is  
c lear that i t  w ishes to see innovat ion as part of the del i very of ‘ truly 
outstanding des ign ’ .   

5 .  The landscape enhancements del ivered by the landscaping scheme, 
as conf irmed in sect ion four , which wi l l  resu l t  in a 609% ecolog ical net 
gain .  

5 .12 :  On the bas is of the above in format ion, as  wel l  as  the endorsement from TAG, 
Ribble Val ley Borough Counci l  can have c lear conf idence that the des ign is 
truly outstanding ,  ref lect ing the highest standards of arch itecture , in design 
terms.   

WOULD HELP TO RAISE STANDARDS OF DESIGN MORE GENERALLY 
IN RURAL AREAS  

5.13 :  The proposals at Hodder Grange would help to ra ise standards of design 
(arch itectura l ,  susta inabi l i ty ,  landscape and biodivers ity) in mult ip le ways :  

1 .  The del ivery of the f ir st  Pass ivhaus Premium house ( in any des ign 
sty le)  in the North-West ,  and the f irs t  such house in a tradit iona l  
des ign sty le anywhere in the wor ld , provides a c lear opportunity to 
raise standards of sustainable des ign . This  wi l l  help to demonstrate 
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how des igners can respond to the cha l lenges of c l imate change in  an 
appropriate way.  

2 . The house would represent a local example of t ru ly outstanding 
tradi t iona l des ign , which can inspire architects  and cl ients  wishing to 
deve lop res ident ia l  and commerc ia l development in var ious di f ferent 
contexts .   

3 .  The new house wi l l  a lso provide the opportunity for loca l 
tradespeople to work on a house designed to the highest standards of 
arch itecture .  Learning outcomes from working on a house of 
except iona l qual i t y may a lso he lp to raise standards of design by 
provid ing the opportunity to trans fer sk i l ls  learned or enhanced to 
other projects .   

4 .  F ina l ly ,  as  there i s increas ing focus on ecologica l  net  ga in and 
‘rewi ld ing ’ the landscape and ecolog ical  net  ga in proposa ls  which wi l l  
del i ver a 609% ecolog ical net ga in can a lso serve as an exemplar  of  
how to incorporate enhancements into bui l t  development , there fore 
rais ing standards loca l ly .  

5 .14 :  In terms of the speci f ic mechan isms to ensure that the proposals can help to 
raise standards of design in a rural area , a number of b inding commitments are 
proposed.  

5 .15 :  More informat ion on the spec i f ic deta i l  of these commitments are provided in 
the proposed condit ions and restr ict ions sect ions of th is  s tatement (sect ion 
eight) however in summary it  is  proposed that :   

1 .  As a requirement of p lann ing consent be ing granted vis its to the s ite  
dur ing the construct ion process by students of arch itecture ,  
sustainabi l i t y,  landscape and other disc ip l ines is  encouraged .  

2 . A bespoke webs ite  would be set up for the house whereby those 
interested in the house could view further detai ls .  The webs ite would 
inc lude deta i ls of the arch itectura l des ign , sustainable construct ion 
( inc lud ing technica l detai ls ) ,  and post-construct ion energy performance 
of the bui ld ing . The webs ite would have a ‘construct ion blog ’ a l lowing 
interested part ies  to review the construct ion process .  I t  would also 
provide detai ls of how anyone wishing to vis it  the house cou ld do so .   

3 . One way in which the credent ia ls o f a design scheme can be 
highl ighted, thereby he lp ing to raise standards of des ign in rural areas ,  
is  v ia entry into des ign award schemes. On that bas is i t  is  intended that  
as a b ind ing commitment the scheme should be entered into the 
fol lowing des ign awards scheme:  



PLANNING STATEMENT  PREPARED BY 
NPPF PARA 80E PASSIVHAUS HODDER GRANGE / MICHAEL & LIZ BELL RURAL SOLUTIONS LTD 

 

36 

 

  RIBA Regional  Awards – Leading to RIBA House of the Year  
Awards  

  Landscape Inst itute Awards  

  Bri t ish Associat ion o f Landscape Awards  

  Soc iety of Garden Des igners Awards  

  Annual Energy Ef f i c iency Awards 

  SIBSI  Annua l Bui ld ing Performance Awards  

  RTPI Planning Awards  

4 . A commitment to  al lowing the Trad it ional Architecture Des ign 
Review Panel ,  R ibble Val ley Borough Counci l ,  the Forest of Bowland 
Area of Outstanding Beauty Management Team and any other 
organisat ions involved in the assessment process ,  to v is it  the 
completed scheme.  

5 .16 :  In addit ion to these speci f ic mechanisms,  i t  is  a lso noted that the proposa ls  
would be v is ib le from the publ i c r ight of way network st imulat ing interest in 
the design. Whi ls t  the house would not be v i s ib le from the entrance to the s i te 
from the highway, i t  would be poss ib le  to cons ider inc lud ing a smal l  s ign 
provid ing a l ink to the pro ject website , in order that those interested in it  
could review further deta i ls .   

5 .17 :  For the above reasons ,  i t  is  cons idered clear  that the Hodder Grange project in 
terms of both its inherent qual i t ies  and the mechanisms proposed to 
disseminate knowledge of these qual i t ies ,  has the c lear potent ia l  to ra ise 
standards of des ign in rura l  areas ,  in both the Ribb le Val ley,  wider north-west  
and beyond.  

SIGNIFICANTLY ENHANCE ITS IMMEDIATE SETTING  

5.18 :  First l y ,  i t  is  important to note that of the over 200 new houses that have been 
approved under the pol icy ,  a l l  have been considered to s ign i f i cant ly enhance 
their  immediate sett ing. Th is  inc ludes a large number of houses  in AONBs,  
ref lect ing the point ra ised in sect ion two of  th is  statement ,  that part of the 
natura l beauty of  AONBs is the r ich h is tory of human sett lement . Some of 
these examples ,  are included in Appendix 1 to th is  statement .  

5 .19 :  The new country house pol icy has c lear ly been des igned on the basis  that a 
new house of tru ly outstanding des ign qual i ty can s ign i f icant ly enhance its  
immediate sett ing . In addit ion to the examples in Appendix 1 , some examples 
of houses which have been considered to s igni f icant ly enhance their  immediate 
sett ing , including in AONBs are provided below, before the extent to which 
the Hodder Grange proposals  wi l l  meet this test  is considered.  



PLANNING STATEMENT  PREPARED BY 
NPPF PARA 80E PASSIVHAUS HODDER GRANGE / MICHAEL & LIZ BELL RURAL SOLUTIONS LTD 

 

37 

 

   

   

F ig  8 .  above  ( c lo ckw ise  f rom top le f t ) :  Examples  o f  approved count r y  houses  a t  I comb,  Cotswold 
AONB;  Mines  Pa rk ,  Cambr idgesh i re ;  The Pa i se ,  North  Penn ines  AONB ;  and ,  The Fos s i l  House ,  
B la ckdown H i l l s  AONB  

EXAMPLE 1: ICOMB, COTSWOLD AONB  

5.20 :  In a l lowing an appeal ,  which Rural So lut ions were the agent of ,  for a new house 
in the Cotswold AONB, the Inspector conf irmed that  the v is ib le bu i ld ing 
would , in its  mater ia l i ty and des ign qual i t ies further the qual i t ies  of  the AONB 
stat ing that :   

“36. The bui ld ing would be vis ib le as it  does not seek to hide away, 
and the paragraph 80e) except ion, as with its  antecedents back to 
Planning Pol i cy Guidance Note 7 ‘Sustainable development in Rural  
Areas ’ ,  does not require such an approach. Bui lt  form is  a feature of 
the Cotswolds Area of  Outstanding Natura l  Beauty, and the add it ion of 
natura l ool it ic l imestone has placed the bui ld ing f irmly with in that 
sett ing . The qual i ty  of the architecture and landscaping combined 
would be a pos it ive addit ion to the s ite and would enhance the stock 
of bui lt  form of the Area of Outstanding Natura l Beauty , whi le  
conserv ing the natural features of the des ignated area . To conclude on 
this sect ion, the proposal is sens it ive to the def in ing character ist ics of 
the loca l  area , and as  a resul t  of the foregoing analys is ,  the overal l  
conclus ion is that the proposal sat i s f ies  the requirements of paragraph 
80e)”  
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Relevance to Hodder Grange Proposals :  The proposals  would also incorporate 
tradi t iona l mater ia ls ,  and as conf irmed in the ‘Country Houses ’ report from 
Hinch l i f fe Heritage,  ref lect the country house tradit ion of the Forest of 
Bowland AONB, therefore further ing the loca l s tock of country houses.  

EXAMPLE 2: MINES PARK CAMBRIDGESHIRE 

5.21 :  The Planning Inspectorate in al lowing an appeal into the refusal  of p lanning 
consent ,  in th is  case for a contemporary sty le  house stated that :  

“ I do not accept the assumpt ion , impl ic it  in  the Counci l ’s  reason for 
refusa l that because the house would be very prominent it  would 
necessar i ly be detr imenta l to the character of the landscape. The 
bui ld ing has been designed as a sculptura l object and is  intended to act  
as  a local  landmark…In my v iew bu i ld ing would make a posi t ive 
contr ibut ion to the landscape in the same way that other bu i ld ings ,  
sculptures and other artefacts  have done in the past .”  

5 .22 :  Relevance to Hodder Grange Proposals :  Whils t  the Hodder Grange proposals  
are not ‘very prominent ’  be ing seen on ly from the publ ic r ight of way at the 
opposite s ide of the r iver ,  the dec is ion does conf i rm that the v is ib i l i ty of a 
house in a landscape does not equate to harm and in fact can more a posit i ve 
contr ibut ion .  

EXAMPLE 3: THE PAISE, NORTH PENNINES AONB 

5.23 :  The Pa ise is  another example of where a new dwel l ing was considered to meet 
the tests of the new country house clause (PPS7, paragraph 11) .  

5 .24 :  The s ite i s located with in the North Pennines Area of Outstand ing Natura l  
Beauty and development was approved by Tyneda le Distr ict Counci l ,  which 
now forms part of Northumber land Counci l .  

5 .25 :  In terms of the extent  to which the proposed new house would be compat ib le 
with i ts AONB context  and would comply with the tests  of the new country 
house clause , the Of f icer report on the proposed developments notes as 
fol lows :  

“ In  the current  proposal the app l icant has adopted a three t iered 
approach to the landscape using the concepts of a “wider landscape” ,  
an “outer core” and an “ inner core” which in Off icers ’  opin ion has 
resulted in a scheme which would make a  posit ive addit ion to the 
AONB and is  sens it ive to its  def in ing character ist ics .  I t  is  considered 
that the immediate sett ing to the dwel l ing would be s igni f icant ly  
enhanced in a number  of ways , but pr imar i l y  in that the proposa l g ives 
dominance to the landscape,  whi ls t  provid ing a contemporary home for 
the occupants .  Due to the des ign ethos which underpins the whole 
deve lopment , i t  is  cons idered that the value of the bu i ld ing and 
landscape enhancements would ach ieve s ign i f icant enhancement in a 
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manner sens it ive to the def in ing character ist ics  of the loca l area 
inc lud ing the AONB….It is  cons idered that th is  technological ly  
advanced scheme would be total ly compat ib le in v isua l and landscape 
terms.” 

Relevance to Hodder Grange Proposals :  The Paise pro ject demonstrates an 
example of  the way in which a pro ject  which is landscape- led,  as  the TAG 
DRP have acknowledged Hodder Grange to be, can be cons idered to 
s ign i f icant ly enhance it s  immediate sett ing.  

EXAMPLE 4: THE FOSSIL HOUSE, BLACKDOWN HILLS AONB  

5.26 :  In May 2014 East Devon Distr ict  Counci l  resolved to grant p lanning consent for 
a new foss i l  shaped house at North Grays Farm, which is  with in the Blackdown 
Hi l ls  AONB.  

5 .27 :  The appl icat ion was supported by the Blackdown Hil l s  AONB Team who noted 
that :   

“the str ik ing  structure'  wi l l  's i t  qu iet ly ' in the pastora l l andscape; the 
soft ,  natural is t ic appearance is  an approach that  appears wel l  sui ted to 
a rura l bu i lding in a rural locat ion; ’  and 

‘Whi le I  would imagine that much of the cutt ing edge technology and 
des ign standards to be employed wi l l  be of nat ional and internat ional  
interest ,  I  do consider that some of the des ign pr inc iples could be 
appl ied more genera l ly  within the Blackdown Hil l s…”  

5 .28 :  East Devon Distr i ct Counci l  accepted that the new house would ‘ s ign i f icant ly  
enhance its  immediate sett ing ’ due to the qual i ty  of the des ign and the major 
ecologica l  enhancements approved.  

5 .29 :  The house was subsequent ly featured on the Grand Designs TV programme in 
2017.  

5 .30 :  Relevance to Hodder  Grange Proposa ls :  The house provides an example of 
how a new house approved under the pol icy can be cons idered by a local  
author ity and AONB Management Team to s ign i f icant ly enhance i t s immediate 
sett ing . The project a lso demonstrates how a new house can he lp to raise 
standards of  design by rece iv ing s igni f icant wider interest  ( in  that  case Grand 
Des igns , lead ing to numerous press art ic les) .   

5 .31 :  The Hodder Grange proposals can be cons idered to s igni f icant ly enhance its 
immediate sett ing in a number of ways :  

1 .  On the bas is of the pr inc ip le that  a new house and landscape set t ing 
of except iona l  qua l i ty can s ign i f icant ly enhance an undeve loped f ie ld . I t  
is  on the bas is  of this  h is tor ic pr inc ip le that the new country house 
pol icy has been deve loped.  
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2. On the bas is  that the new house wi l l  provide an enhancement and 
cont inui ty of the country house trad it ion of the loca l area , which is  
conf i rmed extensively in the appl icat ion documents .  The natural beauty 
of an AONB is based in part  of the r ich his tory of human sett lement ;  
Hodder Grange wi l l  fur ther that r ich h is tory.   

3 .  On the bas is  of ecolog ical enhancement of 609% as conf irmed in 
biodivers ity net gain ca lculat ions .  

4 .  On the bas is of l andscape enhancement .  As conf irmed in sect ion 
four landscape enhancements ,  include amongst others :  1.4ha of new 
woodland plant ing;  1 ,120m of new hedgerow plant ing ; 1 .2ha of  new 
species r ich grass land margins ;  and 0 .825ha of buf fer p lant ing landscape 
corr idors .   

5 .  As also conf irmed in sect ion four the p lant ing of 1 .4ha of new trees 
wi l l  sequester 490 tonnes of CO2 over a 50-year per iod (and 630 
tonnes over a 100 year per iod) .  

6 .  Water dra inage . As confi rmed at p .68 of the Landscape Des ign 
Statement , the proposals  wi l l : “ Integrate wider low-key natural drainage 
and attenuat ion measures to manage water runoff  from the proposed 
house and exis t ing landscape with the aspirat ion of a net  reduct ion 
and,  Reduce runoff into the River Hodder.”  

 
F ig  9  P .68  o f  the  Lands cape Des ign  Sta tement  set s  out  how s ign i f i can t  l andscape enhancement  i s  
ach i eved in  ch ara cte r ;  vernacu la r ;  h i s to r i ca l ;  l and  management ;  eco logy ;  wood land ;  and 
water /dra inage  te rms .   
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5.32 :  The Tradit iona l Architecture Group’s  November 2021 comments state that :   

“The proposed des ign should enhance an already intr ins ica l ly beaut i fu l  
sett ing . The Panel bel ieves the scheme now does so.”  

5 .33 :  I t  i s  a lso noted that  emerging proposa ls  have been shared with the Forest of 
Bowland AONB Management Team which has raised no concerns as to the 
extent to which the new house can s igni f i cant ly enhance its  immediate sett ing .  

5 .34 :  On the basis  of the hi story of the new country house clause and it s intent ions;  
the implementat ion of  the pol i cy s ince 1997 with new houses cons idered to 
s ign i f icant ly enhance their sett ing , inc lud ing in AONBs on mult ip le  occas ions ;  
the speci f ic enhancements as l is ted above ; and the plaud its  of the TAG DRP; 
that the Hodder Grange proposals wi l l  s ign i f icant ly enhance the ir  immediate 
sett ing .  

BE SENSITIVE TO THE DEFINING CHARACTERISTICS OF THE LOCAL 
AREA  

5.35 :  Sensit iv ity to the def ining character ist ics of  the loca l area is  in many ways 
l inked to the s igni f icant enhancement sub-tes t .   

5 .36 :  As conf i rmed throughout this statement , the Hodder Grange proposals have 
been brought forward based on an extensive s ite and area assessment ,  
inc lud ing a detai led assessment of the def in ing country house bui ld ing 
character ist ics  of the Forest of Bowland and i ts  immediate surroundings .   

5 .37 :  The comments of the Tradit iona l Archi tecture Group Des ign Review Panel  
conf i rm this leve l of assessment :   

“A deta i led landscape appra isal  has been undertaken and acts as  the 
foundat ion for the des ign and subsequent development .  Projects  such 
as these should be landscape and contextual ly led with the proposed 
scheme informed by and growing from the landscape , v isual  and 
contextua l (and cultural)  analys is .  This then sets a c lear  p lanning and 
landscape character context .  

There are two parts to th is appra isa l :  a)  the review of the general  
s it ing and proposed landscape treatment and , b)  the her itage report of  
local  country houses by Hinchc l i f fe Her itage which out l ines features 
re levant  to the scheme from the loca l bui l t  context .  

Some further informat ion and research has a lso been done regarding 
the des igns of George Webster which has a lso pos it ively informed the 
scheme; th is  wi l l  be discussed in the later  sect ions .”  

5 .38 :  I t  is  cons idered that in terms of the pr inc ip le of a new country house on this  
s ite,  i ts  arch itectura l  phi losophy , mater ia l s ,  and landscap ing , that Hodder 
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Grange can be cons idered to be sensit ive to the defin ing character is t ics  of the 
local  area .  

CONCLUSION  

5.39 :  On the basis  of the above assessment and with reference to other houses 
approved under the pol icy ,  inc lud ing those referenced in the statement and 
appendix 1 , i t  is  cons idered that the Hodder Grange proposa ls ,  represent a 
truly outstand ing proposal that marr ies extremely h igh standards of 
sustainabi l i t y with the highest standards of archi tecture and landscape design.  

5 .40 :  I t  i s  therefore considered that the except iona l qua l i ty design test  i s met .  

5 .41 :  In i ts  conc lus ion, the Tradit iona l Architecture Des ign Group noted that :   

“To reiterate , the Panel feel  that the result ing bu i ld ing des ign and 
integrated enhancements in landscape, ecology and energy eff ic iency 
that are part o f the scheme represent a scheme that should be 
considered of a qua l i ty that wi l l  fu l f i l  the requirements of NPPF 
paragraph 80(e) .   

The bui ld ing process that  would be part of this project in itse l f  would 
be a s ign i f icant ,  except iona l and innovat ive departure from the norm, i t  
would , in the terms of the NPPF po l icy would be… truly outstand ing,  
ref lect ing the highest s tandards in arch itecture , and would help to raise 
standards of des ign more genera l ly in rural areas and would 
s ign i f icant ly enhance i ts  immediate sett ing,  and be sensit ive to the 
def in ing character is t ics  of the local area” 
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6 .  ASSESSMENT OF OTHER LOCAL AND 
NATIONAL PLANNING POLIC IES  OF 
RELEVANCE   

INTRODUCTION  

6.1:  Whilst  paragraph 80e is the pr incipal p lann ing pol i cy that is  relevant to the 
proposal ,  there are c lear ly other pol ic ies at both a nat iona l and local level that  
are of relevance .  

6 .2:  The Hodder Grange proposals  are assessed against these pol ic ies  be low.  

LOCAL POLICY  

6.3:  We have rev iewed the adopted development plan po l ic ies of R ibble Val ley 
Borough Counci l .  We note that there are no pol i c ies  that d irect ly address th is 
form of development i .e . ,  the new country house.  

6 .4:  In re lat ion to loca l pol icy ,  a l l  counci ls  have rural restraint pol ic ies  re lat ing to 
the locat ion of new hous ing . However, i t  is  crucia l  to note that in every appeal  
case we have reviewed across the country the Secretary of State has taken the 
view that  a house that  meets the exact ing test  of paragraph 80e (or preceding 
vers ions of the pol icy)  should not be res isted because of a loca l rural restraint  
pol icy on the locat ion of new hous ing .   

6 .5:  Paragraph 80e introduces an exp l ic it  a l lowance for an iso lated house to be 
approved i f i t  meets the tests  of th is nat ional pol icy and there are no s ite or 
des ignat ion speci f i c or technica l p lanning reasons which otherwise suggest  
deve lopment should be restr icted .  

6 .6:  The pr incip le of development on this  s ite is  establ ished by the new country 
house clause in nat iona l plann ing pol icy and its  appl icat ion across the country 
in var ious des ignat ions  and local  p lan area contexts .  For example, in  an al lowed 
appeal 12 in the Cotswolds , the Inspector noted that :   

“2 . There is  no dispute that the s ite is in the countrys ide in pol i cy 
terms,  and that development would be contrary to Loca l P lan Pol i cy 
DS4 which states that open market  hous ing wi l l  not be permitted 
outs ide pr inc ipa l and non-princ ipa l  sett lements un less it  is  in  
accordance with other pol ic ies that express ly dea l with res ident ia l  
deve lopment in such locat ions .  

3 . The scheme was promoted on the bas is of meet ing the provis ions in 
paragraph 55 of the 2012 Nat ional P lanning Pol icy Framework. This  
provided for an except ion to the statement that p lann ing pol ic ies and 
decis ions should avoid the development of new isolated homes in the 

 
12 : APP/F1610/W/19/3236430 
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countrys ide , where the design was of except iona l qua l i ty or an 
innovat ive nature . That except ion is now to be found in paragraph 
79e) with altered word ing .”  

6 .7:  Whilst  the pr incip le of  a new house in th is locat ion is estab l ished i f the tests  of 
Paragraph 80e are met , the fo l lowing deve lopment plan pol ic ies are of c lear  
re levance:   

POLICY POLICY 
AREA  

COMMENTARY  

EN2  Landscape  The Planning appl icat ion is  supported by both a 
Landscape Appra isal and Landscape Visua l Impact 
Appraisal (LVIA) and great care has been given to 
landscape des ign, both direct ly around the house 
and across the wider area covered by the proposals 
and impact .   
 
The pol icy states that  ‘Any development wi l l  need 
to contr ibute to the conservat ion o f the natura l  
beauty of the area. ’  however opportun it ies  are also  
sought for enhancement .  
 
The pol i cy also states :   
 

‘As a pr inc ip le the Counci l  wi l l  expect the 
deve lopment to be in keeping with the 
character of the landscape , ref lect ing loca l  
d is t inct iveness ,  vernacular  s ty le ,  sca le ,  sty le ,  
features and bui ld ing mater ia ls . ’  

 
In this  case , great care has been g iven to ref lect ing 
the loca l d ist inct iveness of the country house 
tradi t ion in the area as evidenced by the report 
from Hinch l i f fe  Her itage. Architect and Landscape 
Des ign Statements also confi rm how this pol icy is  
met .  
 

EN3  Sustainab le 
Deve lopment 
and Cl imate 
Change  

The proposal i s brought forward with an intent ion 
to be an exemplar  in susta inable design and 
construct ion at  the local and reg ional leve l .   
I t  is  proposed to be the f ir st  house in the North-
West to achieve the Pass ivhaus P lus des ign s tandard 
and the f irs t  in a tradit iona l des ign sty le anywhere 
in the world , as wel l  as  being zero energy /  true 
zero carbon.  

The proposed tree plant ing wi l l  del iver carbon 
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sequestrat ion as conf irmed in th is s tatement .  

In terms of sequestrat ion and as a key case study of 
sustainable bu i ld ing des ign , the proposa ls  wi l l  
respond to the chal lenges and opportunit ies that 
are set out  in the Ribble Val ley Borough Counci l  
Cl imate Change Strategy 2021 – 2030 (August  
2021).  
 

EN4  Biodivers ity and 
Geodivers ity 

The pol i cy states that :  
 
   ‘There should , as  a pr incip le be a net  

enhancement of b iodivers ity . ’   
 
This  is  c lear ly ev idenced,  with a 609% increase in 
the ecolog ical va lue of the area and the proposal  
seeks to be a local exemplar in terms of ecolog ical  
enhancement .  

 

NATIONAL POLICY  

6.8:  In add it ion to Paragraph 80e of the NPPF , the fol lowing pol ic ies are relevant to 
the Hodder Grange proposals .  

NPPF 
PARA 

POLICY AREA  COMMENTARY  

39 Benef it s of pre-
appl icat ion 
enquir ies  

The appl icat ion is brought forward fo l lowing pre-
appl icat ion engagement with Ribble Val ley Borough 
Counci l  and the Forest of Bowland AONB 
Management Team, with comments  from 
organisat ions in f luenc ing des ign.  
  

62 Sel f-Bui ld  Pol icy guidance ind icates that new counci l s should 
provide support for people wishing to bui ld  their  
own homes.  The proposed new house wi l l  be a 
sel f -bu i ld project .  

132 Ear ly 
engagement 
with LPAs on 
des ign  

Ear ly engagement has taken p lace with the Counci l  
on the proposed design , with comments 
inf luenc ing the detai led design and leve l of design 
informat ion submitted with the appl icat ion.  

134 Outstanding or  
innovat ive 
des ign 

The pol icy ra ises s imi lar i ssues to paragraph 80e.  
The Hodder Grange proposals  can be cons idered 
to be tru ly outstanding as requ ired and therefore 
the outstanding test  of paragraph 134 is  met . The 
proposals can a lso be cons idered to c lear ly  
represent innovat ive des ign .  

174 Natura l As conf irmed in th is s tatement  and support ing 
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Environment  documents ,  fu l l  considerat ion has been given to 
pol icy cr iter ia .  The proposal wi l l  provide a 609% 
net gain for b iod ivers i ty and a lso contr ibute to the 
‘r i ch history of human sett lement ’ (part o f the 
def in it ion of natura l  beauty, in the AONBs) ,  whi ls t  
at the same t ime protect ing landscape character .   

176 AONBs As set  out in th is s tatement the proposals  have 
been designed to enhance the landscape and 
scenic beauty in the AONB. The conservat ion and 
enhancement of wi ld l i fe are be ing enhanced and 
great cons iderat ion has been g iven to cu ltura l  
her itage , on the basis that new houses  can 
enhance cu ltura l her itage in AONBs. P lease see 
the AONB sect ion o f th is  statement for more 
deta i ls .   

 

6 .9:  The Hodder Grange proposals  are cons idered to not be in conf l ict  with , or to 
receive support  from, al l  re levant local and nat iona l p lanning pol ic ies .    
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7 .  PROPOSED PLANNING CONDITIONS AND 
RESTR ICTIONS  

7.1:  In order to secure the except iona l  des ign qual i ty ar is ing from development it  is  
expected that R ibble Val ley Borough wi l l  and should seek to control the 
qual i ty ,  integr ity and longevity of the new house and its  landscaping .  

7 .2:  This  is  acknowledged by the app l icants  to be important .  I t  was a lso 
acknowledged by the Des ign Review Panel which stated that :   

“Such an asp irat iona l  project wi l l  depend on the qual i ty of the deta i l ing ,  
some deta i ls  are indicated and surety that  a h igh standard of  design wi l l  
be executed can be sa feguarded by the authority through condit ion .”  

7 .3:  Restr ict ions on the new house could be via a plann ing condit ion . However , the 
appl icants  and pro ject  team acknowledge that  a legal agreement may equal ly be 
appropriate for some of the restr i ct ions. The project team has been involved in 
other cases where a legal  agreement has formed a key part of  a p lanning 
decis ion .  

7 .4:  The prec ise method of restr ict ing the property needs to be d iscussed with the 
counci l  in due course should i t  be minded approving the app l icat ion.  

7 .5:  However ,  the fo l lowing l is t  of proposed restr ict ions is  provided from the 
appl icants  and pro ject  team, in order to ass ist  R ibble Val ley Borough Counci l  
and g ive fu l l  confidence in the de l ivery of an except ional qua l i ty project .   

PROPOSED RESTRICTION LIST 

  Sel f -Bui ld restr ict ion: The new house shal l  be restr icted to a sel f -bui ld  
property.  This is in order to ensure that  the proposal adds to the 
del i very of a sel f-bu i ld p lots  in Ribb le Val ley .  

  Pass ive House P lus :  The new house shal l  be constructed to Pass ive 
House Plus standards .  Necessary cert i f icat ions shal l  be rece ived at the 
appropriate stage of  the construct ion /  occupat ion process and these 
cert i f icat ions to be shared with R ibble Val ley Borough Counci l .  No 
changes sha l l  be made to the project  which would diminish i ts 
sustainabi l i t y credent ia ls  post-planning .  

  True Zero Energy/Zero Carbon House:  A restr ict ion requir ing  th is  
method of performance as promoted in the appl i cat ion .  

  Petrochemical Free/Concrete Free Foundat ions: A restr ict ion requir ing 
th is method of construct ion as promoted in the appl i cat ion.  

  Detai led Landscape Management and Habitat Creat ion P lan : This  is  
appropriate to ensure the deta i led del ivery and ongoing management of 
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the landscape and new habitats  created . A restr ict ion may read : Pr ior to 
the occupat ion of the new dwel l ing a detai led landscap ing management 
plan and habitat creat ion plan shal l  be submitted to and approved in 
wr it ing by the counci l .  The Landscape Management and Habitat Creat ion 
Plan shal l  be implemented and reta ined as approved . The Plan sha l l  be 
reviewed on an annual bas is for  the f ir st  f ive years of occupat ion and 
shal l  thereafter be reviewed on a f ive-year basis  (up to a minimum of a 
10 year per iod) to ensure that the long-term a ims and object ives of the 
plan are being met .  In format ion from the reviews sha l l  be uploaded to 
the websi te created for the house and also provided to the Counci l  
upon request .  The Landscape Management and Habitat Creat ion Plan 
wi l l  set out how the habitats  created to de l iver b iodivers ity net gain wi l l  
be maintained for a minimum of 30 years .   

  Light ing:  Pr ior to the commencement of  deve lopment an externa l  
l ight ing scheme shal l  be submit ted to and approved in writ ing by R ibble 
Val ley Borough Counci l .  The approved detai l s  shal l  be retained, and no 
new l ight ing added to the s ite ,  other than with the pr ior approval of the 
counci l .   

  Materia ls :  Pr ior to the commencement of development deta i l s of a l l  
wal l ing , roof ing, external  areas ,  door and window frame mater ia ls  
proposed to be submit ted to Ribb le Val ley Borough Counci l  with sample 
pane ls  produced as required . Reason: In order to secure the qual i ty of  
deve lopment 

  Use of the Pro ject  as  an Educat iona l Resource:  This  i s appropriate as a 
requirement in order to ensure that the new house wi l l  ra ise standards 
of design in rura l  areas .  A restr ict ion may read: Pr ior to the occupat ion 
of the new house a strategy sha l l  be submitted to the Counci l  prov id ing 
precise detai ls on how the project wi l l  be used as an educat iona l 
resource.  

This  shal l  inc lude:  

a)  Detai ls of how the house wi l l  be publ ic ised and made avai lable by 
the Owner for v is it s dur ing the construct ion process by:  

( i )  Further Educat ion students in the d isc ip l ines of architecture ,  
landscape , susta inab i l i ty/engineering and ecology .  

( i i )  Primary and secondary school chi ldren from with in the local  
area .  

( i i i )  Loca l spec ies recorders .   

b)  The manner in which the ava i labi l i ty of the project  for educat iona l 
purposes shal l  be publ ic ised by the owners .   
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c)  Detai ls of  a webs ite  that shal l  be set up and mainta ined in 
perpetuity .  The webs ite wi l l  conta in as a minimum:  

-  Al l design and local area research documents .  

-  A construct ion b log provid ing informat ion on the construct ion 
and deta i l ing of the new house.  

-  In format ion on the pass ive house construct ion deta i l s and energy 
per formance of the bui lding.  

-  Detai ls of ongoing landscape and eco log ica l  management .  

-  Contact deta i ls  for  anyone wishing to view the property.   
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APPENDIX 1 – SELECTED EXAMPLES OF NEW 
COUNTRY HOUSES APPROVED IN AREAS OF 
OUTSTANDING NATURAL BEAUTY 
Since the new country house pol icy there is  understood to have been wel l  in excess 
of 200 houses approved across the countrys ide.  

A large number of houses have been approved in areas designated as Areas of  
Outstanding Natural  Beauty (AONBs).  

A smal l  number of examples of new houses approved in AONBs across the country 
are provided in th is  appendix for reference.  

 
BUTTERMERE, WILTSHIRE – NORTH WESSEX DOWNS AREA OF 
OUTSTANDING NATURAL BEAUTY   

 

 

The proposa l for a substant ia l  new c lass ica l ly designed house des igned by Franc is  
Terry was granted consent by Wi ltshire Counci l  in 2018.  
 
The design of the house emerged from a detai led assessment of the bui ld ing 
tradi t ions of the local  area .  
 
The proposals involved changes to the landscape through new substant ia l  new 
plant ing.  
 
Relevance to proposed new house at Hodder Br idge:  The proposals  ref lect the 
class ical des ign trad it ion which has been used to de l iver many new country houses 
under the pol icy .   
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THE ‘FOSSIL HOUSE’ ,  DEVON – BLACKDOWN HILLS AREA OF 
OUTSTANDING NATURAL BEAUTY   

This  proposal was granted consent by East  Devon Counci l  in 2013. As with the 
des ign proposed here,  this scheme takes des ign references from the local area. The 
scheme takes reference from an ammonite foss i l  ref lect ing the geolog ical his tory of 
th is part of Devon inc luding a number of foss i ls  found on the s ite .   
 
Also of s igni f icance is  the designat ion of the appl i cants ’  l and as a County Wild l i fe 
Si te ,  a designat ion which fo l lows years of conservat ion of the meadows with in the 
care of the appl icants ,  and their subsequent approach to Natura l England and entry 
into a vo luntary Higher Leve l Stewardsh ip agreement . The proposed new house is  
sensit ive to i ts ecolog ica l ly r ich sett ing and proposes in perpetuity lega l protect ion 
of the add it ion of land to, and the ongoing management and enhancement of the 
wi ld l i fe s ite as an integral part  of the development proposal .   
 
Relevance to proposed new house at Hodder Br idge:  The new house del ivered 
substant ia l  ecologica l  enhancement as proposed here.  
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‘FALLEN TREE’ HOUSE, NIDDERDALE - AREA OF OUTSTANDING 
NATURAL BEAUTY  

 

 
 
This  scheme was granted consent in 2015 by Harrogate Borough Counci l .  The s ite is  
set within h is tor ic woodland with in the Nidderdale Area of Outstanding Natura l  
Beauty (AONB) and is the f ir st  house to be approved in this  des ignated area .  
  
The des ign of the bu i ld ing is  based on the idea o f a fa l len t ree which cant i levers 
over a new lake and the restorat ion o f former Victor ian pleasure gardens is  part  of  
the planning appl icat ion. The s ite was prev ious ly an old lead mine and the bui ld ing 
wi l l  be clad in mater ia ls to ref lect  th is inc luding z inc and t imber.  Loca l l y quarr ied 
stone wi l l  a lso be used in  the house.  The house wi l l  be zero carbon and tota l ly  
eff ic ient  in terms of energy and the environment with ground source heat ing .  
 
Relevance to proposed new house at Hodder Br idge : The proposed development  
was s ited with in an AONB. The del ivery of a landscape masterplan was a 
requirement of the p lann ing  consent to ensure the del ivery of  the enhancements  
proposed.  
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ICOMB – COTSWOLD AREA OF OUTSTANDING NATURAL BEAUTY  

 
 
The proposed scheme was granted consent (APP/F1610/W/19/3236430) by the 
Planning Inspectorate in March 2020  
 
The Inspector stated that the main issue was:   
 

“10. This is whether the proposal reaches the standard of des ign sought in 
Framework paragraph 79e) for an isolated dwel l ing in the countrys ide , and 
this analys is  wi l l  take account of the locat ion with in the Cotswolds Area of  
Outstanding Natural  Beauty and the landscape character of the area .”  

 
The Inspector also noted the role of a Design Review Panel  in the process .   
 

“14. Before embarking on the analys is ,  i t  i s  noted that the scheme was subject  
to appraisa l by the South West Des ign Review Panel  on 3 occasions , in Ju ly  
2017, February 2018 and last ly in November 2018. The Panel commended the 
construct ive and thoughtfu l way in which the appe l lant had responded to 
their  comments and suggest ions at  each stage….Paragraph 129 of the 
Framework in the sect ion on achiev ing wel l -des igned p laces states that in 
assess ing appl icat ions , regard should be had to any recommendat ions made by 
Des ign Review Panels .” 

 
Whilst  the house is  o f a more contemporary sty le than that proposed at Hodder 
Br idge , the ro le of the landscape arch itect and the approach to the house was  
considered to be key by the Inspector :  
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“17. The proposal  is more than just a bui ld ing  and the role of the landscape 
arch itect has been central to the locat ion of the house and other elements  
with in the s ite and the design of the immediate surroundings to the bui ld ing.  
The s ite s lopes west down to east and the bui ld ing responds to that  terrain ,  
and to the fact of the exis t ing vehicular ent rance being at the higher level .  
The approach dr ive would be long and narrow, terminat ing visual ly at a tree,  
conta in ing v iews other than down an avenue part-way along towards the 
pond.” 

 
At paragraph 36 the Inspector noted the extent to which the proposed new country 
house would be vis ib le in the landscape and also how the bu i ld ing would reinforce 
the qual i t ies  of the AONB:  
 

“36. The bui ld ing  would be v is ib le as it  does not seek to h ide away, and the 
paragraph 79e) except ion,  as  with its  antecedents back to P lanning Pol i cy 
Guidance Note 7 ‘Sustainable deve lopment in Rura l Areas ’ ,  does not require 
such an approach . Bui lt  form is a feature of the Cotswolds Area of 
Outstanding Natura l Beauty, and the add it ion of natura l ool it ic l imestone has 
placed the bui ld ing f i rmly with in that sett ing . The qual i ty of the architecture 
and landscap ing combined would be a pos it ive addit ion to the s ite and would 
enhance the stock of bui lt  form of the Area of Outstanding Natural Beauty ,  
whi le conserving the natura l features of the des ignated area. To conclude on 
this sect ion, the proposa l is  sens it ive to the defin ing character is t ics  of the 
local  area,  and as a result  of the foregoing ana lys is ,  the overa l l  conclus ion is  
that the proposa l sat is f ies the requ irements of paragraph 79e) .”  
 

Relevance to proposed new house at Hodder Br idge:  The proposal i s one of a 
number of  examples of where a dec is ion maker has determined that  a new country 
house proposal wi l l  enhance it s AONB sett ing and be sens it ive to the def in ing 
character ist ics  of i t .    
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Di s c l a imer :  The  i n fo rma t i on ,  ana l y s i s  and  recommenda t ion s  w i th i n  th i s  docum ent  a re  m ade  by  Ru ra l  
So l u t i ons  L im i ted  i n  good f a i t h  a nd rep re sen t  ou r  pro fe s s i ona l  j udgement  on  the  ba s i s  o f  t he  i n fo rma t i on  
obta i ned  f rom oth e rs .  No s t a tement  made  w i th i n  th i s  docu ment  may  be  deemed  i n  any  c i r cums tance  to  
be  a  rep resen ta t i on ,  under t a k i ng  o r  wa r ran t y  and  we canno t  a ccept  a ny  l i ab i l i t y  s hou l d  you  re l y  on  such  
s t a tements  o r  s uch  s ta tement s  p rove  to  be  i na ccu ra te .  I n  p a r t i cu l a r  the  a ch i evement  o f  pa r t i cu l a r  goa l s  
depends  on  pa r t i e s  a nd  f a c to r s  ou ts i d e  ou r  con t ro l .  Any  i l l u s t ra t i ons  and oth erw i se  i n  t h i s  repo r t  a r e  

on l y  i n tend ed  t o  i l l u s t r a t e  pa r t i cu l a r  p o i n t s  o f  a r gument .  
 
 

Th i s  documen t  and  i t s  con ten t s  a re  con f i den t i a l  and  w i l l  r ema in  con f i den t i a l  un t i l  we  wa i ve  con f i den t i a l i t y  
o r  the  documen t  i s  pub l i s hed  by  a  Loca l  P l ann i ng  Au thor i t y .  

 
Copy r i gh t  ©  Ru ra l  So l u t i ons  L im i ted  J a nua ry  22  

Any  unau thor i s ed  reproduc t i on  or  u sa ge  i s  s t r i c t l y  p roh i b i t ed .  
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How we did it: Winning consent for an 
'exceptional' home 
 
1 February 2018 by David Dewar 
 
Plans for an eco home in Devon had to pass a tough test on 
exceptional design quality, says David Dewar. 
 

 
Close working: Blackdown Hills AONB’s planning officer Lisa Turner, East Devon Council’s senior 
planning officer Charlie McCullough and homeowner and applicant Elizabeth Tetlow.  
 
PROJECT: Spiral Eco House, North Grays Farm, Membury, Devon 
ORGANISATIONS INVOLVED: Rural Solutions, East Devon District Council, 
Blackdown Hills Area of Outstanding Natural Beauty, The Ethical Partnership, Sadler 
Brown Architecture, Alistair W Baldwin Associates, Buro Happold 

The test for plans for new isolated homes in the countryside is a notoriously tough one 
for applicants. Paragraph 55 of the National Planning Policy Framework (NPPF) 
stipulates that such proposals should be of exceptional quality or innovative nature. 
One scheme in Devon managed not only to overcome this hurdle but also to meet the 
similarly strict test for achieving planning permission in an area of outstanding natural 
beauty (AONB). 

http://www.planningresource.co.uk/


The Spiral Eco House design, which is sited on a farm in the Blackdown Hills AONB, 
was inspired by the an ammonite fossil belonging to the applicant, many of which can 
be found in the area. Following a lengthy period of discussions with officers and two 
design review panel reports, the scheme won planning permission from East Devon 
District Council in 2014 and was completed late last year. Last autumn, the building 
made it onto TV screens when it was showcased in Channel 4’s Grand Designs 
programme. It is one of only a few projects in an AONB to have met the so-called 
"Gummer’s Law" – named after the minister who introduced the policy in 1997 – which 
set the criteria of exceptional quality or innovative nature. 

Planning consultancy Rural Solutions, acting on behalf of home owners Elizabeth and 
Stephen Tetlow, said it started pre-application discussions with the council in late 
2012. "Paragraph 55 goes against the grain of planning rules that don’t allow houses 
outside settlements", says James Ellis, associate director at Rural Solutions. "That 
general presumption against building in the countryside is a difficult test to overcome 
and there is a fear of precedent. So we had to present detailed research on how 
paragraph 55 had been applied across the country and how we were intending to meet 
the test." 

A key aspect of the proposal’s design is its curvilinear shape, which aims to allow the 
house to sit in the hillside valley setting. The applicants further argued that the 
building’s timber panel cladding and roof of solar photovoltaic panels would represent 
exceptional quality while minimising its impact on the wider landscape. The design 
had to be adapted after the South West Design Review Panel recommended that it 
should be scaled down to fit its context. Once the plans were amended, a second 
review was satisfied that the design was exceptional. 

The building also incorporates advanced energy production technology, including an 
integrated geo-solar energy generation and storage system and a hydrogen gas 
generator linked to the photovoltaic panels on the roof. This allows the house to go 
beyond being zero-carbon and to actually produce energy that is fed back into the 
national grid. This mechanism enabled the scheme to be classed as "truly innovative" 
by the review panel and local authority, as well being accepted as being of exceptional 
quality. 

In addition to meeting paragraph 55, the scheme also had to overcome the strict hurdle 
of justifying such a development in an AONB. Under the NPPF, AONBs "have the 
highest status of protection in relation to landscape and scenic beauty". Landscape 
considerations had to be a key part of the evolving design. "It is very much rolling 
Devon landscape punctuated by buildings," says Ellis. "It was a conscious decision to 
put the house in the corner of a field – it’s intended to sit within the landscape." 

To help progress a design that would achieve this, the project team engaged early on 
with the Blackdown Hills AONB team. "When we first met them, we outlined the 
process we were going to follow rather than present them with a detailed concept," 
says Ellis. "The project team seemed to understand the relevance of the AONB 
designation," says Lisa Turner, planning officer at the AONB. "The applicants wanted 
to do the right thing because of their love for the local area." The AONB was satisfied 
that, subject to detailed aspects of the design and the management of a local nature 



reserve at the site, the proposal would respect the essential landscape features of the 
site, including the defined field pattern and the area’s very rural nature. 

The planning application won unanimous approval from planning committee members 
in 2014. East Devon development control officer Charlie McCullough, case officer for 
the scheme, maintains that the key to this successful outcome was a commitment by 
both parties to work on the scheme over a long time period during the pre-application 
process. "It was important for us to engage at an early stage and to work with the 
applicant over that long period of time to try and overcome myriad of issues, 
sometimes conflicting," he says. 

"Rural Solutions had worked on paragraph 55 sites across the country, so were able 
to bring that knowledge and examples of case law to the table," adds McCullough. 
"The applicants were very knowledgeable about the site. Both the applicants and 
agents were willing to positively address any concerns we had and to demonstrate 
how that very high benchmark of the policy could be addressed." 

 



 

 

COMMITTED TO THE VALUES ESTABLISHED BY  

TRADITIONAL AND CLASSICAL ARCHITECTURE  
 

WW W.TRA DITIONAL ARC HITECTUREG RO UP.ORG  

 

TAG PEER REVIEW- HODDER BRIDGE, CLITHEROE 

Introduction- 

This final review follows an engagement with the Applicants and the Design Team over a six-month period 

which started with the first formal review on 21st June 2021. 

 

Since the first review there were additional on-line assessments of progress on the 12th August, 12th October 

and 23rd November. There were also a number of informal telephone discussions with the scheme architect. 

 

As previously identified, this is a proposal submitted under the NPPF Paragraph 80(e) clause which states: 

80. Planning policies and decisions should avoid the development of isolated homes in the countryside 

unless one or more of the following circumstances apply: 

(e) the design is of exceptional quality, in that it: 

• is truly outstanding, reflecting the highest standards in architecture, and would help to raise 

standards of design more generally in rural areas; and 

• would significantly enhance its immediate setting, and be sensitive to the defining characteristics 

of the local area. 

 

The Panel feel that the resulting building design and integrated enhancements in landscape, ecology and 

energy efficiency that are part of the scheme represent a scheme that should be considered of a quality that 

will fulfil the requirements of NPPF paragraph 80(e) above. 

 

The Panel’s reasoning that concludes this is set out further below. 

 

The design team has been through a significant journey and have responded in a positive manner to the 

Panel’s suggestions as to how the scheme might be improved. They have worked hard to refine the scheme 

and increase the artistic and intellectual depth necessary for it to be successful. 

 

 

 

 

http://www.traditional/
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Landscape and siting- 

A detailed landscape appraisal has been undertaken and acts as the foundation for the design and subsequent 

development. Projects such as these should be landscape and contextually led with the proposed scheme 

informed by and growing from the landscape, visual and contextual (and cultural) analysis. This then sets a 

clear planning and landscape character context. 

There are two parts to this appraisal: a) the review of the general siting and proposed landscape treatment 

and, b) the heritage report of local country houses by Hinchcliffe Heritage which outlines features relevant 

to the scheme from the local built context.  

Some further information and research has also been done regarding the designs of George Webster which 

has also positively informed the scheme; this will be discussed in the later sections. 

The principal point is that the site is extraordinary both in the possibilities it offers for a great design but also 

in its context. The architectural response must be observant that the opportunity offered by clause 80(e) is an 

intensification of design beyond normal /standard considerations and must be understood through the 

possibilities of the site and landscape and the context both natural and manmade.  

 

The proposed design should enhance an already intrinsically beautiful setting. The Panel believes the 

scheme now does so. 

 

The Panel were generally in agreement with the choice of position for the new house and the logic of 

orientation and placement in section and level. 

 

The entrance sequence from the main road is well considered. The drive is to be partly sunken into the field 

taking advantage of the existing contours, and gently winding to allow a sense of discovery on approaching 

the house. Both the digging in and curving shape supress the effect of the drive and heighten the experience 

of glimpse views to the house.  

 

Strategic trees and pinch point such as that between the central informal grove and new proposed woodland 

planting work to subtly frame the arrival; the true arrival being signalled by the more formal circular 

forecourt. 

 

The Panel notes the ground rises steeply to the north and the proposal includes ground works, terracing and 

planted mounding which will further contain the new structures in the natural bowl within which the overall 

site sits.  

 

These confining moves to “nest” the structures add to the sense of discovery of the house. The more formal 

areas of courtyards and small gardens intimate to the structures intensifies the experience. These formal 

spaces around the house offer a strong relationship with internal house functions whilst taking advantage of the 

sloping site and views to create a series of small formal terraces. The proposed style and character of proposed 

materials is fully in keeping with the emerging design concept.  
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The panel was interested in what might happen with the cut and fill and how that would be managed. It was 

understood that all materials would be used onsite in the landscaping. Further site sections are provided to 

show the impact of the contouring between the as existing and as proposed.  

 

The river setting is of interest in that the river itself is more of an acoustic presence than one which is 

visible, the river set some meters below the edge of the bank. Removal of the formal pond present in the 

previous landscape scheme is seen as being beneficial and so the presence of the river can be fully 

appreciated without another less dynamic water feature, it was just not necessary.  

 

 

The Buildings- 

It is understood by the panel that the building form is driven not just by an historic aesthetic set by precedent 

but also by the science driving the energy performance of the building. The simple square and rectangular 

forms of the plan are necessary to maintain a good surface-to-volume ratio of the building and to make the 

most of efficient orientation. The resulting pavilion form of the house speaks both to its functionality as well 

as the romantic notion of discovery of the house as an “ideal” country villa nested into the landscape. 

The square Palladian plan of the main house works well in ordering the formal interior spaces and the 

principle of a hierarchy of building form, language and material was explained to the Panel. The main house 

was to be of more refined stuff. As one progresses back to the ancillary buildings and stable courtyard these 

materials and details would become less dignified (more course) so the nature and status of parts of the 

building can be read in form and material. The Panel thought this to be an essential component of the 

breadth and depth of the design that will add to its exceptional qualities. 

 

There was much discussion about aspects of the detailing of the building. The cast of the building as a more 

formalised farmhouse is understood and a good choice. This is a relatively small house (the design team has 

provided a very useful area comparison with other estate houses in the area). The design team had done 

some further research at the request of the Panel find a language that was simple but still had some refined 

qualities. The exemplar was found in the work of George Webster and his local work at Downham Hall: 

• On arrival at the forecourt one is presented with a tidy composition of the entrance facade, a simple 

and direct piece of architecture (Webster inspired) that is restrained from any move to a grand or 

more ostentatious gesture; 

 

• The south-east elevation of the house works well. Once again, the simple classical forms create a 

neat geometric composition. There is a clear progression shown through the diminution of the 

building forms towards the east service block. This is matched by graduating facing materials from 

the refined towards the rustic; 

 

• The junction between the main house and kitchen family wing is happily resolved; 

 

• The skills and craft necessary to execute the stonework alone should be a significant consideration in 

establishing the exceptional qualities of the proposal; 
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• Emphasis was placed on the axial arrangement running west to east through the building. This is 

very strong and well defined and the secondary axis north south also well considered. The crossing 

of the axis rightly taking place in the centre of the house and main circulation space. The spatial 

journey through the house from front porch to compression in the entrance vestibule then the 

spectacle of the hall, grand stairs and three storey space will make a dramatic and unique experience 

that will centre and ground the visitor and act as the orientating element of the house. Around this 

central space the more formal and historic type of Palladian plan sits.  

 

• To the east one moves into the less formal spaces for family living, the orangery and links to the 

service court the sequence reflecting the external hierarchy of formal to less formal and subservient 

spaces. 

It should be further appreciated that this project not only speaks to the design quality in the aesthetics of the 

building but also is designed to be PassivHaus. The construction fabric enhances the traditional classical cast 

of the building in the use of the thick walls of the clay block Smartwall construction method proposed to be 

used. 

Such an aspirational project will depend on the quality of the detailing, some details are indicated and surety 

that a high standard of design will be executed can be safeguarded by the authority through condition. 

 

Conclusion- 

To reiterate, the Panel feel that the resulting building design and integrated enhancements in landscape, 

ecology and energy efficiency that are part of the scheme represent a scheme that should be considered of a 

quality that will fulfil the requirements of NPPF paragraph 80(e). 

The building process that would be part of this project in itself would be a significant, exceptional and 

innovative departure from the norm, it would, in the terms of the NPPF policy would be… truly outstanding, 

reflecting the highest standards in architecture, and would help to raise standards of design more generally 

in rural areas and would significantly enhance its immediate setting, and be sensitive to the defining 

characteristics of the local area. 

 

Issued 29 November 2021. 

 

A  L i n k e d  S o c i e t y  o f  t h e  R I B A  

 

T h e  T r a d i t i o n a l  A r c h i t e c t u r e  G r o u p  i s  a n  i n d e p e n d e n t  v o l u n t a r y  a s s o c i a t i o n  o f  R I B A  m e m b e r s .   I t  i s  a  L i n k e d  S o c i e t y  o f  t h e  R I B A  

b u t  r e t a i n s  n o  l e g a l  o r  f i n a n c i a l  c a l l  o n  t h e  R I B A .   T h e  a i m s  o f  t h e  s o c i e t y  a r e  t o  c e l e b r a t e  t h e  h i g h e s t  a c h i e v e m e n t s  o f  t h e  p a s t  a s  

a  l i v i n g  s o u r c e  f o r  m o d e r n  i n s p i r a t i o n .   T h e  g r o u p  s e e k s  t o  w o r k  w i t h i n  a r c h i t e c t u r a l ,  p l a n n i n g  a n d  e d u c a t i o n a l  d i s c i p l i n e s  t o  

p r o m o t e  t h e  v a l u e  o f  a  t r a d i t i o n a l  a p p r o a c h  i n  a r c h i t e c t u r e  a n d  d e s i g n .   T h e  g r o u p  w i l l  p r o v i d e  m u t u a l  s u p p o r t ,  a  m e e t i n g  p o i n t  a n d  

a  v e n u e  f o r  t h e  e x c h a n g e  o f  i d e a s  f o r  t h o s e  i n d i v i d u a l s  i n t e r e s t e d  i n  o r  p r a c t i c i n g  c o n t e m p o r a r y  t r a d i t i o n a l  a r c h i t e c t u r e .  

 
Its registered and correspondence address is 

Unit 6 Ash House, Vale View Business Units, Crown Lane South, Ardleigh, Colchester, CO7 7PL +44(0)1206 580528 
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