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	Date Inspected:
	08/09/16
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use of agricultural land into car parking for the residents and guests of Waddington Hospital Cottages.

	Site Address/Location:
	Land adj Hospital Cottages Waddington BB7 3JB

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections. Should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site. 

Condition recommended: -

1. The car parking and manoeuvring scheme to be marked out in accordance with the approved plan, before the use of the premises hereby permitted becomes operative and permanently maintained thereafter. Reason: To allow for the effective use of the parking areas. 

(Additional comments 1 March 2017 in respect to proposed gravel surface option) Happy with gravel for car park extension. Suggests every other timber post (probably at 1.2m centres?) be painted to demarcate spaces – otherwise tend to get an inefficient use of unmarked gravel car parks.
RVBC Countryside:

No details on plant types and species. Gravel preferred to tarmac.

Landscape planning condition suggested.



	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN5– Heritage Assets

Key Statement DS1 – Development Strategy 

Key Statement DS2 – Sustainable Development 

Key Statement EN2 – Landscape
Policy DMG1– General Considerations
Policy DME4– Protecting Heritage Assets

Policy DMG2 – Strategic Considerations 

Policy DMG3 – Transport and Mobility
Planning (Listed Buildings and Conservation Areas) Act 1990

Waddington Conservation Area Appraisal 

NPPF

NPPG



	Relevant Planning History:

No pre-application advice has been sought in respect of the proposed development.

3/1992/0560 - Conversion of former kennels to social housing - one dwelling. Allowed on appeal 4 March 1993. The Planning Inspector states:
“The proposed access road to the kennels would also be more open to view, but provided a dark material was used on its surface, the road need have no more visual impact than a well established farm track … conditions … not have any harmful effects on the character and appearance of the surrounding area”.

3/1988/0836 – Removal of timber casing and repair of lead work where appropriate at the pump. LBC granted 30 January 1989.
3/1986/0172 – Proposed erection of six, 1-person cottages, Waddington Hospital. Refused 10 June 1986 because:
“The form and layout of the existing Alms Houses represents an important historical feature set within the core of the village. The site is located within the Conservation Area and it is considered that the extension of the building form on this important and elevated site would detract from the original setting of the Alms Houses. Furthermore, the proposal will result in the loss of mature trees on the site and a combination of these factors would result in a development that is visually intrusive and detrimental to the character and visual amenities of the locality”.

3/1985/0100 – Erection of 10 cottages and formation of car park. Allowed on appeal 15 September 1986. The Planning Inspector states:
“other matters … including the proposals for the new car park to the rear with widened access. The improved access would undoubtedly be of considerable benefit to the residents of the almshouses, enabling easier access for emergency vehicles. The location of the car park is such that its effect on the appearance of the conservation area would be minimal and although visibility to the east at the access is limited, given the light traffic flows in the area, I consider the proposed arrangements to be satisfactory”.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Waddington Hospital is a formally designed historic almshouse complex at the north of the village, on rising ground and within Waddington Conservation Area. A ‘Pump 55 metres south of chapel, Waddington Hospital’ and ‘Waddington Hospital Gateway’ are intrinsic to the interest of the site and are both Grade II listed. The West Bradford Road is the southern boundary of the Forest of Bowland AONB. 

There is a bus stop adjoining the almshouses on West Bradford Road. A public right of way (FP11) follows the entrance drive and continues northwards past the existing car park. 
‘Waddington Hospital: Its history and Aims’ (undated) identifies:
“a large quadrangle … originally built in the 17th century during the Stuart Restoration by Robert Parker of Carlton and Marley … Its  purpose then - as now – was to provide homes for the widows of dalesmen and farmers in the surrounding parishes …The name ‘Hospital’ may seem unusual for what is better known  today as ‘Almshouses’ but originally a Hospital was a place where Hospitality was provided”
“Originally, Robert Parker built the Hospital to house ten widows but early in the 19th Century the Hospital buildings were entirely reconstructed to provide separate cottages for 29 widows with  house for Matron, a Chapel and offices”.

The Gateway list description identifies:

“Gateway, assumed to be 1700 (Pevsner), but probably mid-to-late C18th. Sandstone ashlar. A moulded open pediment is supported on projecting quoins. Placed centrally is a doorway with chamfered rustication to the jambs and a flat lintel incised with false voussoirs and with a projecting false keystone. Above is a plaque with bolection moulded border: 'This Hospital was built and endow'd in the year 1700 by Robert Parker of Marley Hall in the County of York Second Son of Edward Parker of Browsholme Esq. for the Reception of poor Widows, To be chosen According to the Deed of Endowment'. The Hospital itself was rebuilt in the late Cl9th. Buck's drawing of c.1720 shows a gateway with segmental arch and ball finial and records an inscription in latin over the gates. Samuel Buck's Yorkshire Sketchbook, reproduced in facsimile, Wakefield, 1979”.
Waddington Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:
The almshouses to be Buildings of Townscape Merit making a positive contribution to character and appearance; Important Trees (Townscape Appraisal Map).

‘Waddington Hall and Waddington Hospital, two large and imposing groups of historic buildings’; ‘The existence of meadows and working farms within the heart of the village’; ‘the northern part of the conservation area within the Forest of Bowland Area of Outstanding Natural Beauty’ (Summary of special interest).
‘Despite the appearance of charming antiquity, many of Waddington’s most prominent buildings are the results of building work carried out in the early years of the twentieth century … The Waddington Hospital almshouses, though founded in 1700, were rebuilt in 1891’; ‘Leading eastwards out of The Square is West Bradford Road, where Waddington Hospital consists of neo-Tudor cottages (with tall chimneys and herring-bone timbers decorating the gables) set round three sides of a spacious tree-lined lawn, enclosed by walls and cast-iron railings to the south. Though the foundation of the almshouse dates from 1701, only the entrance gate and a pump survive from this period, the 29 cottages and chapel of the present hospital having been rebuilt in1891’ (General character and plan form).
‘The patronage of the new parish was acquired by the Parker family of Browsholme (pronounced ‘Brewsom’) Hall in Bashall Eaves (4km west of Waddington) in 1630. As their name suggests, the Parkers descended from keepers of one of the two great royal deer parks in the Forest of Bowland. It was Robert Parker (1633–1719), the noted antiquary and numismatist who founded the Waddington Hospital almshouse complex (also known as the Widows’ Hospital) that stands to the east of the village, in 1700, intended to house the widows of deceased Parker employees. Robert Parker himself is buried just to the east of the chancel in St Helen’s churchyard’ (Origins and historic development).

‘Although not open to the public, the lawns and avenue of lime trees in front of Waddington Hospital are visible from the West Bradford Road and are an attractive and appropriate setting for this three-sided courtyard of late 19th-century almshouses’ (The character of spaces within the area).
‘The grounds of Waddington Hospital are planted with large and stately avenues of lime trees’ (Green spaces, trees and other natural elements).
‘the existence of buildings of character and individuality, such as Waddington Old Hall, Waddington Hospital’ (Strengths: the most important positive features of Waddington Conservation Area). 


	Proposed Development for which consent is sought:

It is proposed to extend the existing car park into agricultural land to provide an additional 14 spaces (16 existing at various places) for residents and guests of Waddington Hospital Cottages. The Hospital is a complex of 24 cottages with resident warden and chapel.
The application has been completed incorrectly at Q15 Trees and Hedges - the existing screening hedge is very important to reducing the impact of the car park on the conservation area and AONB.
The response to Q12 identifies that the development will not increase flood risk elsewhere. 

Application determination has been delayed pending receipt of information as to the significance of the site (NPPF paragraph 128), justification for works (NPPF paragraph 132) and proposed landscaping.

 

	Impact upon the character and appearance of Waddington Conservation Area and the setting of listed buildings:

The geometric (including linear north boundary wall) and planned layout of the Hospital (which includes two listed buildings) are important elements of its design and character accentuated by juxtaposition with open countryside to the north. The proposed car park extension is therefore of some harm to the character and appearance of the immediately adjoining Conservation Area (setting and views into and out of). However I am satisfied that this harm is justified and is the minimum necessary (landscaping mitigation condition) to support the continuation of a long-standing historic site use. Furthermore, the designated car park provides for the rationalisation of ad hoc parking at the site.  
The listed buildings are visually removed from the application site and I do not consider there to be a perceptible impact upon their settings as a result of the proposed works.

	Impact upon the character of the Forest of Bowland AONB/Land use issues:

Core Strategy Key Statement DS1: Development Strategy identifies Waddington to be a ‘Tier 2’ settlement whereby development will need to meet proven local needs or deliver regeneration benefits. The appropriateness for consolidation and expansion or rounding-off of the built up area is also a consideration.
The site (and existing car park) is outside of the proposed Draft Settlement Boundary (DS1) for Waddington in the Local Plan Regulation 18 Consultation (August 2016). 
The site (and existing car park) is within the AONB. The AONB boundary follows the West Bradford Road immediately to the south.

In my opinion, careful landscaping will be essential in ensuring that the car park extension is closely associated with existing built development and does not intrude into the open countryside. The Head of Regeneration and Housing concurs “given the nature of the development proposed I do not have any policy or regeneration objections to the application. Measures to mitigate visual impacts would be helpful”.

The Countryside Officer prefers the gravel surfaced option (see additional plans 29 November 2016) and this would have benefits in ensuring a development sympathetic with its rural surroundings. This has been discussed with the LCC Highways officer who makes suggestions as to how the gravel surfaced car park could be demarcated and used efficiently. 


	Flood Risk:

The applicant has completed ‘No’ responses to the questions at Q12 of the application form (Assessment of Flood Risk). This is accompanied by an EA Surface Flood Risk Assessment and an EA Surface Flood Risk Plan.

Impact Upon Residential Amenity:

The application form (Q9) identifies that there are no lighting proposals for the site. I am satisfied that the proposals to rationalise car parking at the Hospital will have an acceptable impact upon residential amenity. 

	Landscape/Ecology:

The Heritage Statement received 29 November 2016 identifies that “the boundaries to the north and west will be fenced with a mixed hedge planted on its outside”.

	Other Matters:

I am satisfied that the proposed development will not impact upon the public footpath.



	Observations/Consideration of Matters Raised/Conclusion:

I am mindful that NPPG states that “substantial harm is a high test, so it may not arise in many cases” and consider the residual harm to the character and appearance of Waddington Conservation Area to follow landscaping mitigation to be minimal and ‘less than substantial’. NPPF paragraph 134 requires that this harm be weighed against any public benefits of the proposal and in this respect I am satisfied that there is clear and convincing justification (NPPF paragraph 132) for the works (the sustaining of significance by keeping the Hospital in its original use) which outweighs the harm.

Therefore, in attaching considerable importance and weight to the preservation of (i.e. avoiding harm to) Waddington Conservation Area [section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990] and in giving ‘great weight’ to conservation (NPPF paragraph 132), I would recommend that planning permission be approved subject to condition.


	RECOMMENDATION:
	That planning permission be granted.


