Report to be read in conjunction with the Decision Notice. 
 
	Application Ref: 
	3/2022/0396 
	 [image: ]

	Date Inspected: 
	23/05/22 
	

	Officer: 
	KH 
	

	DELEGATED ITEM FILE REPORT:  
	REFUSAL 


 	 
	Development Description: 
	Variation of Condition 2 (Plans) of planning application 
3/2020/0544, to reflect the updated layout and change of lodge type. Conditions 3, 4, 5, 12, 14, 15, 16, 19, 22 to be varied as additional information included within application to allow condition to be discharged. 

	Site Address/Location: 
	Eaves Hall Eaves Hall Lane West Bradford BB7 3JG 


 	 
	CONSULTATIONS:  
	Parish/Town Council 

	None received.  
	


 
	CONSULTATIONS:  
	Highways/Water Authority/Other Bodies 

	LCC Highways: 
	 

	No objection. 
	

	United Utilities 
	 

	No objection. 
	

	Environment Agency: 
	 

	No objection. 
	

	Lead Local Flood Authority: 
	 

	No objection. 
	


 
	CONSULTATIONS:  
	Additional Representations. 

	None. 
	


 
RELEVANT PLANNING HISTORY: 
 
3/2020/0544 - Construction of 15 eco lodges and infrastructure to provide additional accommodation for Eaves Hall. Approved with Conditions. 
 
3/2021/0836 – Replacement of 1 and 2 bedroom lodges with a single lodge type.  Non material amendment of application 3/2020/0544 – Refused 2/9/21. 
 
3/2021/1020 – Variation of Condition 2 (Plans) of planning application 3/2020/0544, to reflect the updated layout and change of lodge type. Conditions 4, 5, 12, 14, 15, 16, 19, 22 to be varied as additional information included within application to allow condition to be discharged. Sample provided to discharge condition 3 – Refused 06/12/21. 
 
 
RELEVANT POLICIES: 

	Ribble Valley Core Strategy:  
Key Statement DS1 – Development Strategy 
Key Statement DS2 –Sustainable Development 
Key Statement EN2 – Landscape 
Key Statement EN5 – Heritage Assets 
Key Statement EC1 – Business and Employment Development 
Key Statement EC3 – Visitor Economy 
Key Statement DMI2 – Transport Considerations 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility 
Policy DME1 – Protecting Trees and Woodlands 
Policy DME2 – Landscape and Townscape Protection 
Policy DME3 - Site and Species Protection and Conservation 
Policy DME4 – Protecting Heritage Assets 
Policy DME6 – Water Management 
Policy DMB1 – Supporting Business Growth and the Local Economy Policy DMB3 – Recreation and Tourism Development 
 
National Planning Policy Framework 

	ASSESSMENT OF PROPOSED DEVELOPMENT: 

	Proposed Development for which consent is sought: 
 
The site is located within the Forest of Bowland Area of Outstanding National Beauty (AONB) on the Eaves Hall estate.  The site is accessed from Moor Lane through a gate at the south-west corner of the site. The west and east site boundaries are formed by dense vegetation and to the south is a tall masonry wall. 
 
Planning permission was granted on 25 November 2020 for the erection of 15 eco-lodges to provide additional accommodation for Eaves Hall which is a Grade II listed building sited to the south east. 
 
The application seeks consent for a change of lodge type and alterations to the site layout as well as details to seek to address a number of the condition attached to the planning approval. 
 

	Principle of Development: 
 
The principle of developing the site for tourism use has already been deemed acceptable at the site and accords with the relevant Core Strategy policies. 
 
The proposed development site is physically well-related to existing built form. There is ribbon development along Moor Lane from its junction with Waddington Road to the application site comprising residential dwellings along the eastern side and Eaves Hall and associated buildings to the west. Also situated on the east side of Moor Lane is the Three Rivers Caravan Park including its associated ancillary buildings. In addition, the proposal would be associated with the established hotel which is an existing countryside attraction.  
 
The main consideration relates to the potential that the proposed changes would have in terms of visual amenity. 
 

	Effects Upon the Landscape/Visual Amenity: 
 
Great weight is afforded to the conservation and scenic beauty of the Forest of Bowland AONB as stated in the National Planning Policy Framework (NPPF) and are reiterated in Key Statement EN2 of 



	the Core Strategy which requires that the Forest of Bowland is to be protected, conserved and enhanced. Any development within this area should be of a high standard of design and in keeping with the character of the landscape designation. 
 
The site is bounded by dense vegetation and trees along its eastern and western boundaries. To the south is Eaves Hall itself and its associated outbuildings and grounds. The land slopes gently up to the north and there is a public bridleway which runs along Moor Lane to the East and public footpaths to the north and west boundaries which afford views into the site.  
 
In terms of the design of the lodges, the previous approved lodge types indicated a high-quality product, constructed from timber and with green sedum roofs in order to minimise their visual impact. Large windows at the end of the lodges where angled towards the south-east with views of the landscape of the AONB and Pendle Hill beyond. The proposed replacement lodge types, whilst slightly smaller in size and scale, do not represent the highest quality of design required here. The style, external materials and fenestration are incongruous in this open landscape setting and would fail to protect, conserve or enhance the AONB which is afforded the highest status of protection in relation landscape and scenic beauty. 
 
The proposed alterations to the site layout includes reorientation of the lodges from a north-west to south-east orientation to north-east to south-west. Whilst this would not raise any significant concerns the changes to the layout of the site would result in a less organic layout than previously approved and the increased width of the access tracks to the pods with increase vehicular movements within the site which would have a greater impact on public views into the site as well as on Eaves Hall when viewed from the northern boundary. 
 
The introduction of large areas of level hardstanding surrounding each lodge together with the retaining walls of approximately 1m in height would introduce inappropriate features and increase the harmful impact the development would have in this open landscape location with the AONB.  Moreover, the resulting excavation would in itself adversely impact on the landscape and create longterm harm visually than the previous approved scheme which proposed the lodges would sit on foundation plinths of a similar size to the lodges. 
 
This additional excavation and increased setting would further harm the impact on the landscape designation and the setting of the Listed Building. 
 
It is noted that the updated Landscape Assessment requires increased mitigation to screen the site than the previous two proposals.  However, the revised landscape layout does not include the suggested increase in planting along the eastern edge adjacent to the highway or the suggested hedgerow to the rear of the sunken tennis court to the southern edge of the site both of which would assist in screening views of the site. 
 
Moreover, the suggested mitigation of planting trees, shrubs and hedges within the development to break up the built form and introduce evergreen species to reduce filtered views of the site in winter months has not been included. 
 
In any event the increased planting of heavy set trees within this area would result in changes that would be detrimental to the area. 
 

	Impact on the Significance of Heritage Assets 
 
Eaves Hall is a Grade II listed building and therefore consideration must be given to the impact of development on the heritage asset’s significance. 
 



	Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states: “In considering whether to grant planning permission for development which affects a Listed Building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses”. 
 
Significance, as defined by the NPPF, is the value of a heritage asset which derives not only from a heritage asset’s physical presence, but also from its setting. The setting of a heritage asset is the surroundings in which the heritage asset is experienced. As required by the NPPF any application should be supported by a statement to describe the significance of Eaves Hall and an understanding of the potential impact of the development. 
 
The previous application was supported by a Heritage Statement which referred to the application site as an unused parcel of land to the rear of Eaves Hall that had never been developed with the existing wall to the north of the Hall denotes the extent of the built form. The site was identified as a negative factor that detracts from the setting of Eaves Hall due to its disuse and overgrown appearance.  
 
The formal gardens associated with the listed building are located predominantly to the south-west and south-east of Eaves Hall. No harm to the setting of the listed building was identified as part of the previous planning application were the design and appearance of the lodges were considered to be sympathetic to their setting and of a high-quality design. However, given the abovementioned concerns regarding the proposed changes in design and appearance of these lodge types, there would be an increase in harm to the setting of Grade II Listed Eaves Hall. This is clearly indicated in the submitted Landscape Assessment in views from the Hall into the site from the existing access track. 
 
This would be less than substantial harm. 
 
The NPPF at paragraph 202 states, ‘Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use’. 
 
An appropriate scheme has already been approved at this site for 15 eco-lodges. There would be no additional public benefits arising from this proposal which would outweigh this harm. 
 

	Ecology: 
 
The site contains landscape features including waterbodies and trees that have the potential to support protected species or species of conservation concern. The proposed alterations to lodge types and layout would not result in any increased impact on trees or protected species compared with the previous approved scheme which was supported by an ecological appraisal and appropriate mitigation measures. 
 

	Highways: 
 
Access details for the site remain as previously approved. LCC Highways has not raised any objections to the amended proposals and is satisfied that the proposal would provide an adequate and safe entrance/exit.  
 
A total of 20 car parking spaces would be provided in the south-eastern corner of the site along with cycle storage and wash area and waste/bin store. 
 

	However, the layout now proposed has wider access tracks to serve each lodge which is likely to lead to an increase in vehicular movements around the site and parking of vehicles closer to each lodge around the site rather than the car park. 
 

	Other Considerations: 
 
The proposals would not result in any increased impact on residential amenity when compared with the previous approved scheme. 
 
The site is within Flood Zone 1 so is at the lowest risk of fluvial flooding. Small areas of the site have potential to flood during prolonged heavy rainfall. A Surface Water Drainage Scheme has been submitted with the application and no objections have been raised by the Lead Local Flood Authority. 
 

	Conclusion: 
 
Taking into account all of the above, it is considered that the proposals would result in a greater adverse visual impact due to changes in design of the lodges and materials and layout of the site that the previously approved scheme and that this would negatively impact upon the setting of the Grade II Listed Eaves Hall and the Forest of Bowland Area of Outstanding Natural Beauty. 
 

	RECOMMENDATION: 
	That planning consent be refused for the following reason: 

	1. The proposed lodges and layout, by virtue of their design, external appearance and elevational language, would result in an incongruous form of development that fails to respond positively to or enhance the immediate context, being of detriment to the visual amenity of the Area of Outstanding Natural Beauty and the setting of Grade II Listed Eaves Hall contrary Key Statements EN2 and EN5 and policies DMG1, DMG2, DMB3 and DME4 of the adopted Ribble Valley Core Strategy 2008 -2028. 
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