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	Date Inspected:
	23/06/2023
	

	Officer:
	KH - 25/5/23
	

	Signing Officer: 
	LH - 26/5/23
	

	DELEGATED ITEM FILE REPORT: 
	Refusal

	


	Development Description:
	Proposed alterations to existing roof lights.

	Site Address/Location:
	2 The Walled Garden, Woodfold Park, Mellor, BB2 7QA.

	


	CONSULTATIONS: 
	Parish/Town Council

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

	Lancashire Gardens Trust – We have considered the information provided in support of the application and on the basis of this we do not wish to comment on the proposals at this stage.  We would, however, emphasis that this does not in any way signify our approval or disapproval of the proposals.


	CONSULTATIONS: 
	Additional Representations.

	Public comments:
	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN1 – Green Belt

Key Statement EN2 – Landscape

Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape & Townscape Protection

Policy DME4 – Protecting Heritage Assets
Policy DMH5 – Residential & Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)


	Relevant Planning History:
3/2008/0181 – Erection of blockwork retaining wall to replace collapsed section of existing brickwork wall and 2m either side of collapsed section.  Includes facing brickwork skin reclaimed from collapsed wall and re-use of existing stone coping – Approved with conditions.

3/2003/0692 – Proposed development of 2no. new dwellings on site of former walled garden using re-claimed brick from existing ruined structure – Approved with conditions.

3/2001/0672 – Convert Woodfold Hall to residential apartments and dwellings, erect dwelling on from stable block, convert Orangery & Deer House to single dwellings, extend Woodfold Park Farm to form dwelling – Approved with conditions.
1 The Walled Garden – The agent has made reference to similar development being undertaken at the adjacent property No.1, however, no evidence of any permission of this work has been referenced and no details of this work being approved have been found. Therefore this has been given little weight.

 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located within the former walled kitchen garden of Woodfold Hall, a Grade II listed Building.  The surrounding Woodfold Park forms part of the Register of Historic Parks and Gardens (Grade II) associated with Woodfold Hall. The application property is a two storey detached dwelling approved in 2003 located some 200m away from the listed hall and separated by a large copse of trees.  The application dwelling and no. 1 appear as mirror images of each other, with simple south facing elevations in terms of design and form.  Although there is accommodation in the roof space they appear as single storey buildings, with relatively low eaves and an uncomplicated roof form.  This simplicity of form and design allows the historic landscape to remain the most important aspect of the locality.
The site is situated on land designated as Green Belt; it is largely bounded to the north, east and west by woodland. 


	Proposed Development for which consent is sought:

Consent is sought for changes to the existing roof lights to the rear (south) elevation by changing two rooflights into double velux roof lights with vertical windows below on the south west side of the roofslope and tripe roof lights with vertical windows below on the south east side of the roofslope. 
The existing accommodation consists of a lounge, dining room, kitchen, utility, study, garage, bathrooms and two bedrooms with a boot room and hobby room accessed separately.
The footprint would not be enlarged and would remain as existing.

Permitted development rights have been removed for this property and No. 1 when they were approved as new build dwellings in 2003.


	Impact upon Historic Environment and Setting:

Paragraph 195 of the NPPF states that “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal.”

Paragraph 199 of the NPPF states that “when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be.”
This is supported further by Policy DME4 of the Ribble Valley Core Strategy which states that ‘proposals which cause harm to or loss of significant to registered parks, gardens or landscapes of special historic interest or other gardens of significant local heritage interest, including their setting, will not be supported’.

The application site is located less than 190m from The Coach House and Woodfold Hall both of which are Grade II listed.  The site is screened to some degree by the existing trees and shrubbery within the site. The proposed alterations on this southern elevation would be visible to some degree within the setting of The Coach House or Woodfold Hall. As such, whilst the separation distances between the proposed development and the listed buildings would ensure that the development would have little direct visual impact on the built form, however, the proposals would impact on the setting and significance of the registered park which includes these listed buildings within its curtilage, and therefore there is an indirect impact on the setting and significance of these listed buildings.
The site is located within Woodfold Park which is Grade II Historic Park and Garden and has been put on the “at risk” register by Historic England.  Whilst the proposed alterations are not significant in themselves they are considered to detract from the simplicity of the current form and design of the dwelling by introducing additional fenestration in the roof and alterations to the eaves. This in turn would detract from the historic setting of the park and the nearby listed buildings. Therefore, the proposal would result in harm to the historic park/gardens setting and in turn the setting of the listed buildings.
Whilst this would be less than substantial harm, it would need to be weighed against the public benefits of the scheme as required by para 202 of the NPPF.

No public benefits have been put forward. Although the scheme would result in some employment for local builders this in itself would not outweigh the harm to this historic park and the associated Listed Buildings which lie within it and therefore this proposal would be contrary to policy EN5 and DME1.


	Impact upon Green Belt:

Key Statement EN1 relates solely to development within the defined Green Belt it states ‘The overall extent of the green belt will be maintained to safeguard the surrounding countryside from inappropriate encroachment. The development of new buildings will be limited to the purposes of agriculture, forestry, essential outdoor sport and recreation, cemeteries and for other uses of land which preserve the openness of the green belt and which do not conflict with the purposes of the designation’. 
The National Planning Policy Framework Section 13 sets out the fundamental aim of Green Belt policy and how proposals which affect the Green Belt and its openness should be assessed.
Para 147 sets out that inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. Local Planning Authorities should ensure than substantial weight is given to any harm to the Green Belt.
Para 149 sets out the exceptions for buildings within the Green Belt which include:

c) the extension or alteration of a building provided that it does not result in disproportionate additions over and above the size of the original building. 

The development proposed is not of a scale that it would result in any proposed volume increase or any increase in floorspace and therefore its impact upon the openness of the Green Belt would be negligible.
The proposal therefore would accord with Key Statement EN1 of the Ribble Valley Core Strategy and the NPPF.


	Impact Upon Residential Amenity:

The nearest residential property is the adjacent property, No. 1 Walled Garden. Due to the oblique angle afforded between the proposed fenestration alterations and the rear of this property including its garden area, no unacceptable overlooking issues are identified.  The Coach House and Woodfold Hall, are located between 170m and 190m to the east of the application dwelling. Due to this distance there will be no adverse impact on the residential amenity.



	Visual Amenity/External Appearance:

In terms of design, the additional rooflights and alterations to the existing eaves are not considered to be in keeping with the simplistic form and design of the existing dwelling, by reason of their modern materials and incongruous design and prominence on the rear roof scape in this sensitive location.
It is therefore considered that the proposed alterations would be out of keeping with the character of the existing dwelling and would therefore result in undue harm to the appearance of the existing building and the surrounding area contrary to Policies DMG1 of the Ribble Valley Core Strategy.


	Ecology:
A Bat Survey has been undertaken and submitted with the application which concludes that the presence of bats on the site means a likelihood of at least one pipistrelle maternity roost has been identified using the eastern and western gable ends of the building.  It is concluded that the proposals would not affect the roost or roost entrances.
However, it is considered that such proposals could only be carried out under a licence obtained from Natural England (NE) therefore in order for the NE license to be granted, NE requires 3 tests for the development to be met: (a) Preserving public health or public safety or other imperative reasons of overriding public interest; (b) there is no satisfactory alternative; and (c) the action will not be detrimental to maintaining the population of the species concerned at a favourable conservation status in its natural range. As competent authority the Habitats Directive places a duty on local planning authorities to consider whether there is a reasonable prospect of a license being granted and apply the three tests. 

In terms of the first test, the proposal would not preserve public health or public safety. Although there would be some limited benefit in the provision of construction jobs, this has little weight and could not be considered an imperative reason of overriding public interest. In terms of the second test, there is no satisfactory alternative to avoid going into the roofspace. The final test is an ecological one, which the submitted ecology survey says will be met as reasonable avoidance measures and timing of works will be sufficient to ensure the building can continue an ecological function for roosting bats. However, all three tests have to be met and therefore there would not be a reasonable prospect that NE would grant a license for this development.  Therefore, the proposal is contrary to policy DME3 of the Ribble Valley Core Strategy which seeks to resist development proposals likely to have an adverse effect on protected species unless it can be clearly demonstrated that the benefits outweigh the local and wider impacts. 



	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, the proposed development would not impact on the openness of the Green Belt. However, the design of the proposed development would result in an incongruous addition which would harm the character and appearance of the existing dwelling and result in harm to the historic park and its setting.  In addition, the existing house has a bat roost and there is not considered to be a reasonable prospect of a NE license being granted having regard to the three tests, as such the proposal would be contrary to policy DME3 of the Ribble Valley Core Strategy which seeks to resist development proposals likely to have an adverse effect on protected species unless it can be clearly demonstrated that the benefits outweigh the local and wider impacts.  

Accordingly, it is recommended that the application be refused.



	RECOMMENDATION:
	That planning permission is refused for the following reasons:



	
	1. The proposal would introduce a discordant form of development which would unduly harm the simplistic, south facing elevation of the subject dwelling and would fail to respond positively to its setting within a Grade II Listed Historic Park.  As such the proposal would conflict with policies EN5 and DME1 of the Ribble Valley Core Strategy 2008 – 2028.


	
	2. The proposed development would result in a bat roost being disturbed as a result of the development, meaning that a license from Natural England (NE) would be required.  As competent authority the Habitats Directive places a duty on local planning authorities to consider this, and in applying the three tests there is not considered to be a reasonable prospect of a license being granted. This would be contrary to Section 15 of the National Planning Policy Framework and policy DME3 of the Ribble Valley Core Strategy which seek to protect habitats and protected species and resist development proposals likely to have an adverse effect on these unless it can be clearly demonstrated that the benefits outweigh the local and wider impacts.


	
	


