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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Planning Permission to remove existing conservatory and construct garden room to side.

	Site Address/Location:
	Beechthorpe, Belle Vue Lane, Waddington, BB7 3HY.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 21/9/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2:  Sustainable Development
Key Statement EN2: Landscape
Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DME4: Protecting Heritage Assets
Policy DMH5: Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act Section 16 & 66

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1990/0078:
Conservatory (LBC) (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property in Waddington. The property comprises a slated hipped roof, rendered roughcast rubble elevations and timber doors and windows and has been previously extended by way of a conservatory extension on its South-eastern side elevation. The dwelling comprises a sizeable residential curtilage enclosed with mature trees and additional soft landscaping. Access to the property is from Belle Vue Lane with residential development sited immediately to the South and East of the site and open countryside bordering the Western edge of the site.

The application property holds Grade II Listed Building status. The official Historic England listing description for Beechthorpe reads as follows: 

‘House, late C18th. Roughcast rubble with hipped stone slate roof. 2 storeys, 4 bays. Windows sashed with glazing bars and plain stone surrounds, except for the right-hand ground-floor window which is fixed with glazing bars in a modern cement surround. The door, between bays 2 and 3, has a plain stone surround. A second similar surround, now blocked, is visible to the left of the 2nd bay. The chimney caps are of sandstone ashlar and have cyma cornices. There are 3 on the ridge, one above the front wall to the right of the right-hand bay, and another in the corresponding position on the rear wall. The right-hand return wall (facing south-east) is of 3 bays having sashed windows with glazing bars and plain stone surrounds on the 1st floor and sashed windows with similar surrounds but no glazing bars on the ground floor. The door, in the middle bay, has a plain stone surround with semi-circular head, projecting keystone and imposts, and a fanlight with radiating glazing bars.’


	Proposed Development for which consent is sought:

Planning consent is sought for the removal of an existing conservatory and construction of a single storey side extension.


	Principle of Development:

When assessing works to Listed Buildings and their settings, the LPA must accord with their duties at sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which state: 

16. In considering whether to grant listed building consent for any works the local planning authority or 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. 

66. In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State 2 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. 

Chapter 16 of the National Planning Policy Framework sets out expectations with regards to conserving and enhancing the historic environment. Applicants are required to describe the significance of any heritage assets affected, including any contribution made by their setting. 

Local Planning Authorities should consider any loss of historic fabric to constitute harm, but to make an assessment as to the significance of the asset and apply weight to its conservation accordingly. 

Accordingly, the proposed works to the Listed Building will be carefully assessed with respect to the duties above


	Impact upon Listed Building:

Paragraph 199 of the NPPF states: 

‘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 (and the more important the asset, the greater the weight should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.’ 

In addition, Key Statement EN5 of the Ribble Valley Core Strategy states: 

‘There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings.’ 

Furthermore, Policy DME4 of the Core Strategy states: 

‘Alterations or extensions to Listed Buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.’ 

Heritage impact is considered to be the potential level of harm upon the significance of a heritage asset caused by development proposals. The NPPF defines significance as ‘the value of a heritage asset to this and future generations because of its heritage interest’. Such interest can be archaeological, architectural, artistic or historic. 

Statements Of Heritage Significance, Historic England (2019) defines these as follows: 

‘Archaeological Interest: There will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence of past human activity worthy of expert investigation at some point.’ 

‘Architectural And Artistic Interest: Interests in the design and general aesthetics of a place. They can arise from conscious design or fortuitously from the way the heritage asset has evolved. More specifically, architectural interest is an interest in the art or science of the design, construction, craftsmanship and decoration of buildings and structures of all types. Artistic interest is an interest in other human creative skills, like sculpture’.

‘Historic Interest: An interest in past lives and events (including pre-historic). Heritage assets can illustrate or be associated with them. Heritage assets with historic interest not only provide a material record of our nation’s history but can also provide meaning for communities derived from their collective experience of a place and can symbolise wider values such as faith and cultural identity.’

National Planning guidance requires applicants to describe the significance of any heritage assets affected, including any contribution made by their setting in order to allow the LPA to come to a judgment about the level of impact on that significance and therefore on the merits of the proposal. 

The application’s heritage statement deems the property’s statutory listing, setting and location within the Waddington Conservation Area and AONB as being its principal areas of significance however no further expansion is provided with respect to the property’s individual elements of interest (Archaeological, Architectural and Artistic, Historic).

Historic England guidance Making Changes to Heritage Assets (2016) states:

‘The main issues to consider in proposals for additions to heritage assets are proportion, height, massing, bulk, use of materials, relationship with adjacent assets [and] alignment…the plan form of a building is frequently one of its most important characteristics… it is not appropriate to sacrifice old work simply to accommodate the new…new features added to a building are less likely to have an impact on the significance if they follow the character of the building…it would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting.’

In a similar vein, the Institute Of Historic Building Conservation (2021) advises:

‘Modern extensions should be harmonious and not dominate the existing building in scale, materials, situation, or impact on setting. Successful extensions require a thorough understanding of the building type and sensitive handling. The design of new elements intended to stand alongside historic fabric needs to be very carefully considered and to be successful should respect the setting and the fundamental architectural principles of scale, height, massing, alignment, and use of appropriate materials.’

In this instance, the proposed extension would comprise an outwards projection of just over 4 metres from the property’s South-eastern side elevation with the width of the extension spanning just over 7 metres. Historic analysis suggests that the current plan form of the property has remained largely unchanged since the nineteenth century. Beechthorpe has been previously extended by way of a C20th conservatory extension on its South-eastern side elevation which in turn has resulted in the loss of the building’s historic plan form however the extension proposed comprises a significantly larger footprint than the existing conservatory in place and would therefore result in further deviation from the building’s original plan form which is considered harmful to the building’s historic interest.

In addition, the proposed extension (whilst largely transparent) would have the effect of predominantly obscuring the two ground floor windows and central door feature within the property’s South-eastern side elevation, with the roof lantern element of the extension also partially obscuring the three first floor windows sited directly above. All of the aforementioned features are noted as elements of significance within the property’s listing description therefore the obscurement of these features is considered harmful to the architectural interest of the building. Furthermore, the individual glazed openings within the proposed extension would be at odds with the property’s existing fenestration with respect to their proportionality which in turn would be equally harmful to the building’s architectural interest.

Taking account of the above, the proposed development would fail to accord with the above guidance and policies in relation to the appropriate adaption of heritage assets therefore the proposed extension would fail to preserve the historic and architectural (aesthetic) character of the listed building which in turn would be harmful to the significance of the building.

The level of harm to the heritage asset from the proposed development is considered to be less than substantial in this instance. 

Paragraph 202 of the NPPF 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.’ 

In this instance, construction of the garden room would offer limited small scale public benefits in the form of short term contractor employment. The proposed development would otherwise serve as an extension for private use with the only benefactors being the residents of Beechthorpe. As such, the limited public benefits identified are not considered to outweigh the harm that would occur to the heritage asset from the proposed development in this instance. In addition, the heritage asset provides an existing residential use that would not cease in the event of the proposal failing to be implemented therefore the heritage asset is already considered to be in its optimum viable use.

Accordingly, the proposed development fails to satisfy the requirements of Paragraphs 199 and 202 of the National Planning Policy Framework and Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy and is therefore considered to be unacceptable.


	Impact upon Character/appearance of Conservation Area:

The proposal site is situated within the Waddington Conservation Area. With reference to making decisions on applications for development in Conservation Areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

This guidance is reiterated in Key Statement EN5 of the Ribble Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

The Waddington Conservation Area Appraisal (2005) identifies the following elements as contributing to the Conservation Area’s special interest:

· Coronation Gardens running alongside the Waddington Brook

· Meadows and working farms within the heart of the village

· Attractive footpaths that follow the village’s numerous water courses

· Numerous historic buildings

Northwards views towards St. Helen’s Church and Waddington Methodist Church and Southward views from the junction of West Bradford Road and Branch Road are denoted as Key Views on the Waddington Conservation Area Map. Threats to the Conservation Area are listed as the continuing loss of original architectural details and use of inappropriate modern materials or details. 

In this instance, the extension’s flat roof and roof lantern elements would be partially visible within the Conservation Area from a Public Right Of Way which runs past the front South-western elevation of the application property. As stated previously, the aforementioned partial obscuring of the property’s South-eastern first floor windows by the roof lantern element of the extension is considered to be harmful to the special interest of Beechthorpe, which is noted as being one of the village’s 13 Listed Buildings which contribute to the special interest of the Conservation Area. 

In addition, the Waddington Conservation Area Management Guidance (2005) states:

‘All development, but particularly in the Waddington Conservation Area, must respond to its immediate environment, its “context”, in terms of scale, density, form, materials and detailing…developments which have a detrimental effect on the character of the Conservation Area will be resisted.’

Taking account of the above, it is considered that the proposed development, by virtue of its impact upon an identified feature of the Conservation Area’s special interest, would detract from the character and appearance of the Waddington Conservation Area. 

In this instance, the level of harm to the Conservation Area from the proposed development is considered to be less than substantial. 

Paragraph 202 of the NPPF 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.’

In this instance, construction of the garden room would offer limited small scale public benefits in the form of short term contractor employment. The proposed development would otherwise serve as an extension for private use with the only benefactors being the residents of Beechthorpe. In addition, the heritage asset provides an existing residential use that would not cease in the event of the proposal failing to be implemented therefore the heritage asset is already considered to be in its optimum viable use. As such, the limited public benefits identified are not considered to outweigh the harm that would be inflicted upon the character and appearance of the Wadington Conservation Area therefore the proposal would fail to satisfy Paragraph 202 of the NPPF.


	Impact Upon Residential Amenity:

The door and window openings within the proposed extension would solely provide views into the property’s curtilage, with the extension being sited well away from the nearest residential receptors to the East and West. As such, it is not anticipated that the proposal would have any undue impact upon the amenity of any neighbouring residents. 


	Visual Amenity/External Appearance:

Paragraph 130 of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

In addition, Policy DMG1 of the Ribble Valley Core Strategy states:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

With regards to proposals for development within the AONB, Key Statement EN2 of the Ribble Valley Core Strategy states:

‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area…as a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’

In this instance, the existing conservatory to be replaced, whilst of no particular architectural merit, is a modestly sized structure in terms of its width, height and footprint. In contrast, the width of the proposed extension would span across the large majority of the property’s South-eastern side elevation with its outwards projection from the property’s side elevation being just over 4 metres. In addition, the extension’s bulk and massing would be further accentuated by virtue of its flat roof profile and roof lantern feature. As such, the proposed extension would dominate the property’s South-eastern side elevation. Furthermore, the individual glazed openings within the proposed extension would be at odds with the first floor level fenestration within the property’s South-eastern elevation with respect to their proportionality.

As such, the proposed extension, by virtue of its width, height, bulk, massing and fenestration would read as an over dominant, unsympathetic and harmful addition to the host dwelling. As such, the proposal would fail to satisfy the requirements of Paragraph 130 of the NPPF and Key Statement EN2 and Policy DMG1.


	Highways and Parking:

The proposal would not involve any change to the existing parking arrangement on site therefore it is not anticipated that the proposed development would have any undue impact upon highway safety.


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed extension, by virtue of its width, height, bulk, massing and fenestration would read as an over dominant and unsympathetic addition to the host property, a Grade II Listed Building, and Waddington Conservation Area, which are both designated heritage assets.

Moreover, Paragraph 134 of the National Planning Policy Framework states:

‘Development that is not well designed should be refused, especially where it fails to reflect local design policies and government guidance on design’.

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


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

	01:
	The proposal would result in the introduction of an incongruous and unsympathetic form of development that would be harmful to the character and appearance of the Waddington Conservation Area, a designated heritage asset. There are no public benefits identified that would outweigh the harm caused. As such, the proposal fails to meet the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Paragraph 202 of the National Planning Policy Framework.

	02:
	The proposed extension, by virtue of its width, height, bulk, massing and fenestration would have a harmful impact upon the character and appearance of the application property, a Grade II Listed Building, with the proposed extension reading as an over dominant and unsympathetic addition to the host property. There are no public benefits identified that would outweigh the harm caused. As such, the proposal would fail to meet the requirements of Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy, Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Paragraphs 130, 199 and 202 of the National Planning Policy Framework.
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