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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Planning Permission for proposed alterations to wall adjacent to driveway and installation of three air source heat pumps.

	Site Address/Location:
	Waddington Hall, Clitheroe Road, Waddington, BB7 3HP.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 2/1/25 – no response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Archaeology:
	No objections.

	

	LCC Highways:
	No objections.

	

	RVBC Environmental Health:
	No objections subject to condition.

	

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal which raises concerns with respect to noise emissions from the proposed air source heat pumps and concerns regarding the accuracy of the noise assessment provided in support of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport and Mobility
Policy DME4: Protecting Heritage Assets
Policy DME5: Renewable Energy
Policy DME6: Water Management
Policy DMH5: Residential And Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act Section 16, 66 & 72

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/1026:
Listed Building Consent for proposed alterations to wall adjacent to driveway and installation of three air source heat pumps (Ongoing)

3/2024/0756:
Listed Building Consent for proposed alterations to wall adjacent to driveway and installation of three air source heat pumps (Refused)

3/2024/0755:
lanning Permission for proposed alterations to wall adjacent to driveway and installation of three air source heat pumps (Refused)

3/2024/0789:
Approval of details reserved by condition 7 (alterations to west facing elevation of garage/home gym) and 9 written Scheme of Investigation of Listed Building Consent 3/2022/1144 (Ongoing)

3/2024/0790:
Approval of details reserved by condition 5 (alterations to west facing elevation of garage/home gym) and 6 (written Scheme of Investigation) of Planning Permission 3/2022/1143 (Ongoing)

3/2022/1144:
Application for Listed Building Consent for proposed external and internal alterations including the replacement of a conservatory with a new extension. Resubmission of 3/2022/0889 (Approved)

3/2022/1143:
Proposed external and internal alterations including the replacement of a conservatory with a new extension. Resubmission of 3/2022/0839 (Approved)

3/2022/0889:
Application for Listed Building Consent for proposed external and internal alterations including the replacement of a conservatory with a new extension (Withdrawn)

3/2022/0839:
Application for Planning Permission for proposed external and internal alterations including the replacement of a conservatory with a new extension (Withdrawn)

3/1997/0509:
Conversion of old service courtyard into indoor swimming pool (modification to 3/96/0011)(listed building consent) (Approved)

3/1997/0508:
Conversion of old service courtyard into indoor swimming pool (modification to approved plans 3/96/0010) (Approved)

3/1996/0564:
New bay, gable porch and construction of 3 car open cloistered garage and forecourt listed building consent (Approved)

3/1996/0563:
Addition of new bay gable and porch to north elevation construction of 3 car open cloistered garage and forecourt (Approved)

3/1996/0011:
Change of use from domestic garages into swimming pool, changing rooms etc. (app. For listed building consent) (Approved)

3/1996/0010:
Convert existing outbuilding into swimming pool with changing room, steam room etc (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached historic property in Waddington. Access to the property is from Clitheroe Road from both a pedestrian access which leads to the principal South-western frontage of the property and a vehicular access which leads into a cobbled driveway area which adjoins the property’s North-eastern elevation. The application property has been subject to some C20th alterations and extensions including the addition of a conservatory extension, three bay garage extension and the formation of a cobbled driveway and landscaped area bound by a modern stone retaining wall. The property sits within a sizeable curtilage area comprised of manicured lawns, hard landscaping, extensive planting and mature trees. The application property lies within the centre of Waddington within the Waddington Conservation Area with the surrounding character of the area being predominantly residential. The wider area comprises a mixture of woodland, agricultural land and open countryside.

Waddington Hall holds Grade II Listed Building status with the official Historic England listing description reading as follows: 

‘House, possibly early C17th, rebuilt c.1900. Sandstone rubble with stone slate roof. H-plan. At the west the cross-wings project forward to form a courtyard. Both have gables with copings and the 3 walls facing the courtyard are topped by a balustrade with square balusters. The right-hand cross-wing has buttresses. On the ground floor is a 2-light mullioned window with inner hollow chamfer and outer chamfer. On the 1st floor is an early C18th cross window with an inner chamfer and an outer cyma-moulded surround. Above is a 2-light mullioned attic window of c,1900. All the windows of the left-hand cross-wing appear to be of c.1900. On the ground floor is a 5-light mullioned window with Tudor-arched heads to the lights. On the flat floor is a 10-light mullioned and transomed window. The attic has a 2-light mullioned window. The central section has a 2-light mullioned window with inner ovolo and outer rebate. To its right is a one-light window with moulded surround. On the 1st floor are 2 2-light double-chamfered mullioned windows, re-tooled and with cinquefoiled ogee heads to the lights. These are probably re-used from elsewhere. Across the angle with the right-hand cross-wing is a moulded doorway with Tudor-arched head. Above is a carved coat of arms under a shaped coping. At the rear all the windows appear to be of c.1900, in keeping. The south cross-wing has a 2-storey canted bay window. The south wall of this cross-wing has a C17th mullioned window of 4 lights with inner ovolo and outer chamfer. Interior not fully inspected, but rear of hall has wooden doorway with ogee head, probably C17th.’


	Proposed Development for which consent is sought:

Planning consent is sought for the following works:

· Partial reconfiguration of an existing retaining driveway wall to create extended driveway and parking area

· Installation of three air source heat pumps and construction of new stone wall boundary (using materials from the partly demolished driveway wall) around proposed heat pumps


	Impact upon Listed Building:

Given the proposal relates to a Grade II Designated Heritage Asset, special regard must also be given to the statutory duties imposed on the authority, pursuant to national legislation, particularly in respect of the preservation and enhancement of such assets.  

The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 (as amended by s.58B (1) of Levelling-up and Regeneration Act 2023) is to preserve or enhance the special character of heritage assets, including their setting.  As such, in determining applications that affect designated heritage assets, the authority must consider the duties contained within the principle Act which states the following;

Listed Buildings – Section 66(1) (as amended by s.58B of Levelling-up and Regeneration Act 2023): 
In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving or enhancing the building or its setting.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

Listed buildings - Section 16 (2) (as amended by s.58B of Levelling-up and Regeneration Act 2023):
In considering whether to grant listed building consent for any works to a listed building the local planning authority shall have special regard to the desirability of preserving or enhancing the building.  Under s.58B(2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

Paragraph 212 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. 

A heritage statement has been provided in support of the application which summarises the significance of the application building as follows:

‘The archaeological interest of the building is derived from its extant historic fabric and its evidence of historical alteration…the architectural and artistic interest of the building is derived from both its external and internal appearance…the external appearance has been altered to accommodate architectural embellishments such as the eaves balustrading, verge copings, the two-storey rear canted bay window and new window and door openings, as well as additions including the front entrance porch and the addition to the north of the building. The building is an imposing and impressive structure within the site and the wider village streetscape and its stylistic appearance is evidence of its high status and its historical development since its origins…the building’s associations with its past occupants appear to be well documented, particularly, its association with Henry VI, who was briefly hosted at the building.’

Accordingly, the above observations indicate that the significance of the application building is largely underpinned by its architectural interest (architectural embellishments referenced above) along with some additional archaeological interest (extant historic fabric) and historic interest (past associations with royal figures).

In terms of justification for the proposed works, the application’s Heritage Statement states that the proposed alterations to the property’s driveway wall would improve the existing parking arrangement on site. It is further stated that installation of the three proposed air source heat pumps would be integral to providing a sustainable future for the application property and improving its energy efficiency.

Making changes to Heritage Assets, Historic England (2016) advises:

‘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.’

Furthermore, with specific regard to the siting of external services and equipment on Listed Buildings, the Institute Of Historic Building Conservation (2021) states:

‘The negative impact of some commonplace external fixtures on the character of a building is often ignored. These include meter boxes, burglar alarms, security lighting, stair lighting sensors, fixed and manoeuvrable video cameras, air source heat pumps, external central heating and other flues (both standard and balanced) and gas supply pipework. Ill-considered proposals for the location of any one of these fixtures or several in combination, particularly on principal facades and on smaller buildings, can have a particularly deleterious impact. They are only appropriate in visually unobtrusive positions where they do not cause damage to existing surface finishes and avoid any significant element of external architectural detail or decoration.’

In this instance, the proposal would involve the partial demolition of the property’s retaining driveway wall (approximately two thirds of the wall) in order to create additional vehicle parking space and to facilitate construction of the new walled area to house the proposed air source heat pumps. The wall to be partly demolished is a modern addition to the property (understood to have been constructed in 2002 around the same time that the property’s swimming pool extension was constructed) of little architectural merit therefore the partial demolition and subsequent reconfiguration of this feature would not result in the loss of any historic building fabric, nor would these works have any undue impact upon the architectural interest of the application property. These works would therefore have a neutral impact upon the significance of the application property. 

The proposed air source heat pumps would comprise a modern design with each of the units detailed in a grey metallic finish and with large circular fan openings to their front profiles. In addition, the air source heat pump units proposed for the property would comprise a width and height of 1.5 metres and 1.3 metres respectively and would therefore not be insignificant in terms of size and in this instance the proposal seeks to install a total of three such units. Notwithstanding their modern design, the proposed heat pumps would be sited within the confines of the reconfigured section of the existing driveway wall and as such would remain predominantly screened. It was noted in the assessment of previous application ref: 3/2024/0756 that the proposed heat pump units were to comprise a projection above the reconfigured wall area, thus rendering the units visible within the confines of the property’s driveway area which largely retains the historic theme of the application property and its surrounding grounds. In light of this, the current proposal seeks to install the proposed air source heat pumps below the ground level of the site’s driveway area through creating a lowered ground level within the confines of the configured wall area which in turn would allow the heat pumps to remain sited below the reconfigured wall level. These measures would afford an additional level of screening to the heat pumps compared with the previously refused proposal, resulting in the structures being sited in a visually unobtrusive position within the site. As such, the proposed microregeneration equipment would not dominate the heritage asset as a result of its siting, nor would the works proposed to facilitate the heat pumps result in any damage to historic surfaces.

Taking account of all of the above, it is considered that the installation of the proposed air source heat pumps along with the proposed reconfiguration of the existing driveway wall would collectively have a neutral impact upon the significance of the heritage asset, with no harm arising to the heritage asset from the works proposed. The proposed development would therefore satisfy the requirements of Section 16 of the Listed Buildings and Conservation Areas) Act 1990, Paragraph 212 of the NPPF and Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy.


	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 proposed air source heat pumps would only be viewable from close range views from within the confines of the property’s curtilage area and would therefore have no impact upon the setting of the Conservation Area. In addition, the proposed microgeneration equipment would not be read in concert with any of the area’s elements of special interest listed above, nor would the air source heat pumps be read in concert with any of the area’s key views as referenced on the Waddington Conservation Area Townscape Appraisal Map. 

In light of the above, it is not considered that the proposed development would have any undue impact upon the character and appearance of the Waddington Conservation Area. As such, the proposed development would satisfy 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.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

In addition, Paragraph 191 (a) of the National Planning Policy Framework states:

‘Planning policies and decisions should also ensure that new development is appropriate for its location taking into account the likely effects (including cumulative effects) of pollution on health, living conditions and the natural environment, as well as the potential sensitivity of the site or the wider area to impacts that could arise from the development…in doing so they should mitigate and reduce to a minimum potential adverse impacts resulting from noise from new development – and avoid noise giving rise to significant adverse impacts on health and the quality of life.’

Additional national planning guidance with respect to the management of potential noise impacts from new development advises:

‘Noise needs to be considered when development may create additional noise, or would be sensitive to the prevailing acoustic environment…good acoustic design needs to be considered early in the planning process to ensure that the most appropriate and cost-effective solutions are identified from the outset.

Plan-making and decision making need to take account of the acoustic environment and in doing so consider:

· whether or not a significant adverse effect is occurring or likely to occur;
· whether or not an adverse effect is occurring or likely to occur; and
· whether or not a good standard of amenity can be achieved.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

Moreover, Policy DME5 states:

‘The Borough Council will support the development of renewable energy schemes, providing it can be shown that such developments would not cause unacceptable harm to the local environment or local amenity.’

Concerns were previously raised with respect to noise from the proposed air source heat pumps under application 3/2024/0755 in light of the fact no supporting information had been provided with respect to noise calculations or mitigation measures to control noise emissions. As such, application 3/2024/0755 was partly refused on this basis. 

As with the previous proposal, the current proposal seeks to install the proposed air source heat pumps in close proximity to the property’s Northern common boundary wall shared with the neighbouring property of Wadda Cottage and in this instance concerns with respect to noise emissions have been raised through the application’s public consultation process.  

Consultation has been undertaken with the Council’s Environmental Health team who upon their initial review of the application’s noise assessment and the technical data provided for the heat pumps requested further information from the applicant with respect to the issue of structure borne sound along with details of resilient mounting and further technical specifications for each of the units. 

Additional information has since been provided from the applicant as requested which has been subject to review the Council’s Environmental Health team who have subsequently raised no issues with respect to noise emissions from the proposed development on the basis that the proposed air source heat pumps are to be ground mounted in isolation from the gable wall of Wadda Cottage, with each of the units comprising integral anti-vibration mounts to reduce the transmission of structure-borne noise. It is further acknowledged in the response from RVBC Environmental Health that the reconfigured driveway wall and common boundary wall would collectively provide effective barrier attenuation to the units.

In light of the above assessment, the proposed development is considered to be acceptable on the basis that it is not anticipated that noise generation from the proposed air source heat pumps would unduly impact upon the amenity of any neighbouring occupants. The proposal would therefore satisfy the aims and objectives of Paragraphs 135 (f) and 191 (a) of the NPPF and Policies DMG1 and DME5 of the Core Strategy.


	Visual Amenity/External Appearance:

Paragraph 135 (c) 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.’

In this instance, the proposed air source heat pumps would be sited within the Northern extent of the property’s driveway area. The property’s driveway area is enclosed by a stone boundary wall on its Northern side (which appears to be historic), with a more modern linear stone based extension comprised of three large distinctive archways forming the driveway’s Eastern boundary. Whilst this is a more recent addition to the property (approved under applications 3/1996/0563 & 3/1996/0564), this work has nonetheless been carried out to a high standard and as such largely reflects the historic character of the application property. The aforementioned linear extension subsequently adjoins to the more historic North-western profile of the application property which holds a greater level of architectural merit. As such, the historic theme of the application property and its surrounding grounds has been largely retained within the property’s driveway area. The proposed development seeks to introduce three air source heat pumps to the Northern extents of the property’s driveway area. Whilst the heat pump units would comprise a modern design, each of the three units would be sited within the confines of the reconfigured section of the existing driveway wall, with the heat pumps sited below the ground level of the driveway and below the upper extents of the reconfigured wall. The proposed air source heat pumps would therefore only be viewable from close range views from within the confines of the property’s curtilage area, with the cumulative visual impact of the proposed microregeneration equipment being minimal due to the screening afforded by the proposed reconfigured wall feature. Furthermore, the proposed air source heat pumps would not be viewable from within the public realm. 

Consequently, it is not considered that the proposed development would result in any harm to the visual amenities of the area and would therefore satisfy the requirements of Paragraph 135 (c) of the NPPF and Policy DMG1 of the Core Strategy. 


	Highways and Parking:

The proposed development has been subject to review from Lancashire County Council Highways who in their response acknowledge that the proposed alterations to the property’s driveway would not significantly change the level of off street parking provisions within the site or result in any changes to the site’s visibility splays. As such, the LHA have raised no issues with the proposed development. The proposal would therefore satisfy Policy DMG1 of the Core Strategy (highways).


	Landscape/Ecology:

Trees

A tree (species unknown) lies within close proximity to the Western end of the property’s retaining driveway wall however analysis shows that the tree in question would not be affected by the proposed alterations to the Eastern half of the driveway wall. As such, the proposal raises no concerns with respect to impacts upon trees.

BNG

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is a householder application.


	Other Matters:

Flood Risk

Analysis shows the area of proposed development within the application site as lying within Flood Zone 2. National planning legislation requires the provision of a Flood Risk Assessment for all development within Flood Zones 2 and 3, with sequential tests required for developments within Flood Zones 2 & 3 which do not fall within the following categories:

· domestic extensions with a footprint of less than 250 square metres
· non-domestic extensions with a footprint of less than 250 square metres
· change of use (except changes of use to a caravan, camping or chalet site, or to a mobile home or park home site)

The proposed development comprises microregeneration units with a collective footprint of less than 250 square metres in area therefore application of the sequential test is not required in this instance. A flood risk statement has been provided in support of the application which states that all associated drainage from the proposal would be connected to the site’s existing drainage system, with the area accommodating the proposed heat pumps incorporating a number of drainage points and wall weep holes to protect against any potential flooding issues. These measures are considerable to be proportionate relative to the level of flood risk on site therefore the proposal raises no concerns with respect to flood risk. 


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the development proposed would have any undue impacts upon neighbouring amenity or the visual amenities of the area and the development as proposed does not raise any concerns with respect to highway safety, ecology, flood risk or its impact upon the historic character of the application property or Waddington Conservation Area.

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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