
 
Report of the Chief Planning Officer 
 
SOUTH AND WEST PLANS PANEL 
 
Date: 16th January 2020 
  
 
Subject: 19/03607/FU – Part demolition and conversion of agricultural buildings to a 
single dwelling house at Woodlands Farm, Woodlands Drive, Rawdon 
   
APPLICANT DATE VALID TARGET DATE 
Mr J Cliff 26 June 2019 12 December 2019 
  
 

        
 
 
RECOMMENDATION:   
APPROVE, subject to the specified conditions. 

 
Conditions  

1. 3 year time limit on full permission. 
2. Development to accord with approved plans 
3. External materials to be approved 
4. Surfacing materials to be approved 
5. Boundary treatments to be approved 
6. Woodlands Farm to utilise original access 
7. Vehicle areas to be laid out 
8. Electric vehicle charging point 
9. Landscape scheme to be approved 
10. Landscape scheme to be carried out  
11. Bat and bird nesting features to be provided 
12. External lighting scheme to be approved 
13. Phase 2 site investigation to be approved  
14. Amended remediation statement 
15. Verification reports to be approved 
16. Imported soil tests to be approved 
17. Removal of asbestos 

Specific Implications For:  
 
Equality and Diversity 
  
Community Cohesion 
 
Narrowing the Gap 

Electoral Wards Affected:  
 
Horsforth   

 
 
 
 

Originator: Susie Watson 
 Tel: 0113 2224444 

 

 Ward Members consulted 
   
Yes 



18. Removal of permitted development rights for extensions and outbuildings 
 

1.0 INTRODUCTION 
 
1.1 This application is brought to Plans Panel at the request of Councillors Dawn Collins 

and Jonathon Taylor.  The concerns raised are considered to be wider than 
immediate neighbours and relate to the design of the building and its impact on the 
conservation area.   
 

2.0 PROPOSAL 
 
2.1 This application seeks full planning permission for the part demolition and conversion 

of agricultural buildings to a single storey 3 bedroom dwelling with attached garage 
at Woodlands Farm, Woodlands Drive, Rawdon. The new dwelling will use the 
existing access to Woodlands Farm and 2 parking spaces will be provided within its 
curtilage.  The existing white painted walls will be rendered and the existing timber 
cladding replaced and extended in part to add visual interest.   

 
3.0 SITE AND SURROUNDINGS 
 
3.1  This application relates to a series of buildings largely constructed of blockwork with 

metal sheet roofs that date from the 1980s and have largely been used for 
agricultural purposes in association with the existing dwelling known as Woodlands 
Farm.  The property lies within the grounds of, and adjacent to other buildings 
associated with, Woodlands Farm.  The site is bordered by agricultural land to the 
west, north and east and to the south is a small collection of residential properties.  
The surrounding area is characterised by dispersed properties which are discreetly 
located within a semi-rural setting with extensive tree cover.  

 
3.2 The whole of this area is within the designated Green Belt, Special Landscape Area 

and Rawdon Cragg Wood Conservation Area.   
 
4.0 RELEVANT PLANNING HISTORY: 
 
4.1  18/06761/FU - Conversion of agricultural buildings to single dwelling – withdrawn 

February 2019.  
 
4.2 18/05093/CLE - Certificate of Existing Lawful Development for Use of a Garage as a 

private rented dwelling – approved October 2018.  
 
4.3 PREAPP/18/00200 - Demolish redundant pig buildings and replace with a dwelling.  

A response was issued in June 2018 advising that it would be unlikely that planning 
permission would be granted for such a proposal as it constitutes inappropriate 
development in the Green Belt.   

 
4.4 27/239/05/FU – detached triple garage with storage space over to rear – approved 

January 2006.   
 
4.5 PREAPP/11/01112 – Demolition of existing pig building and construction of three 

bedroom cottage – advice given December 2011.   
 
4.6 07/03233/FU - Renewal of permission for detached agricultural building to farm – 

approved July 2007.  This permission was never implemented.   
 



4.7 27/3/02/FU - Detached agricultural building to farm – approved June 2002.  This 
permission was never implemented.   

 
4.8 27/135/99/FU - Change of use of stable to 2 garages and detached block of stables 

to farm – approved April 2000.  
 
4.9 27/83/97/FU - Change of use and single storey extension of barn to two 3 bedroom 

dwelling houses – approved September 1997.  
 
4.10 27/52/94/FU - Detached agricultural building to farm – approved August 1994 
 
4.11 H27/72/88 - Detached stable block, with feed room, tackroom, hen shed and hay 

loft, to field – approved September 1988.  
 
5.0 HISTORY OF NEGOTIATIONS 
 
5.1 This application follows on from application 18/06761/FU (conversion of agricultural 

buildings to single dwelling) which was withdrawn in February 2019. This previous 
application was withdrawn as there was a lack of information submitted in support of 
the application relating to the structural stability of the buildings, presence of bats, 
needs for agricultural storage, and the extent of domestic curtilage.   

 
5.2 This current application clarified upon submission many of these issues but 

additional information has since been sought with regard to the structural stability of 
the buildings.  The Highway Authority has re-examined the proposal and has raised 
objections to the use of the existing access to serve the proposed dwelling.  
Discussions have therefore taken place with regard to amending the access. The 
issues relating to this are discussed in the appraisal section of this report.    

 
6.0 PUBLIC/LOCAL RESPONSE: 
 
6.1 The application has been advertised by site notice posted on the 27th of June 2019, 

in the Yorkshire Evening Post on the 26th of June 2019 and by neighbour notification 
letters dated the 26th of June 2019.  To date 41 letters of representation have been 
received. The comments made are summarised as follows. 

 
6.2 38 letters of representation (from 18 households) have been received from 

interested parties who object to the application.  The issues raised are summarised 
as follows.   
• Harmful to the conservation area.  
• The house is too modern, no attempt to make it in keeping.  
• Pitched roof to garage not in keeping with existing structure.   
• Increase in cars means an increase in pollution and noise.   
• Increase in traffic detrimental to highway safety.  
• Given local interest it should not be dealt with under delegated powers.  
• It is incapable of conversion without significant works.  
• Only 15-20% of the building will be retained.   
• It fails to preserve the openness of the Green Belt.   
• The proposed garden is inconsistent with the agricultural setting.  
• Would introduce lighting where none exists.  
• Woodlands Drive is incapable of accommodating further traffic.   
• Access is unsafe due to inadequate sight lines. 
• The site is contaminated.  
• No arrangements for waste storage.  



• No provision for chickens, sheep and geese.  
• If the buildings were redundant then there would be no need for the proposed 

goose pen.   
• There will be a requirement for the storage of equipment to service the 

activities on adjacent fields.  There is nowhere for this to go other than in 
further buildings.   

• The applicant has undertaken internal works to shore up the buildings to 
circumvent planning legislation.  

• The applicant has a history of non-compliance.   
• It is not demonstrated the degree to which the building will be reused and the 

extent of new or rebuilding necessary.   
• Strengthening works are required to the walls.  Therefore not a reuse of an 

existing building as it is.   
• Ration of old to new is not conversion.   
• It is not a conversion but new build.   
• No intrusive investigations have been carried out.  
• No reference is made to the roof.  
• Raised roof of garage reduces openness.  
• Substantial area around the building which would be used for domestic 

purposes, materially different to agricultural nature and reduces openness.  
• No very special circumstances to justify this development and it is thus contrary 

to saved UDP Policies GB4, GP5 and N33 and CS Policy P10. 
• It has not been demonstrated how 8 cars will manoeuvre within the site.    
• Highways have objected.  
• Woodlands Drive is a private road and not under the control of Highways.   
• Loss of agricultural buildings is detrimental character of the area.   
• Unmanaged land will affect the rural setting.  
• The proposal requires a further gate.  This is harmful to openness.  A gate was 

refused at the adjacent property and dismissed on appeal 
(APP/N4720/A/13/2204933).  

• Applications 08/05762/FU, 27/218/03/FU, 27/30/05/FU, 13/04811/FU, 
APP/N4720/A/05/1181828, 27/144/05/FU, 27/150/04/FU, 09/03627/FU, 
13/04911/FU were all deemed inappropriate and detrimental to the Green Belt 
and conservation area.  The same reasons should apply in this case.  

 
As part of these representations there has been a lot of criticism of the submitted 
structural reports. The comments made in respect of this are summarised as follows.  
• Structural report fails to demonstrate the existing buildings can be used without 

substantial works e.g. cavity walls, damp proof course.   
• The structural report is based on assumption not fact without intrusive 

investigation and evidence.  
• Existing foundations and underlying strata are assumed adequate but no 

evidence to support this.  
• No calculations or details have been provided with regard to the roof structure 

and what is to be retained.  
• No mention of the effect of the roof structure on existing walls and foundations.  
• The density of the existing blockwork has been assumed with no evidence.   
• The wind posts are assumed to be structurally sound but no evidence to 

support.  
• No detail of how ground water, damp etc will be dealt with. 
• No calculations of how the large open area to the lounge, dining room and 

kitchen will be supported.    
• No structural details of how the new windows will affect the structural stability.  



• No details provided of foundations to infill blockwork.   
• No details of foundations to support window and door openings. 
• No details of how blocked up openings will be tied to existing walls.  No 

evidence of how the retained internal and external walls are tied together only 
an 'assumption that they are’. 

• No details of what of the floors are to remain and whether these are structurally 
sound.  It is likely that the entire floor slab will be new. 

• The foundation/trial pit document submitted tells us nothing - no supporting 
evidence, photos, calculations, core samples, crushing tests, etc to prove that 
the foundations are structurally suitable.  

• The report prepared on behalf of a neighbour demonstrates conclusively that 
the existing structure cannot be used without major engineering works. 

 
6.3 Cragg Wood Roads Management Committee (a private committee who manage the 

private roads in the locality) object on the grounds that Woodlands Drive is 
unsuitable for any further traffic.  Although it is a private road they look to the 
Highway Authority for support in maintaining road safety.  It is unlikely that the 
Committee will give permission for this use.   

 
6.4 ELG Planning Consultants have submitted a letter on behalf of local residents.  The 

comments made are summarised as follows.  
 

• Concerns about whether or not the buildings are of permanent and substantial 
construction.  

• If the buildings can’t be converted then inappropriate development.  
• Design and materials at odds to historic setting.  
• The reuse restricts the ability to achieve high quality design.   
• Materials and methods are not high quality.  
• Size of plot cramped and out of character.   
• Harmful impact of domestic paraphernalia on Green Belt and Conservation 

Area.  
• There are contamination issues.  
• The concerns of Highways are agreed with.  
• The scheme is set against a context of a small holding.  Machinery and trailers 

will be required.   
• Existing stables are rented out as a DIY livery.  This use will be detrimental to 

future occupiers – vehicle movements and location of muck heap.     
 
6.5 The opinion of a Planning Barrister has also been sought by a local resident who 

objects to the application.  The opinion sought is whether or not it would be lawful for 
the Council to grant planning permission.  The opinion refers to the need to meet 
with planning policy but does not advise that planning permission should be refused.   

 
6.6 Rawdon Parish Council raise objections to the application on the grounds that its 

design and materials are not in character with the conservation area.  If the buildings 
are no longer required they should be demolished and the site returned to its 
previous use.    

 
7.0 CONSULTATION RESPONSES: 
 

Highway Authority  
7.1 The Highway Authority originally raised objections to the use of the existing access 

as it results in an intensification in the use substandard junction.  They would prefer 



an alternative modified access point located 2m to the west of the existing access 
point off Woodlands Drive.   

 
7.2 However, this access has not been pursued as it would be located between 2 trees, 

directly through a significant portion of their root protection areas.  Whatever the 
method of construction in this area (i.e. even if it involves overlaying a surface rather 
than digging down) it would cause significant harm to these trees and most likely 
lead to their demise.  These are substantial category B horse chestnuts that are 
protected by the conservation area designation and also a Tree Preservation Order.  
They are large, imposing trees that contribute greatly to the character and 
appearance of the locality and their loss would have a significant detrimental impact 
on this character.   

 
7.3 The original / existing access has therefore been reverted to and Highways have re-

examined the proposal. Despite the earlier objection, Highways now consider, on 
balance, that there will be no adverse impact on highway safety given the limited 
increase in use as a result of one additional dwelling.  

 
Flood Risk Management  

7.4 Flood Risk Management (FRM) has no objections and are satisfied that the outfall of 
surface water can connect to the public sewer.   

  
8.0 PLANNING POLICIES: 

 
Development Plan 

 
8.1 Section 38 of the Planning and Compulsory Purchase Act 2004 requires that 

planning applications are determined in accordance with the development plan 
unless material considerations indicate otherwise. The Development Plan for Leeds 
comprises the Adopted Core Strategy (as amended September 2019), saved 
policies within the Leeds Unitary Development Plan (Review 2006), the Natural 
Resources and Waste Development Plan Document (2013), the AVLAAP, the Site 
Allocations Plan (2019) and any made neighbourhood plan.   

 
8.2   The following Core Strategy policies are considered most relevant: 

• H2 – new housing on unallocated sites.   
• H9 - minimum space standards for new dwellings.   
• P10 – design.  
• P11- conservation. 
• P12 – landscape.   
• T2 – accessibility and highway safety.  
• G8 – protection of species and habitats. 
• G9 – biodiversity improvements.   

 
8.3  The following saved policies within the UDP are considered most relevant to the  

 determination of this application: 
• GP5 - development proposals should resolve detailed planning considerations. 
• N19 – conservation areas.   
• N24 – development to be assimilated into the landscape.  
• N25 – boundaries to be positively designed.  
• N33 – Green Belt. 
• N37 – Special Landscape Areas. 
• N37A – protection of landscape character. 
• BD6 – alterations and extensions to respect original building. 



• GB4 – change of use of buildings in the green belt.     
• LD1 – protection of vegetation.  

  
8.4 Policy Land 2 of the NRWLP relates to development and trees and requires 

development to conserve trees wherever possible and introduce new tree planting.  
Where tree removal is agreed in order to facilitate development, suitable tree 
replacement should be provided on a minimum three for one replacement to loss.  
Such planting should be on site as part of an overall landscape scheme.   

 
8.5 The following Supplementary Planning Policy documents are relevant: 

• Neighbourhoods for Living. 
• Street Design Guide. 
• Cragg Wood Conservation Area Appraisal and Management Plan 

 
National Planning Policy 

 
8.6 The National Planning Policy Framework (NPPF) sets out the Government’s 

planning policies for England and contains policies on a range of issues including 
housing, sustainable development, green belt, conservation, the local economy and 
design.  The NPPF aims to boost significantly the supply of housing a deliver a wide 
choice of high quality homes.   

.   
8.7 The NPPF constitutes guidance for Local Planning Authorities and its introduction 

has not changed the legal requirement that applications for planning permission 
must be determined in accordance with the development plan unless material 
considerations indicate otherwise. 

 
8.8 Guidance on ‘Technical housing standards – nationally described space standard’ 

was adopted in March 2015. This sets out minimum gross internal floor area 
requirements for residential developments.   

 
9.0 MAIN ISSUES 
 

• Principle of Development  
• Impact on the Green Belt 
• Visual impact 
• Highway and pedestrian safety 
• Residential / neighbouring amenity 
• Impact on existing trees 
• Impact on ecology 

 
10.0 APPRAISAL 
 

Principle of Development  
10.1 The application site is an existing agricultural site located within the Cragg Wood 

Area of Rawdon within the allocated Green Belt.  It has no other allocation within the 
adopted UDP or Core Strategy and is also not allocated within the Site Allocations 
Plan.  Policy H2 of Leeds Core Strategy relates to residential development on 
unallocated sites.  This policy contains 3 criteria:   

 
1. the number of dwellings should not exceed the capacity of local infrastructure, 
2. (for 5+ dwellings) the location should accord with accessibility standards, and  
3. Green Belt policy is satisfied.   

 



10.2 Given the proposal is for one dwelling it is considered that points 1 and 2 of H2 are 
met.  However, the site is within the Green Belt 

 
10.3 The NPPF sets out clear principles with regard to what is appropriate development in 

the Green Belt, which is effectively restricted to agriculture and essential facilities. 
However, paragraph 146 advises that “certain other forms of development are also 
not inappropriate in the Green Belt provided they preserve its openness and do not 
conflict with the purposes of including land within it”.  These forms of other 
development include “d) the re-use of buildings provided that the buildings are of 
permanent and substantial construction”.   

 
10.4 UDP policy GB4 also relates to the conversion of buildings within the Green Belt.  

However, it is considered that this policy has very little weight given the more recent 
publication of the NPPF.  The assessment of the principle of the proposal therefore 
relates to whether or not the buildings are of permanent and substantial construction 
and whether they preserve the openness of the Green Belt and so do not conflict 
with the purposes of including land within it.     

 
10.5 The buildings are largely of concrete block construction.  Areas of timber cladding 

are present but this is largely a cosmetic feature as this is fastened onto the concrete 
block walls. In some areas this does allow ventilation into the buildings.  Timber roof 
beams support a sheet metal roof. The buildings have been present on the site since 
the 1980s and given the nature of construction are considered to be of substantial 
construction.  It is therefore considered that the proposal meets the criteria at 
paragraph 146 d) of the NPPF.    

 
10.6 Structural reports, calculations and trial hole information have been submitted in 

support of the application.  The conclusion of these is that the building can be 
converted without the need for additional construction / re-building.   

 
10.7 However, concerns have been raised that this information is lacking and makes a 

number of assumptions.  As a result the application has been discussed with the 
Council’s Building Control section who have advised that whilst the reports are 
based on a number of assumptions, it should be possible to convert the buildings.  If 
the foundations are rock as stated then they should be deep enough to not require 
underpinning and the wind posts installed should provide sufficient stability.  

 
10.8. Concerns have been expressed that the building is incapable of conversion to a 

dwelling without extensive works and rebuilding and that structural / strengthening 
works have already been carried out.  There is nothing within the NPPF that states 
that buildings can only be converted if they do not require extensive works and the 
conversion of many barns and agricultural buildings do require extensive works to 
make them habitable.  It is accepted that the building requires a new roof but, again, 
there is nothing within planning policy to prevent this.  Whilst some new openings 
are required and there will be some infilling of existing openings this again is 
common practice when converting such buildings and is not tantamount to 
rebuilding.  With regard to the strengthening works carried out, these are internal 
and do not require planning permission.  The applicant was therefore entitled to 
carry these out.   

 
10.9 The information submitted by the applicant states that the existing structure can be 

converted.  As the site is in the Green Belt, the construction of a new dwelling at this 
location is inappropriate development and contrary to policy.   It is therefore in the 
applicant’s interests to be certain that the building(s) can be converted.  If works start 
on site and the building is found to be unsound and works to re-build are required 



then this would be contrary to any permission granted for its conversion and the 
applicant will not be able to implement the permission.   

 
10.10 At paragraph 134 the NPPF sets out 5 purposes of the Green Belt: 

a) to check the unrestricted sprawl of large built-up areas; 
b) to prevent neighbouring towns merging into one another; 
c) to assist in the safeguarding of the countryside from encroachment;  
d) to preserve the setting and special character of historic towns; and 
e) to assist in urban regeneration, by encouraging the recycling of derelict and other 

urban land.   
 
10.11 The application relates to the re-use of an existing building in a semi-rural area.  As 

such it will not add to existing urban sprawl or contribute to the merging of towns and 
has no impact on the setting or character of a historic town. Whilst it is located in a 
semi-rural area it will not encroach into the countryside and the proposals will reuse 
an existing building and reduce the amount of built development on the site.    

 
10.12 For the above reasons it is considered that the proposal does not conflict with the 5 

purposes of the Green Belt and, as it complies with the exception set out in 
paragraph 146 d) of the NPPF, the proposal is not inappropriate development within 
the Green Belt.  The principle of the development proposed is therefore acceptable.   
 
Impact on the openness of the Green Belt 

10.13 In relation to such a proposal i.e. conversion of an existing building, Green Belt 
policy set out in the NPPF also requires such a proposal to preserve openness.   

 
10.14 In this case it is considered that the openness of the Green Belt will be improved by 

the proposals as the volume of the buildings on the site will be significantly reduced 
by the demolition of those that aren’t structurally sound or of permanent construction.  
The retained building sits low in the landscape and is seen against a back drop of 
other buildings, including the existing stables and garage with flat over.  The garden 
proposed is limited to areas currently occupied by existing buildings or hard 
standing, with the extent of the hard standing surrounding the building also to be 
reduced with areas of concrete to be replaced with grass.  Therefore even with the 
addition of domestic paraphernalia associated with a dwelling (e.g. outside seating, 
washing line) the impact on the openness of the Green Belt will be improved and 
thus preserved.   

 
10.15 A new roof is proposed to the building(s).  This will result in a slight lowering of the 

overall height of the property, therefore also reducing, albeit only marginally, the 
impact on the openness of the Green Belt.   

 
Visual Impact  

10.16 It is also important to consider the impact on character of locality as it is within a 
conservation area and a special landscape area.  

 
10.17 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 

states that in the exercise, with respect to any buildings or other land in a 
conservation area of any functions under the Planning Acts, that special attention 
shall be had to the desirability of preserving or enhancing the character or 
appearance of that area.  Proposals for development therefore need to preserve or 
enhance the character and appearance of such areas.   

 



10.18 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.   

 
10.19 The dwelling will have a modern appearance due to the flat roof, render and timber 

cladding.  Whilst this appearance might not be reflective of immediate properties in 
the locality, it is the character of the existing building and this is an application for 
conversion.  It is considered that in this respect the replacement of existing timber 
cladding with new and the rendering / repainting of the existing structure will improve 
the appearance of the existing structure.  This together with the removal of elements 
of the existing structure(s) that aren’t structurally sound or of permanent construction 
and a reduction in the hard surfacing around the building will improve the 
appearance of the area. The proposal will result in a simple contemporary building 
that will be of visual benefit to the area as it will significantly improve the appearance 
of the existing run-down buildings.   

 
10.20 The appearance might be different to the immediate neighbours but this does not 

mean that it is visually harmful.  It is considered that the contemporary approach 
taken works well with existing structure(s) and that it will sit comfortably alongside 
more historic buildings.   

 
10.21 The proposals include a large garage and store within the building to be converted 

and as such there should be no requirement for additional storage structures within 
the curtilage.  In order to keep control of these a condition removing permitted 
development rights is recommended.  Similarly, it is proposed that permitted 
development rights are removed for extensions in the interests of preserving the 
openness of the Green Belt and the character and appearance of the conservation 
area.   

 
10.22 Concerns have been expressed that the development will introduce artificial 

domestic lighting where none exists and the proposed garden is inconsistent with the 
agricultural setting.  It is accepted that the change of use of the building to residential 
will introduce domestic lighting. However, this is not considered to be detrimental to 
the character of the area given it contains a significant number of homes already.  It 
is not considered that one additional dwelling, viewed against a backdrop of other 
residential properties will be unduly harmful to the semi-rural character of the locality.   

 
10.23 The creation of a garden to go with the proposed dwelling is also not considered to 

be contrary to the character of the area which, whilst semi-rural, is also 
characterised by a significant number of residential properties.  It is considered that 
the residential character has a greater presence than agricultural character in the 
locality.   The garden / curtilage will be defined by a 1.2m high timber post and rail 
fence.  This is in keeping with other fences in the locality and the existing semi-rural 
character.   

 
Residential / neighbouring amenity 

10.24 Given the existing land use and location of the proposed dwelling it is considered 
that the proposal will have no significant or adverse impact on on the living 
conditions of nearby properties.  

 
10.25 The proposal also meets with space standard guidelines for the internal 

accommodation and also in terms of the external amenity space provided.  The 
proposed dwelling will have 3 bedrooms and an internal floor area of 166m2.  The 
private garden area will be 227m2.   As such there are no concerns relating to the 
living conditions of future occupiers.   



 
10.26 Concerns have been expressed that the use of the existing stables will be 

detrimental to future occupiers due to the location of the muck heap and vehicle 
movements.   This stable block is 20m from the proposed dwelling and is rented out 
as a DIY livery.  Whilst the parking and access to this stable is immediately to the 
side of the proposed dwelling it is not considered that it will have any detrimental 
impact on the living conditions of future occupiers given it the stable has only 2 bays 
within it.  Given the small scale of the stables and the spatial separation there should 
be no issues arising from the presence of a muck heap.   

 
Highway and Pedestrian Safety    

 
10.27   The proposed dwelling would be accessed via the existing driveway to the site.  This 

currently serves the dwelling at Woodlands Farm, a one-bedroom flat and a small 
stable block.   

 
10.28 Whilst concerns have been expressed about the increase in the use of the existing 

access it is not considered that an additional dwelling at this location would 
significantly add to traffic on Woodlands Drive when compared to the existing 
situation or lead to an unacceptable reduction in highway safety locally.  Whilst 
visibility is restricted when exiting the driveway onto Woodlands Drive any increase 
in use as a result of the proposal is not considered to be detrimental to highway 
safety given the limited nature of the proposal and the nature of the road, which has 
a 20mph speed limit and traffic calming (speed bumps) along its length.   

  
 Impact on Ecology 
 
10.29 The site is shown to have low potential as a bat roost site and a bat roost survey has 

therefore been submitted.  These show that there are no bat roosts presents.  
However, in order to maintain and enhance biodiversity in accordance with both local 
and national policy, it is recommended that a condition be added to any approval 
requiring integral bat roosting and bird nesting features to be incorporated into the 
dwelling.   

 
11.0 CONCLUSION  
 
11.1 It is considered that the principle of this development complies with both local and 

national planning policy.  Whilst some of the information with regard to the structural 
status of the buildings might be lacking in detail, there is no evidence to suggest that 
what is claimed cannot be achieved.  If what is claimed cannot be achieved then the 
permission, if granted, cannot be implemented.   
 

11.2 The proposal significantly reduces the volume of buildings on the site therefore 
benefiting both the openness of the Green Belt and preserving the character and 
appearance of the conservation area.  The changes to the buildings will improve 
their visual appearance and this together with the removal of existing buildings and 
a reduction in the hard surfacing will improve the appearance of the area. It is 
considered that the contemporary approach taken works well with existing 
structure(s) and that the resulting property will sit comfortably alongside its 
neighbours.   

 
11.3 There will be no significant or adverse impact on on the living conditions of nearby 

properties or those of future occupiers.  
 



11.4 The proposal will result in a small intensification in the use of an existing access but 
given that the access already exists and serves existing uses and that it enters a 
rural road where traffic speeds are low with traffic calming measures in place, this is 
not considered to be significantly harmful enough to recommend refusal.   

 
11.5 In light of the above the application is therefore recommended for approval.       
 
Background Papers: 
Certificate of ownership: signed by applicant. 
Planning application file.                                                 
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