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Reference: Area Team: Case Officer: Ward:
APP/20/00891 Development

Management Team
Mr A Siddall Clatterbridge

Location: Land at Chicken Corner Farm, RABY MERE ROAD, RABY, CH63 4JQ
Proposal: Demolition and removal of existing commercial buildings and

structures (Use Classes B1, B2, B8, D2 and Sui Generis) and the
erection of six dwellings (Use Class C3) with alterations to existing
vehicular access and formation of parking and site landscaping.

Applicant: Mr and Mrs Pritchard
Agent : Grimster Planning Ltd

Qualifying Petition: No

Site Plan:

© Crown copyright and database rights 2019 Ordnance Survey 100019803 You are not permitted to copy, sub-licence,
distribute or sell any of this data to third parties in any form.

Development Plan designation:



Green Belt

Planning History:
Location: Chicken Corner Farm, Raby Mere Road, Raby Mere. L63 4JQ

Application Type: Full Planning Permission
Proposal: New vehicular access, erection of stables, cattery, office, store and

extension for light agricultural engineering purposes.
Application No: APP/93/06248
Decision Date: 21/09/1993
Decision Type: Approve

Location: Chicken Corner Farm, Raby Mere Road, Raby.  L63 4JQ
Application Type: Full Planning Permission

Proposal: Conversion of agricultural building to dwelling, formation of new dormer,
windows and roof lights.

Application No: APP/93/05869
Decision Date: 08/10/1993
Decision Type: Approve

Location: Chicken Corner Farm, Raby Mere Road, Raby.  L63 4JQ
Application Type: Listed Building Consent

Proposal: Conversion of agricultural building to dwelling, formation of new dormer,
windows and roof lights.

Application No: LBC/93/05868
Decision Date: 08/10/1993
Decision Type: Approve

Location: Chicken Corner Farm, Raby Mere Road, Raby, Wirral, CH63 4JQ
Application Type: Prior Notification of Agricultural Works

Proposal: Erection of a hay barn
Application No: AGN/99/06619
Decision Date: 08/10/1999
Decision Type: Prior approval is not required

Location: Chicken Corner Farm, Raby Mere Road, Raby, Wirral, CH63 4JQ
Application Type: Full Planning Permission

Proposal: Erection of a single storey rear extension, alterations to dwellinghouse,
demolition of one stable block and formation of rear garden area

Application No: APP/01/05790
Decision Date: 26/06/2001
Decision Type: Approve

Location: Chicken Corner Farm, Raby Mere Road, Raby, Wirral, CH63 4JQ
Application Type: Listed Building Consent

Proposal: Erection of a single storey rear extension, alterations to dwellinghouse,
demolition of one stable block and formation of rear garden area.

Application No: LBC/01/05791
Decision Date: 26/06/2001
Decision Type: Approve

Location: Chicken Corner Farm, Raby Mere Road, Raby, Wirral, CH63 4JQ
Application Type: Full Planning Permission

Proposal: Rebuilding of a garden shed
Application No: APP/06/05327
Decision Date: 07/04/2006
Decision Type: Approve

Location: Agrid Engineering, Chicken Corner Farm, Raby Mere Road, Raby, Wirral,
CH63 4JQ

Application Type: Full Planning Permission



Proposal: Alterations and extension to existing workshop
Application No: APP/06/06601
Decision Date: 18/05/2007
Decision Type: Approve

Location: Chicken Corner Farm, Raby Mere Road, Raby, Wirral, CH63 4JQ
Application Type: Full Planning Permission

Proposal: Demolition of existing offices and erection of extension to existing stables to
form new offices and extension to cattery.

Application No: APP/08/06624
Decision Date: 11/11/2008
Decision Type: Approve

Location: Chicken Corner Farm, RABY MERE ROAD, RABY
Application Type: Listed Building Consent

Proposal: Erection of a single storey rear extension
Application No: LBC/10/01101
Decision Date: 17/11/2010
Decision Type: Approve

Location: Agrid Fabrications, Chicken Corner Farm, RABY MERE ROAD, RABY,
CH63 4JQ

Application Type: Full Planning Permission
Proposal: Change of use from office and barn to D2 use.

Application No: APP/12/00744
Decision Date: 02/08/2012
Decision Type: Approve

Location: Chicken Corner Farm, RABY MERE ROAD, RABY, CH63 4JQ
Application Type: Full Planning Permission

Proposal: Extension of time for approved application LBC/10/1101- Erection of a
single storey rear extension

Application No: APP/13/01039
Decision Date: 02/10/2013
Decision Type: Approve

Location: Chicken Corner Farm, RABY MERE ROAD, RABY, CH63 4JQ
Application Type: Listed Building Consent

Proposal: Replace front Windows and re thatch roof
Application No: LBC/19/00807
Decision Date: 13/09/2019
Decision Type: Approve

Summary Of Representations and Consultations Received:
1.0 WARD MEMBER COMMENTS
1.1 No comments received.

2.0 SUMMARY OF REPRESENTATIONS
2.1 Having regard to the Council's guidance on publicity for planning applications, notification

letters were sent to six addresses on 29 July 2020. As a scheme affecting the setting of a
listed building, and as a potential departure from the development plan if approved, the
application was also publicised with site and press notices. The deadline for receipt of
representations passed on 30 August 2020.

REPRESENTATIONS
Four representations in objection were received to the public consultation comprising
detailed comments from The Irby, Thingwall and Pensby Amenity Society in association
with Wirral Green Spaces Alliance, Thornton Hough Community Trust, and the Wirral



Society, along with one individual objection. The comments made can be summarised as
follows:

Irby Thingwall and Pensby Amenity Society with Wirral Green Spaces Alliance
- Development would result in the loss of rural jobs and businesses
- Residents would be reliant on the car for journeys, making the location unsuitable
- A lack of footway along the highway means that access cannot be safely achieved
- The dwellings would be large family houses, not affordable houses
- The increased height of development causes a loss of openness in the Green Belt
- The introduction of domestic gardens causes landscape and biodiversity harm
- The dwellings are not designed appropriately for their context
- Criticisms are made of the conclusions of the planning statement and design and access
statement.

Thornton Hough Community Trust
- Development would result in the loss of rural businesses
- There is no pavement and street lighting and residents would be reliant on the car for
journeys, making the site unsustainable for housing
- The site is an isolated location in the countryside and should not be used for housing
- Development would have a significant adverse effect on the openness of the green belt
- Development would have a detrimental effect on the setting of the Listed Building
- Development would not contribute to the supply of affordable housing.

Wirral Society
- The application comprises the inappropriate demolition and replacement of farm buildings,
not their re-use, contrary to the policies of the UDP
- The development is otherwise not in accordance with the policies of the UDP and the
objectives of the National Planning Policy Framework
- Development here could set an unfortunate precedent for the further inappropriate
development of Green Belt sites.

The individual objection expresses concerns that the existing use provides much needed
employment and the site has been allowed to develop from a farm only on this basis, that
the proposed scheme extends beyond the previously developed part of the site, and that
the scheme comprises inappropriate development in the Green Belt and does not meet
policy exemptions. The harm caused by development would outweigh the benefits.

CONSULTATIONS

Arboricultural Officer - No comments received

Conservation Officer -  The proposed development to demolish these modern commercial
buildings is acceptable they bear no relationship with the listed property and neither
contribute to their significance. The proposed development to erect six dwellings and
associated parking and landscaping is acceptable. The space that is created immediately
around Chicken Corner Farm provides its immediate setting, to which the visual separation
from the commercial buildings was lost.  Therefore the setting and increased separation
further enhances and preserves the setting of the listed buildings, allowing you to
appreciate the listed building and it significance to the site, as such complies with policy
CH1 and the NPPF.

Initially there were concerns regarding the scale in that the height in that the buildings would
probably read better as 1.5 storey, however when considering the development altogether,
the houses are set back from the highway in the middle of the site , the design modern with
a traditional agricultural twist using a palette of materials. Along with the improved setting to
the listed building this counterbalances this scale concern. Taking these matters together
the proposed scheme is not considered to cause harm to the setting or significance of the
designated heritage asset, either substantial or less than substantial, in compliance with the
requirements of saved UDP policy CH1 and the objectives of section 16 of the NPPF.



Environmental Health - No objections raised.

Highways - Following submission of a speed survey and revised plans demonstrating the
provision of a suitable visibility splay no objections are raised to the access arrangements.
The proposed amendments to the existing access point will require approval under a
Highways Licence and a condition will be required to secure a highways construction
management plan.

MEAS - The scale and location of the proposals mean that development here would be
unlikely to harm the interest features of international and national designated nature
conservation sites. Adverse effects on protected species on or in the vicinity of the site can
be avoided through the use of planning conditions, which can also be used to secure
biodiversity enhancement.

Wirral Wildlife - The findings of the submitted ecological assessments are accepted and
harm can be avoided through the use of planning conditions.

3.1 Site and Surroundings
3.1.1 Chicken Corner Farm comprises a Grade II Listed 18th Century detached dwelling with

domestic garden along with land to the north and east which, since the mid 20th century
has been developed from agricultural land with a range of single storey stables and sheds
now in use for commercial purposes as a cattery, gym and fencing contractor's depot, along
with associated open storage and hardstandings. The site with the exception of the existing
dwelling and its garden comprises previously developed land within the Green Belt and is
accessed from the south via Raby Mere Road. The site is bordered to the west by Willaston
Road and to the north and east by fields bounded by hedgerows with some hedgerow trees.
The surrounding landscape is generally flat and in use for agricultural purposes.

3.2 Proposed Development
3.2.1 Full planning permission is sought for the demolition of all existing commercial buildings and

redevelopment of the site (with the exception of the listed dwelling and its associated
garden) to comprise six two-storey dwellings (3x 3bed and 3x 4bed) with associated car
parking and domestic gardens, along with an extension to the domestic garden of the
existing listed dwelling. Vehicular access to the site will be taken from the existing location
on Raby Mere Road. The application site comprises only that land which meets the NPPF
definition of previously developed, being previously occupied by commercial buildings and
associated hardstanding, and does not extend into any grassed land outside this previously
developed area.

3.3 Development Plan
3.3.1 Principles for development in the Green Belt are set out under saved Policy GB2 of the

Wirral Unitary Development Plan. The policy confirms that there is a general presumption
against inappropriate development, and such development will not be approved except in
very special circumstances. Planning permission will not be granted for development in the
Green Belt unless it is for one or more of five specific purposes. The policy permits the
redevelopment of existing developed sites but only where those sites are 'major' and
identified under policy GB9. As this site is not major and listed under the policy its
redevelopment would be contrary to policy GB2. Therefore the proposal is a departure from
the development plan.

3.3.2 Should redevelopment of the site for housing be considered acceptable, altthough not within
a Primarily Residential Area it will primarily be assessed on the criteria under saved UDP
policy HS4 with the following criteria being relevant.

- That the proposal is of a scale which relates well to surrounding property, in particular with
regard to existing density and form,
- That the proposal does not result in a detrimental change in the character of the area,
 - That access and servicing is capable of satisfactory provision, particularly for off-street
parking, garaging and vehicular access,



- That the scheme includes appropriate landscaping and boundary treatment that relates
the proposed development to its surroundings, paying regard to the maintenance of existing
natural features and vegetation,
- That the scheme includes provision of design features which contribute to a secure
environment and reduce the likelihood of crime, and
- The provision of adequate private or communal garden space for each dwelling.

3.3.3 UDP Part 1 Policy LAN1 states that in considering proposals for development, the Local
Planning Authority will have regard to the visual impact upon the local and wider landscape.
Proposals will not be permitted where their visual impact would be inappropriate in terms of
the character, appearance and landscape setting of the surrounding area.

3.3.4 Saved UDP policy GR5 seeks to ensure that full landscaping proposals are submitted with
applications in order to secure the protection and enhancement of visual amenity. Saved
UDP policy GR7 seeks to ensure trees on development sides are considered during the
application process and advises that the LPA will seek to substantially preserve the wooded
character of a site or the surrounding area, provide for the protection of trees of greatest
visual or wildlife value (or other vigorous healthy trees), ensure that retained trees have
adequate space to prevent damage to the canopy or root structures, and protect trees on
adjacent land which may be affected by development, amongst other considerations.

3.3.5 Saved UDP policy CH1 governs development affecting Listed Buildings and structures. It
notes that such development will be permitted where:

i) The proposals are of a nature and scale appropriate to retaining the character
and design of the building or structure and its setting; and

ii) Adequate provision is made for the preservation of the special architectural or
historic features of the building or structure

When granting consent, special regard will be given to matters of detailed design, to the
nature, quality and type of materials proposed to be used, and to the need for the alteration
or development proposed, in terms of securing the viable, long-term future of the building or
structure.

3.3.6 UDP Policy NC7 makes it clear that development which would have an adverse effect on
wildlife species protected by law will not be permitted unless the Local Planning Authority is
satisfied that the protection of the species can be secured through the use of planning
conditions and/ or planning obligations.

3.3.7 Saved UDP policy TR9 states that in assessing the off-street parking provision associated
with new development proposals, the Local Planning Authority will be guided by the
following considerations:

(i) the contribution of the proposal in supporting the general locational policies of the UDP;
(ii) the impact on the competitive position of urban centres;
(iii) the availability in the locality of alternative modes of transport;
(iv) the operational minimum and maximum level of car parking requirement associated with
the proposed development;
(v) road safety and traffic management issues in the locality of the proposal; and
(vi) the likelihood of cars being parked on residential roads.

3.3.8 Saved UDP policy PO5 confirms that development proposals on land known or suspected
to be contaminated will be required to incorporate a detailed ground survey. Where
appropriate, planning conditions or a legal agreement will be used to ensure that
satisfactory treatment is carried out either before development takes place, or as part of an
agreed phased programme of treatment and development.

3.4 Other Material Planning Considerations
3.4.1 The Borough does not currently have a five-year housing supply and UDP Policy GB2 does

not cover the exception for redevelopment of previously developed land at NPPF paragraph
145(g) Therefore the presumption in favour of sustainable development at NPPF paragraph



11(d) is engaged unless:

i) the application of policies in the Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed, or

ii) Any adverse impacts of granting permission would significantly and demonstrably
outweigh the benefits when assessed against the policies in the Framework taken as a
whole.

In this instance the site is on land designated as green belt and includes a designated
heritage asset, areas and assets defined under footnote six as being of particular
importance.

3.4.2 Proposals affecting the Green Belt are assessed under paragraphs 143 to 147 of the
Framework:

- Local Planning Authorities should ensure that 'substantial weight' is given to any harm to
the Green Belt.

- The construction of new buildings should be regarded as 'inappropriate' unless one or
more of seven exemptions apply. In this instance the applicant is relying on exemption (g),
that the application comprises the limited infilling or the partial or complete redevelopment of
previously developed land (whether redundant or in continuing use) which would not have a
greater impact on the openness of the Green Belt than existing development.

- Inappropriate development is, by definition, harmful to the green belt and should not be
approved expect in very special circumstances.

 - Very Special Circumstances will not exist unless the potential harm to the Green Belt by
reason of inappropriateness, and any other harm arising from the proposal, is clearly
outweighed by other considerations.

3.4.3 When assessing planning applications affecting Listed Buildings or their setting, LPAs must
have special regard to the desirability of preserving the building or its setting, and any
features of special architectural or historic interest which it possesses, as set out at Section
66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990.

3.4.4 Applications affecting listed buildings are assessed against paragraphs 189 to 192 of the
Framework, with the impacts of development assessed against paragraphs 193 to 202. In
particular, but not limited to:

- 'Great weight' should be given to the conservation of the Listed Building irrespective of the
level of harm which may amount from development.

- Any harm to, or loss of, the significance of a designated heritage asset (from its alteration
or destruction, or from development within its setting) should require clear and convincing
justification.

- Where a proposal will lead to less than substantial harm to significance, this harm should
be weighed against the public benefits of the proposal including, where appropriate,
securing its optimum viable use.

3.4.5 Section 12 of the Framework seeks to achieve well designed places. In particular,
paragraph 127 advises planning authorities that developments should: function well and add
to the overall quality of the area, be visually attractive as a result of good architecture, layout
and appropriate and effective landscaping; be sympathetic to local character and history
whilst not preventing or discouraging appropriate innovation and change; establish or
maintain a strong sense of place; and create places that are safe, inclusive and accessible
with a high standard of amenity for existing and future users, amongst other matters.
Paragraph 130 makes it clear that permission should be refused for development of poor
design that fails to take the opportunities available for improving the character and quality of



an area and the way it functions, taking into account any local design standards or style
guides in plans or supplementary planning documents.

3.4.6 The NPPF seeks to make the most efficient use of land and notes that where there is an
existing or anticipated shortage of land for meeting identified housing needs it is especially
important that planning policies and decisions avoid homes being built at low densities and
ensure that developments make optimal use of the potential of each site. (para123). The
Framework does recognise that, amongst other matters, the desirability of maintaining an
area's prevailing character and setting should be taken into account, as well as the
importance of securing well designed, attractive and healthy places. (para122)

3.4.7 Paragraph 108 of the Framework expects development to ensure that appropriate
opportunities to promote sustainable transport modes are taken up given the type of
development and its location; that safe and suitable access to the site can be achieved for
all users and that any significant impacts of development on the transport network, or on
highway safety, can be cost effectively mitigated to an acceptable degree. Paragraph 109 is
clear that development should only be prevented or refused on highways grounds if there
would be an unacceptable impact on highway safety, or the residual cumulative impacts on
the road network would be severe.

3.4.8 Paragraph 175 of the Framework expects significant harm to biodiversity arising from
development to be avoided (through locating on an alternative site with less harmful
impacts). If this cannot be achieved and the harm cannot be adequately mitigated or, as a
last resort, compensated for, then planning permission should be refused.

3.5 Assessment
3.5.1 The main issues pertinent in the assessment of the proposal are;

The Principle of Development
Assessment against Green Belt Policy
Effect on the setting and significance of Listed Building
Accessibility, Highways and Transport
Design and Layout
Residential Amenity
Ecology and Biodiversity
Other Material Considerations
Planning Balance and Conclusion

3.6 Principle of Development:   
3.6.1 The application is a departure from the Wirral Unitary Development Plan as UDP Policy

GB2 makes no provision for the proposed development.

3.6.2 The National Planning Policy Framework expands the list of exemptions for development in
the Green Belt and, as the NPPF is more up to date than the UDP its exemptions are given
greater weight than those contained within UDP Policy GB2. The NPPF does allow the
redevelopment of any previously developed land within the Green Belt provided that the
redevelopment does not have a greater impact on the openness of the Green Belt than the
existing development. Subject to meeting this requirement, the principle of redeveloping the
site can be accepted.

3.6.3 The principle of redeveloping the site for housing in particular will need to be assessed
having regard to the sustainability of the location and accessibility to jobs, shops and
services, and whether the site is considered to be an isolated location in the countryside. If
not, then the principle of redevelopment for housing can be accepted subject to site specific
material considerations comprising the effect on the setting of the adjacent Listed Building,
the highways, visual and residential amenity, and ecological impacts of development.

3.7 Assessment against Green Belt policy
3.7.1 The application site comprises buildings and hardstanding in use for business and



commercial purposes, along with stabling and an outdoor riding arena in equestrian use.
Such uses meet the definition of previously developed land set out in the glossary of the
NPPF and as such, it is accepted that paragraph 145(g) of the Framework is applicable to
this site. Its redevelopment can be acceptable subject to the development proposal not
having a 'greater impact on the openness of the Green Belt than the existing development.'

3.7.2 Planning Practice Guidance advises that openness can have visual as well as spatial
aspects, with the visual impact of a proposal being relevant in addition to its volume.
Openness can also be affected by the level of activity generated by development, such as
vehicular movements.

3.7.3 In considering the spatial aspect of openness, the submitted planning statement gives a
total volume of existing built form at 5,285 cubic metres, however this includes 148 cubic
metres for two containers and 181 cubic metres for a portable building, which are temporary
structures and should not be included within the calculation. Removing these, the existing
volume of permanent structures stands at 4,956 cubic metres. In comparison the volume of
the proposed development comprises 3,572 cubic metres, a reduction of 1,384 cubic
metres, or approximately 28%. Coupled with the fact that the development does not
encroach into the Green Belt any further than the extent of the existing built up area,
comprising buildings, and hardstandings used for parking and open storage, the scheme will
have no greater impact on the spatial aspect of openness.

3.7.4 More detailed information on the visual impact of the proposals has been submitted at
officer request, in the form of a visual impact assessment carried out by a Chartered
Landscape Consultant which considers the theoretical visual envelope of the site, refined
through field verified views. Its possible that, notwithstanding the reduction in volume, the
visual aspect of openness could be reduced due to the greater height of the proposed
buildings than the existing, the question is what the effect of that change is and whether the
green belt appears more 'developed' than it did previously.  The report concludes that the
site can be seen from a very limited visual envelope which does not increase substantially
when taking account of the proposed buildings of increased height and does not impact on
additional users beyond those which can already see the site. These are transient users of
Willaston Road and Raby Mere Road in the vicinity of the site, equestrian users of the
paddocks to the north and west and residents and visitors at Raby to the south west. In such
views the additional height of the buildings will be noticeable, but the existing developed
nature of the site is already apparent. Consequently there will be no increased perception of
this site being developed in views where the developed character of the site cannot already
be perceived, and, as such, the proposal has no 'greater impact' on the openness of the
Green Belt in the visual context.

3.7.5 Having regard to the level of activity on the site, this is expected to reduce following
development. The residential occupation of six dwellings would be expected to generate
fewer vehicle movements per day than the existing commercial uses whilst the number of
vehicles parked on site, and other forms of open storage would be expected to be less.
Coupled with a reduction in hardstanding and an increase in soft landscaping and planting
(which could be secured by planning condition) the development of the site has the potential
to improve this aspect of openness.

3.7.6 Taken together, the scheme and its supporting documents demonstrate to the satisfaction
of the LPA that the redevelopment of the site in the manner proposed will, on balance, have
'no greater impact' on the openness of the Green Belt' and meets the objectives of the
NPPF for the following reasons:

i) The volume of built form across the site decreases by approximately 28%, an
improvement in the openness of the green belt in the spatial sense,
ii) The height of the dwellings will be greater than the height of the existing built form and
this is a change in the character of the site which has been subject to detailed visual impact
assessment. Within the limited visual envelope of the site the change in character does not
lead to an increase in perception of the site being developed and therefore the effect of the
change is that no 'greater impact' on the openness of the green belt arises in the visual
sensem



iii) The built form does not encroach into any undeveloped land which has not previously
been used for buildings and hardstandings with car parking and open storage and therefore
no sense of further visual encroachment into the countryside arises, and
iv) The level of activity across the site is expected to reduce, particularly in respect of vehicle
movements, parking and open storage, which, coupled with an increase in soft landscaping
will have a modest beneficial impact on this aspect of openness.

3.8 Effect on Listed Building
3.8.1 The existing dwelling on the site, Chicken Corner Farm is a designated heritage asset,

being listed at Grade II. The building is 18th Century with later alterations is in primarily
constructed in dressed stone with a dual pitched thatched roof. The building is sited close to
the highway and has a small domestic curtilage to its rear. Analysis of historic mapping
would suggest that the buildings to be removed as part of this planning application are of
mid to late 20th Century construction with the dwelling, prior to this period, standing alone
with a small garden to the east side but otherwise abutting fields to the side and rear. The
buildings to be demolished are of modern steel frame and blockwork construction with
timber or metal cladding and metal sheet roofing set alongside tarmac or concrete
hardstandings. They do not make a positive contribution to the setting of the listed building
and detract from it, with their proximity to the side and rear of the listed building crowding the
heritage asset. The setting and significance of the listed building will not be harmed by their
removal.

3.8.2 The proposed development relocates and rationalises the extent of built form and
hardstanding across the site with the buildings sited further away from the listed building
than the existing development. This will alleviate the sense of crowding that has arisen as a
result of the piecemeal construction of equestrian and commercial buildings over time. The
proposed dwellings are of greater height than the existing buildings however they are set
further away than the existing buildings and will not dominate the listed building. The form of
the dwellings and their use of locally distinctive construction materials demonstrate a
respect for context that is lacking from the existing development whilst the reduction in
hardstanding and increase in soft landscaping also benefits the setting of the listed building.
Taking these matters together the proposed scheme is not considered to cause harm to the
setting or significance of the designated heritage asset, either substantial or less than
substantial, in compliance with the requirements of saved UDP policy CH1 and the
objectives of section 16 of the NPPF.

3.9 Accessibility, Highways and Transport
3.9.1 This is a rural location, where it is recognised that journeys will be made primarily using the

private car and walking is unlikely to be the primary mode of transport given that the site is
not served by a pavement. A pragmatic view needs to be reached in line with NPPF
paragraph 108 as to whether residents would have the ability to access jobs, shops,
services and wider regional transport links by sustainable means, without wholly relying
upon the car. Bus services 16 and 17 pass the site and offer an hourly frequency of service
to local centres from approximately 07:00 to 19:00 Mondays to Saturdays. This would allow
both commuting and shopping trips to be undertaken by bus. The topography of the area is
generally flat (albeit with a hill through Dibbinsdale to the east) and is conducive to cycling
with Bromborough railway station located approximately 1.8 miles or 10 to 15 minutes cycle,
to the east. Subject to suitable cycle storage facilities being provided within the
development, travelling to regional centres by non-car modes of transport would be a viable
option. As such, the site is, on balance, reasonably accessible, having regard to its rural
location and future residents would not be wholly reliant upon the car for travel
requirements.

3.9.2 The application is accompanied by a transport statement which concludes that the likely
number of vehicle movements generated by the six proposed dwellings is fewer than the
number of movements which could be expected from the current commercial uses, and this
is not disputed by the Local Highway Authority. The existing vehicular access point is to be
used which is 6 metres wide and allows two vehicles to pass whilst suitable visibility splays
can be achieved commensurate with the prevailing traffic speeds on the highway, calculated
following a speed survey carried out at the request of highways officers. Analysis of collision
data confirms that there are no inherent deficiencies in the safety of the highway in this



location. Taken together, there are no highway safety issues that would prevent
development and development is likely to result in a minor beneficial effect on the number of
vehicular movements to and from the site.

3.9.3 Car parking can be provided on site at a standard of two spaces per dwelling with sufficient
space available for vehicles to enter and leave the site in a forward gear. Refuse servicing
can be carried out from the public highway with a suitably located communal bin storage
enclosure located near the vehicular access. This can be secured with a suitably worded
planning condition. On the basis of the above the scheme meets the access and servicing
objectives of saved UDP policies HS4 and TR9.

3.10 Design and Layout
3.10.1 The layout and design of buildings has been influenced by the agricultural character of the

surroundings and seeks to rationalise the extent of built form across the site. The concept is
reflective of a farmyard with standalone farmhouse and takes a courtyard form with a
predominantly open, hardstanding 'yard' to the front and gardens to the rear. It is agreed
that this is an appropriate response to the agricultural context of the site. The buildings
themselves are to be finished externally in red sandstone (which is to line through with the
height of the sandstone to the listed building) above which will be vertical timber cladding
and dual pitched natural slate roofs. Windows will be aluminium framed and, where they are
set within the stonework, feature stone surrounds and mullions. Where they are within the
timber they will have slightly projecting zinc surrounds. Open, timber framed car ports will be
provided for covered vehicle parking. Taken together the design and layout demonstrates a
high quality, locally distinctive scheme that responds in an appropriate, contemporary
manner to its rural context. Control over materials and detailed site landscaping and
boundary treatment can be secured through the use of conditions. On this basis the scheme
meets the design objectives of saved UDP policy HS4 and NPPF paragraph 127.

3.11 Residential Amenity
3.11.1 The scheme demonstrates a good standard of internal and external amenity for potential

future occupiers with good outlook and well-sized private gardens. The siting and design of
the proposed dwellings does not harm the amenity of occupiers of the existing dwelling by
way of overlooking, overshadowing or overbearing effect. The application meets the
objectives of saved UDP policy HS4 and NPPF paragraph 127 in this matter.

3.12 Ecology and Biodiversity
3.12.1 The application is accompanied by ecological survey reports including bat roost assessment

and great crested newt (GCN) assessment, which have been considered by MEAS. Two of
ten ponds located within 250 metres of the site are considered suitable habitat for GCN, one
of which has been subject to eDNA surveying confirming that newts were not present. The
other pond has 'below average' suitability as habitat and reasonable avoidance measures
will be required during construction to ensure that any newts present on site are not
harmed. No evidence of bat activity was found and the buildings to be removed are
considered to have negligible roost potential. No further surveying or mitigation for bats is
necessary. Reasonable avoidance measures will also be needed for terrestrial mammals
and avoidance/mitigation for the effect of development on breeding birds. Subject to these
matters being addressed in suitably worded planning conditions the requirements of saved
UDP policy NC7 are met.

3.12.2 The site is within 1 kilometre as the crow flies of Dibbinsdale Site of Special Scientific
Interest (550m) along with Raby Mere (870m), Thornton Common (900) and Benty Heath
Lane Ponds (900m) Local Wildlife Sites. Having regard to the distances involved and the
small scale of the proposed development MEAS consider that approval of the application
would be unlikely to harm the features for which these sites have been designated.

3.12.3 The application is accompanied by a Tree Survey and Impact Assessment to BS837:2012
which confirms that only one tree will require removal to facilitate development, a non-native
Eucalyptus of approximately 4.8 metres in height, to which no objection is raised. All other
trees on site can be retained with recommended works limited to removal of deadwood and
re-coppicing where this has been carried out in the past. Provision is made for the erection
of root protection area fencing during construction and this can be secured by condition.  A



detailed scheme for landscaping reserved by condition will be expected to demonstrate new
native tree planting across the site and replacement hedgerow planting to that part of the
site frontage where some hedging will require removal to secure acceptable highway
visibility. On this basis, development does not conflict with the objectives of saved UDP
policy GR7.

3.13 Other Material Considerations
3.13.1 Contaminated Land - The application is accompanied by a Phase I Environmental

Assessment which concludes that the presence of significant ground contamination as a
result of the site's past use is considered unlikely and the risk of direct contact with
contaminants by potential future residents is assessed as low. However, the assessment
does state that whilst the risk is low, a potential pollutant linkage does exist and therefore a
phase 2 site investigation and risk assessment will be required and this can be secured by
condition. Depending upon the outcome of the phase 2 assessment, remediation may be
necessary to ensure ground conditions within gardens are safe for future occupiers.

3.13.2 Displacement of Existing Businesses - According to the application form, the three existing
businesses operating from the site support 3 full time and 5 part time jobs. This is not a
location where land and premises in business use are protected under any development
plan policy and it is noted that the NPPF permits the redevelopment of previously developed
land in the green belt whether that land is redundant or in continuing use. A balanced
judgement will need to be made on the basis of the scale of the economic benefits that may
accrue through the redevelopment of the site weighed against scale of the economic harm
to the Borough arising from the loss of land in business use.

3.13.3 Affordable Housing - Paragraph 63 of the NPPF confirms that affordable housing provision
should not be sought for residential developments that are not major developments, except
in designated rural areas where local policies may set out a lower threshold. At 6 dwellings
the scheme is not major development, nor is the site within a designated rural area and
therefore affordable housing provision cannot be sought. 

3.14 Planning Balance and Conclusion
3.14.1 The application comprises the redevelopment of previously developed land within the green

belt, a departure from the development plan but acceptable in principle under national
planning policy. The submitted information demonstrates that the scheme will not result in
any greater impact on the openness of the Green Belt either in spatial or visual terms and
the scheme is compliant with the NPPF as a result. Similarly no harm is caused to the
setting and significance of the adjacent Listed Building. Pedestrian accessibility to the site is
limited, although having regard to its rural location, the site is reasonably accessible by
non-car modes of transport and future residents will not be wholly reliant upon the car for
day to day travel requirements. 

3.14.2 The construction of new housing will have social benefits in the contribution it makes to the
Borough's housing land supply and economic benefits through the employment sustained in
the construction industry and its supply chain and the spending power of future residents. At
six dwellings these benefits are relatively modest but so are the economic disbenefits. The
displacement of 3 full time and 5 part time jobs from the site and the loss of the commercial
use of the land will not be significant in the context of the Borough as a whole. In reaching
this conclusion, regard has been had to the fact that this site is not in a location where the
development plan considers it important to protect land and premises in business use.
Consequently greater weight is given to the economic benefits of housing development over
the disbenefits accruing from the loss of land in business use. 

3.14.2 In giving weight to the social and economic benefits of new residential development, the
reasonable accessibility of the site, the lack of harm to the openness of the Green Belt and
the setting of the Listed Building the scheme, on balance, meets the objectives of local and
national planning policy and it is recommended that planning permission is granted subject
to conditions.

Summary of Decision:
Having regards to the individual merits of this application the recommendation to grant



Planning Permission has been taken having regards to the relevant Policies and Proposals
in the Wirral Unitary Development Plan (Adopted February 2000) and all relevant material
considerations including national policy advice. In reaching this decision the Local Planning
Authority has considered the following:-
The proposed development comprises the redevelopment of previously developed land in
the Green Belt for residential purposes which does not have an adverse effect on the
openness of the Green Belt. No harm arises to the setting or significance of the adjacent
Grade II Listed Building. Having regard to the rural location of the site it is considered to be
reasonably accessible and potential future residents will not be wholly reliant upon the
private car for travel. This is not a location where the loss of land and premises in business
use is restricted by development plan policy and the loss of the land from business use is
outweighed by the social and economic benefits of the provision of new housing and its
contribution to reducing the shortfall of housing within the Borough. There are no
environmental considerations that are unacceptable, or cannot be made acceptable
through the use of planning conditions and therefore, on balance, the application is
considered to represent sustainable development in overall compliance with the objectives
of the Development Plan.

Recommended
Decision:

 Approve

Recommended Conditions and Reasons:

1. The development hereby permitted shall be begun before the expiration of 3 years from the
date of this permission.

Reason: To comply with the provisions of Section 91 of the Town and Country Planning
Act 1990 (as amended).

2. Unless modified by other conditions of this consent, the development hereby permitted shall
be carried out in accordance with the approved plans listed as follows:

Received by the Local Planning Authority on 10 July 2020:

20024-100 Revision C (As Proposed Site Plan 1:500)
20024-101 Revision A (House Type A - As Proposed Plans)

Received by the Local Planning Authority on 22 September 2020:

3029-F01 Revision B (Proposed Site Access Plan)

Received by the Local Planning Authority on 06 October 2020:

20024-102 Revision B (House Type B - As Proposed Plans)
20024-103 Revision C (House Types A and B - As Proposed Elevations)
20024-104 Revision C (House Type C - As Proposed Plans and Elevations)
20024-107 Revision B (House Type D - As Proposed Elevations)
20024-108 Revision B (House Type D - As Proposed Plans)
20024-110 Revision A (Block Plan and Site Sections)

Reason: For the avoidance of doubt and to define the permission.

3. No other plant or materials shall be brought onto site until tree protection fencing has been
installed around all trees and hedges to be retained as part of the development in
accordance with the submitted tree protection plan and tree protection method statement
(Tree Solutions Arboricultural Consultants 'Arboricultural Impact Assessment and Method
Statement' dated June 2020 reference 20/AIA/WIRR/67).



Thereafter development shall be carried out in accordance with the approved details and all
fencing shall be retained until development subject to this consent is complete. There shall
be no excavation or other alteration of ground levels, storage of materials or plant, parking
of vehicles, deposit of soil or rubble, disposal of liquids, or lighting of fires within any area
fenced off as part of the tree protection plan and method statement.

Reason - In the interests of the health and amenity value of trees, to accord with the
objectives of saved policy GR7 of the Wirral Unitary Development Plan.

4. PART A

Prior to commencement of any groundworks a Phase II Intrusive Site Investigation shall be
carried out and a report submitted to the Local Planning Authority. Groundworks shall only
then commence if the report concludes that no remediation is necessary and the report has
been approved in writing by the Local Planning Authority. If the report concludes that
remediation is necessary, Parts B and C of this condition apply.

PART B

Where remediation is required by the Phase II Intrusive Site Investigation Report, no
groundworks shall commence until a remediation strategy has been submitted to and
approved in writing by the Local Planning Authority. The strategy shall include a timescale
for its implementation and completion. Thereafter the remediation strategy shall be carried
out as approved.

PART C

No dwelling shall be occupied until a verification report has been submitted to and approved
in writing by the Local Planning Authority. Such report shall certify that the remediation
works approved under Part B of this condition have been completed.

Reason - To ensure that risks to future users arising from land contamination are
minimised in accordance with the requirements of saved policy PO5 of the Wirral Unitary
Development Plan.

5. No development other than demolition shall commence until a Highways Construction
Management Plan has been submitted to and approved in writing by the Local Planning
Authority. For each phase of development the plan shall demonstrate:

i) Location(s) for the parking of vehicles of site operatives and visitors clear of the public
highway,
ii) Location(s) for the loading, unloading and storage of plant and materials used in
construction of the development, and
iii) Measures to prevent the deposit of mud/grit/dirt on the public highway, with wheel
washing facilities where appropriate.

Reason - In the interests of highway safety and amenity.

6. No development above ground floor slab level shall take place until samples of the external
walling and roofing materials to be used in the construction of the dwellings hereby
approved have been submitted to and approved in writing by the Local Planning Authority.
In respect of external stone walling, a sample panel shall be erected on site that measures
at least 1 square metre and demonstrates the type, size, colour, coursing, dressing and
pointing of the stone to be used.  Thereafter development shall be carried out in accordance
with the approved details.

Reasons - In the interests of visual amenity and to maintain the character of the area in



accordance with saved policy HS4 of the Wirral Unitary Development Plan.

7. No development above ground floor slab level shall take place until a detailed scheme for
landscaping has been submitted to and approved in writing by the Local Planning Authority.
The scheme shall demonstrate:

i) The materials to be used in hard and soft surfacing,
ii) The planting of trees, shrubs and hedgerow species of local provenance with details of
the species, location, number, stock size and planting densities,
iii) Details of the type, size and external appearance of any gates, fences, walls or other
means of enclosure, and
iv) The timing of implementation of the scheme.

When considering species for tree, shrub and hedge planting, consideration should be
given to suitable species that produce berry bearing fruit, and attract a range of insects, to
encourage bird and bat foraging.

Thereafter the landscaping scheme shall be carried out as approved.

Reason - To ensure the development integrates successfully with the landscape character
of the area in the interests of visual amenity, and takes the opportunities available to
enhance biodiversity across the site. 

8. If, within a period of five years from the date of planting any tree, shrub or hedgerow
(planted as part of the landscaping scheme approved under condition 7), that specimen, or
any specimen planted in replacement for it, is removed, uprooted, destroyed or dies or in
the opinion of the Local Planning Authority becomes seriously damaged or defective,
another specimen of the same species and size as that originally planted shall be planted in
the same location, unless the Local Planning Authority approves any variation.

Reason - To ensure the landscaping scheme becomes established in the interests of visual
amenity and the character of the area.

9. No vegetation removal shall take place within the main bird nesting season (April to
September inclusive) until a pre-commencement check is carried out by a qualified
ecologist no earlier than 48 hours prior to the commencement of works, and the qualified
ecologist confirms to the Local Planning Authority in writing, no later than 48 hours after the
check has taken place, that no actively nesting birds will be affected.

Reason - To avoid harm to protected species in accordance with saved policy NC7 of the
Wirral Unitary Development Plan and paragraph 175 of the National Planning Policy
Framework. 

10. The following priority species reasonable avoidance measures shall be put in place during
the construction phase of the development hereby approved:

For Great Crested Newts:

i) Existing vegetation on the site shall be gradually cut and removed under ecological
supervision to encourage any amphibians present to move away from the affected areas;
ii) The working area, together with any storage areas, shall be kept clear of debris, and any
stored materials will be kept off the ground on pallets so as to prevent amphibians from
seeking shelter or protection within them; and
iii) Any open excavations (e.g. foundations/footings/service trenches etc) shall be covered
with plywood sheeting (or similar) at the end of each working day. The edges of these
sheets will be covered with a thick layer of topsoil or similar) to prevent amphibians from
seeking shelter beneath them. Any excavation shall
be in-filled and made good to ground level with compacted stone or similar at the earliest
opportunity, so as to remove any hazard to amphibians.



For terrestrial mammals:

i) A pre-commencement check by a qualified ecologist for badger and hedgehog,
ii) All trenches and excavations shall have a means of escape (such as a ramp),
iii) Any exposed open pipe systems should be capped to prevent mammals gaining access,
and
iv) Raised storage of materials on pallets and in such a manner that mammals are not able
to use them for shelter.

Reason - To avoid adverse impacts on protected species in accordance with saved policy
NC7 of the Wirral Unitary Development Plan and paragraph 175 of the National Planning
Policy Framework.

11. The development hereby permitted shall not be occupied until details of bird boxes to
include number, type and location on an appropriately scaled plan as well as timing of
installation, has been submitted to and approved in writing by the Local Planning Authority.
Thereafter the bird boxes shall be installed in accordance with the approved details.

Reason- To mitigate for the potential loss of breeding bird habitat in accordance with saved
policy NC7 of the Wirral Unitary Development Plan and paragraph 175 of the National
Planning Policy Framework.

12. No dwelling shall be occupied until details of secure covered cycle storage facilities and an
external refuse bin storage enclosure had been submitted to and approved in writing by the
Local Planning Authority and thereafter constructed in accordance with the approved
details.

Reason - To ensure the development takes the opportunity available to promote
sustainable transport choices and makes satisfactory provision for the storage and
collection of refuse, in accordance with policy TR12 of the Wirral Unitary Development Plan
and policy WM9 of the Merseyside and Halton Joint Waste Local Plan.

13. No dwelling shall be occupied until:

i) The site access has been constructed and visibility splays provided in accordance with the
details shown on drawing 3029-F01 Revision B (Proposed Site Access Plan) and the
specification of the Local Highway Authority, and
ii) The vehicle parking and turning areas have been surfaced in accordance with the details
approved under the landscaping scheme required by condition 7 and made available for
use.

Reason - In the interests of highway safety and amenity.

14. In the event that ground contamination not previously identified in either the Phase I or
Phase II Ground Investigations is identified or encountered on site during construction, All
groundworks in the affected area (with the exception of ground investigation for the
purposes of this condition) shall cease and the Local Planning Authority notified in writing
within 2 working days. Works shall not recommence in the affected area until a remediation
strategy, or revisions to the previously approved remediation strategy, have been submitted
to and approved in writing by the Local Planning Authority. Remediation shall then be
carried out in accordance with the approved remediation strategy.

Reason - To ensure that risks to future users of the land from ground contamination are
minimised in accordance with the objectives of saved policy PO5 of the Wirral Unitary
Development Plan.

15. Before any above ground construction work is commenced details of the proposed finished
floor levels and the ridge and eaves heights of the dwellings hereby approved shall be
submitted to and approved in writing by the Local Planning Authority. The submitted levels



shall be measured against a fixed datum and shall show the existing and finished ground
levels and the eaves and ridge heights of surrounding properties. The development shall be
carried out as approved.

Reason: To ensure a satisfactory relationship between the various components of the
development and between the site and adjoining land. To ensure that construction is carried
out at a suitable level having regard to drainage, access, the appearance of development,
any trees and hedgerows and the amenities of neighbouring properties having regard to
Policy HS4 of the Wirral Unitary Development Plan.

16. Notwithstanding the provisions of the Town and Country Planning (General Permitted
Development) (England) 2015 (as amended) or any Order revoking or re-enacting that
Order, no extensions, construction of additional storeys, garages or other outbuildings shall
be erected within the curtilage of any dwelling hereby approved without the further grant of
planning permission from the Local Planning Authority.

Reason: To ensure the effects of such development on the openness of the green belt and
the setting of the listed building are properly considered, having regard to the prominence of
the site and the proximity of the designated heritage asset.

17. There shall be no hedgerow removal until a detailed plan has been submitted to, and
approved in writing by the Local Planning Authority which clearly identifies the length of
hedgerow to be removed to facilitate highway visibility splays and the length of hedgerow to
be retained. Thereafter the development shall be carried out as approved.

Reason: To ensure the harm to biodiversity and visual amenity, caused by hedgerow
removal to facilitate highway safety, is minimised.

Further Notes for Committee:

1. Consent under the Highways Act is required for the construction of a new vehicle access or
the amendment/removal of an existing vehicular access. The proposed vehicle access
should be constructed in accordance with the commercial concrete crossing specification of
the Local Highway Authority. Such works are undertaken at the developer's expense,
including the relocation/replacement and/or removal of street furniture and vegetation as
necessary. Submission of a S50 Highway Opening Notice is required prior to
commencement of any works on the adopted highway. Please contact the Council Highway
Management team area manager via www.wirral.gov.uk prior to the commencement of the
works for the approval of the proposed details.

2.  The applicant, their advisers and contractors are advised that if any European protected
Species (bats or great crested newts) are found, then as a legal requirement, work must
cease and advice must be sought from an ecologist.
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