Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2010/0974/P

	Development Proposed:
	Application for renewal of planning consent 3/2008/0004/P and listed building consent 3/2008/0005/P for refurbishment and rearrangement of the self catering units in the former Home Farm buildings.  Extend the self catering units to form storage areas.  Refurbishment of staff accommodation in Rose Cottage.  Adjust access track to allow for better disabled access including the demolition of a storage shed.  Landscape the front of the building including the erection of terraces at Waddow Hall, Waddington Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – Consulted, no representations received.

RVBC (Countryside Officer) – Initial enquiry as to progress with bat survey (see agent’s response of 6 April 2011).

Environment Directorate (County Surveyor) – no comments.



	CONSULTATIONS: Additional Representations.

	None received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

PPS5.

HEPPG.

Draft NPPF.

Policy ENV19 - Listed Buildings (setting).

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy G1 - Development Control.

Policy ENV9 - Important Wildlife Site.

Policy ENV3 - Development in Open Countryside.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Waddow Hall is a Grade II listed large house of the late 18th century with early 17th century remains.  The house was acquired by the Girl Guide Association in 1927 (list description).  The house is set within a designed landscape (in Category B of Historic Designed Landscapes of Lancashire, Manchester Metropolitan University 1998) and includes a home farm and a walled garden (now a car park).  The site is within the open countryside outside of the Forest of Bowland Area of Outstanding Natural Beauty.  There is a Public Right of Way through the site.

The applications relate to Home Farm buildings, presumably part of the listing by virtue of Section 1(5) of the Planning (Listed Buildings and Conservation Areas) Act 1990, immediately to the west of the Hall.  An appraisal of the architectural and historical significance of the buildings was submitted with the original applications.  This notes: that the house and outbuildings are inter-visible; that the former stables is the most significant building because of its age, the incorporation of reused stone and timbers from earlier structures on the site and the retention of stable stalls; that little historically significant fabric appears to remain in the Manager’s House and Garage/Store; that Ranger Cottage is probably early/mid 19th Century but was extensively altered internally in the 20th Century.

3/2010/0040 - Replace corroded/crumbling base stones at the bottom of the jambs of the front door surround and replacement of lead flashings over stone canopy. Also to install proprietary stainless steel wall tiles and rods in the front elevation to prevent further lateral movement of the wall in this location. LBC granted 15 March 2010.

 3/2008/0672 and 0673 – proposed erection of new ‘sports barn’ building in the field adjacent to the car park, demolition of the existing shop and the erection of a new lean-to shop and new lean-to storage and plant buildings including the landscaping, refurbishment and alteration of the existing walled car park, and the alteration of the existing entrance and exit arrangements to the site including the creation of a new gated access.  Planning permission and listed building consent granted 6 March 2009.

3/2008/0004 and 0005 – refurbishment and rearrangement of the self catering units in the former home farm buildings.  Extend the self catering units into former storage areas.  Refurbishment of staff accommodation in Rose Cottage.  Adjust access track to allow better disabled access including the demolition of a storage shed.  Landscape the front of the building including erection of terraces.  Planning permission and listed building consent granted 29 February 2008.

3/2002/0683 – reproofing the main roof of the Hall (facing the River Ribble) with blue slate.  Listed building consent granted 25 September 2002. 

3/1996/0744 and 0743 – internal alterations to main hall to provide en-suite facilities to all bedrooms.  Two storey extension to provide training facilities and ancillary accommodation.  Listed building consent and planning permission granted 29 January 1997.

3/1983/0498 & 0493 – Alteration of an existing barn to provide a dwelling for the Guider-in-Charge and extension of existing cottage at first floor level. Listed building consent and planning permission granted 25 October 1983.

3/1976/1339 – Formation of lounge at first floor level in outbuilding. Planning permission granted 6 January 1977.

3/1975/1262 – Conversion of shippon and outbuilding to small dwelling for housing permanent staff. Planning permission granted 8 January 1976.

75/1140 – replacement of existing fire escape ladder with new fire escape to comply with fire regulations.  Planning permission granted 21 December 1975.

BO2071 – two storey extension at south west corner.  Planning permission granted 26 February 1974.

Section 16(2) and 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 require, when considering whether to grant listed building consent or planning permission for development that affects a listed building or its setting, that the local planning authority have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Planning Policy Statement 5 – Planning for the Historic Environment (PPS5, March 2010) and the draft National Planning Policy Framework (July 2011) are the most significant changes to policy following original decision on the planning and listed building applications. PPS5 states at paragraph 7 that government objectives for planning for the historic environment include: the delivery of ‘’sustainable development by ensuring that policies and decisions concerning the historic environment ..recognise that heritage assets are a non-renewable resource..’’; and the conservation of  “.. England’s heritage assets in a manner appropriate to their significance by ensuring that .. decisions are based on the nature, extent and level of that significance, investigated to a degree proportionate to the importance of the heritage asset”.

PPS5 Policy HE7.1 states “in decision making local planning authorities should seek to identify and assess the particular significance of any element of the historic environment that may be affected by the relevant proposal”.

PPS5 Policy HE9.1 states “there should be a presumption in favour of the conservation of designated heritage assets and the more significant the designated asset, the greater the presumption in favour of its conservation should be.  Once lost, heritage assets cannot be replaced and their loss is a cultural, environmental, economic and social impact.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  Loss affecting any designated heritage asset should require clear and convincing justification..”.

Policy HE10.1 states “when considering applications for development that affect the setting of a heritage asset, local planning authorities should treat favourably applications that preserve those elements of the setting that make a positive contribution to or better reveal the significance of the asset.  When considering applications that do not do this, local planning authorities should weigh any such harm against the wider benefits of the application.  The greater the negative impact on the significance of the heritage asset, the greater the benefits that will be needed to justify approval”.

PPS5 is accompanied by the Historic Environment Planning Practice Guide (HEPPG, March 2010).  Paragraph 2, Introduction, of the HEPPG states that the practice guidance may be “material to individual planning and heritage consent decisions”.  

HEPPG paragraph 152 states “doors and windows are frequently key to the significance of the building.  Change is therefore advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail’’.

HEPPG paragraph 185 states: ‘’the insertion of new elements such as doors and windows, (including dormers and roof lights to bring roof spaces into more intensive use) is quite likely to adversely affect the building’s significance. Harm might be avoided if roof lights are located on less prominent roof slopes. New elements may be more acceptable if account is taken of the character of the building, the roofline and significant fabric.. in some circumstances the unbroken line of a roof may be an important contributor to its significance’’.

Paragraph 178, Addition and Alteration, of the HEPPG states ‘..it would not normally be acceptable for new work to dominate the original asset or its setting in either scale, material or as a result of its siting’.

Paragraph 114 and 116-117 of the HEPPG relate to setting.

‘’the extent and importance of setting is often expressed by reference to visual considerations. Although views of or from an asset will play an important part, the way in which we experience an asset in its setting is also influenced by other environmental factors such as noise, dust and vibration; by spatial associations; and by our understanding of the historic relationship between places..’(paragraph 114).

“the setting of a heritage asset can enhance its significance whether or not it was designed to do so”(paragraph 116).

‘’the contribution that setting makes to the significance does not depend on there being public rights or an ability to access or experience that setting…Nevertheless, proper evaluation of the effect of change within the setting of a heritage asset will usually need to consider the implications, if any, for public appreciation of its significance’(paragraph 117).

Policy ENV20 of the Ribble Valley Districtwide Local Plan (adopted June 1998) has the status, following Government Office North West approval, of a ‘saved policy’.  This states ‘’Proposals for the alteration or repair of listed buildings should be sympathetic to their character and appearance.  The most important features of any listed building will be preserved”.

Policy ENV19 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’.  It states “Development proposals on sites within the setting of buildings listed as being of special architectural or historic interest, which cause visual harm to the setting of the building, will be resisted. In assessing harm caused by any proposal the following factors will be taken into account:

(i) the desirability of preserving the setting of the building;

(ii) the effect of the proposed development on the character of the listed building;

(iii) any effect on the economic viability of the listed building;

(iv) the contribution which the listed building makes to the townscape or countryside;

(v) the extent to which the proposed works would bring substantial benefits to the community including economic benefits and enhancement of the environment”.

Policy ENV16 of the Ribble Valley Districtwide Local Plan states:

‘’Within conservation areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials’’.

Policy G1 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. This states ‘’In determining planning applications the following criteria will be applied:

(a) Development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’’.

Policy ENV2 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. It states that ‘the landscape and character of those areas immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and wherever possible enhanced. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will be important factors in deciding planning applications’.

Paragraph 177 of the draft National Planning Policy Framework (July 2011) states ‘the Government’s objectives for planning for the historic environment are to:

..conserve heritage assets in a manner appropriate to their significance..’.

 Paragraph 183 of the draft NPPF states ‘..as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification..’.

The ‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011) states: 

‘the cumulative impact of incremental small-scale changes may have as great an effect on the setting of a heritage asset as a large-scale development’ (4.5).

.. arguments about the sensitivity of a setting to change should not be based on the numbers of people visiting it. This will not adequately take account of qualitative issues, such as the importance of quiet and tranquillity as an attribute of setting; constraints on the public to routinely gain access to a setting because of remoteness or challenging terrain; or the importance of the setting to a local community who may be few in number’ (2.4).

The design and access statement notes that the proposed development is part of a series of developments the Guide Association wants to undertake in the following years to prepare the site for the future and to enhance it’s use for the Association. These developments are based on a master plan study. The existing accommodation is in a very tired state and is in strong need of refurbishment.

Mindful of recent changes to policy and guidance, I would concur with the original decisions on the proposed development. However, mindful of HEPPG paragraph 185 I would suggest the deletion of the three prominent roof lights at the front (south-east) elevation of Unit 2 – they are conspicuous and incongruous in the otherwise unbroken roofscape and immediately adjacent sash windows appear to make them unnecessary.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal, subject of amendment by condition, has an acceptable impact upon the character (including setting) and significance of the listed building. This is in accordance with Policies ENV20, ENV19 and G1 of the Ribble Valley Districtwide Local Plan.



	RECOMMENDATION: That conditional planning permission and listed building consent be granted.


DATE INSPECTED: 














