Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2010/1028 (LBC)

	Development Proposed:
	Take down and reconstruct the north west wingwall up to the cutwater.  Replace existing fill with a lightweight concrete.  Repoint cracks and missing mortar in east and west parapets at Croasdale Bridge, Slaidburn (amended description)

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Agency – No objection in principle but comment:

If bats are found during the works, the works should cease immediately and Natural England should be consulted.  All species of bat in Britain and their roosts are afforded special protection under the Wildlife and Countryside Act 1981 (cc. to agent).

RVBC Countryside Officer – 26 May 2011 - the consultant has confirmed that the protected species information is sufficient to determine the application, therefore attach the following condition:

 In the event that any bats are found or disturbed during any part of the development all work     shall cease until further advice has been sought from a licensed ecologist.
 Reason: In order to reduce the impact of structural works on a protected species [bats]
English Heritage – Initial comments of 10 February 2011: Croasdale Bridge was originally constructed in the late 18th century, and has been widened and altered subsequently.  It is constructed of limestone rubble with sandstone dressings, and is an attractive structure typical of its period.  The bridge is listed at Grade II, reflecting its historic importance.  The application proposes significant intervention, including taking down and reconstruction of both parapets, and the insertion of a concrete arch saddle to both arches.  The effect of intervention on this scale would be to create what is effectively a modern replica of the bridge.  

English Heritage accepts that some repairs to the bridge are necessary, but considers that the amount of intervention proposed is excessive.  Inspection by EH’s Senior Conservation Engineer suggests that, with the exception of the western parapet, the bridge is generally in good condition, and it does not appear that the insertion of the concrete saddle is justifiable.  English Heritage therefore recommends that the application as it stands should not be approved.

Comments of 4 April 2011 following site meeting and the agreement of revised specifications/extent of works: the revised scope is as discussed on site.  English Heritage are happy with the revised proposals.  Will confirm formally.

When asked for confirmation of opinions on 23 May 2011: happy for decision to be made, subject to minor point of clarification.  The applicant’s revision mentions ‘photographic’ recording prior to the start of works.  The discussion on site centred on the use of rectified photography, which will produce a reasonably accurate and scalable record (RVBC copied to LCC Archaeology 23 May 2011).

Lancashire County Council (Archaeology) – comments on original scheme 10 February 2011: substantial amount of taking down and rebuilding.  Record western masonry elevation prior to works to enable the rebuild to be as accurate as possible?

Comments following revised proposals 16 May 2011: have not been contacted with regard to the recording of the bridge.

Historic amenity societies – consulted, no representations received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

PPS5

HEPPG

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

Policy ENV19 - Listed Buildings (setting).

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.



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

	Croasdale ‘Old Bridge’ is a Grade II listed building of c. 1800 prominently sited on the edge of Slaidburn Conservation Area.  The list description is brief noting ‘limestone rubble with sandstone dressings.  Two segmental arches, the north one narrow, with a triangular cut water on the west side.  Solid parapet with coping and string coarse’.  Submitted heritage statement notes: ‘the original upstream masonry section of the bridge is believed to have been constructed around 1765.  At an unknown date after this the bridge was widened when a second masonry arch was erected adjacent to this.  In 1930 the widened masonry section of the bridge was replaced with a concrete arch.  With the exception of some repairs to accident damages caused to the parapets, no major works have been carried out on the bridge since this’.

The Slaidburn Conservation Area Map (The Conservation Studio consultants, 2005) identifies an Important View from the bridge looking to the north.

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.

Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in the exercise of planning functions special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area.

Planning Policy Statement 5 ‘Planning for the Historic Environment’ (PPS5, March 2010) 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 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, environment, 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..”.

PPS5 Policy HE9.4 states:


“Where a proposal has a harmful impact on the significance of the designated heritage asset which is less than substantial harm, in all cases, local planning authorities should: 

1.
Weigh the public benefit of the proposal (for example, that it helps to secure the optimum viable use of the heritage asset in the interests of its long term conservation) against the harm; and

2.
Recognise that the greater the harm to the significance of the heritage asset, the greater the justification will be needed for any loss”.

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”.

Paragraph 179, Addition and Alteration, of the HEPPG refers to historic fabric and significance.


“179 – the fabric will always be an important part of the asset’s significance.  Retention of as much historic fabric as possible is therefore a fundamental part of any good alteration or conversion, together with the use of appropriate materials and methods of repair.  It is not appropriate to sacrifice old work simply to accommodate the new”.  

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’.  It states that “.. 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 ‘saved’ and concerns development proposals on sites within the setting of listed buildings.


Policy ENV16 of the Ribble Valley Districtwide Local Plan is ‘saved’ and concerns development proposals within conservation areas. The accompanying text at 4.7.8 states that ‘the main elements of Council policy are retention and enhancement’.

In my opinion, the revised works are necessary and acceptable.



	SUMMARY OF REASONS FOR APPROVAL:

	The revised proposal has an acceptable impact upon the character, setting and significance of the listed building and the character, appearance and significance of Slaidburn Conservation Area.



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














