Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD

	Application No: 
	3/2012/0125/P (LBC) & 3/2012/0126/P (PA)

	Development Proposed:
	Timber clad workshop to the north elevation at Thistle Manor, Edisford Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Ribble Valley Borough Council (Countryside Officer) – The protected Sycamore tree identified in the arboricultural survey/assessment is of low vigour and is unlikely to survive the impact of development.  The removal of the tree is acceptable but a tree protection condition to protect trees growing in the woodland area is required.  In addition, a replacement planting condition is required



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

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

Policy ENV19 - Listed Buildings (setting).

Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy G5 - Settlement Strategy.

Policy ENV9 - Important Wildlife Site

Policy ENV14 - Ancient Monuments and Other Important Archaeological Remains.

NPPF.

HEPPG.



	REASONS FOR REFUSAL:

	The proposal having regard to the economic, social and environmental dimensions of the NPPF, would on balance have no significant impact that would have a detrimental effect on the Listed Building nor any other impact.



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

	Roefield is a Grade II listed house of the 18th century with 19th century alterations.  Roefield and its Grade II listed stables (now part of Roefield Leisure Centre) ‘form a group’ (list description).  The historic walled garden to Roefield is immediately to the east and is now the site of the detached residential Roefield Reach.  Roefield has been extended to the rear (large two storey rendered) in modern times with the formation of a part enclosed yard.

Roefield is prominently sited on an escarpment above the River Ribble and Edisford Bridge (Scheduled Monument). Tree Preservation Order No. 2 (1972) protects an area and tree groups on the site. 

No pre-application advice has been sought in respect to the proposals.

3/2012/0136 – Listed Building Consent application under consideration for removal of cement based render to West gable of property and re-pointing of existing stonework.  This follows the unauthorised cement rendering of the historic West gable.

3/2009/0204 – Planning permission granted 13 May 2009 for proposed extensions and alterations to listed building and its setting to provide improved accommodation (established Class C2 use) including proposed alterations and introduction of en-suites within existing rooms (LBC), proposed alterations to modern rear extensions to provide improved accommodation and improved disabled access, erection of new free standing accommodation block and improved parking and circulation areas. Amended details following previous approvals 3/2006/0912P; 3/2006/0913 and 3/2000/0824P. The development has been implemented – the incongruous render finish (ochre colour) to the free standing accommodation is unauthorised.

3/2009/0203 – Listed Building Consent granted 13 May 2009 for proposed extensions and alterations to listed building and its setting to provide improved accommodation (established Class C2 use) including proposed alterations and introduction of en-suites within existing rooms (LBC), proposed alterations to modern rear extensions to provide improved accommodation and improved disabled access, erection of new free standing accommodation block and improved parking and circulation areas. Amended details following listed building consents 3/2006/0913P and 3/2000/0824P.

3/2008/0824 – Listed Building Consent granted 18 November 2008 for alterations and introduction of en suite within existing rooms, to provide bedroom accommodation, for residents of the care home
3/06/0912/P & 3/06/0913/P – Listed Building Consent and Planning Permission granted 7 February 2007 for extensions and alterations to adjoining bedroom annex to form additional bedrooms.

3/06/0634/P & 3/06/0635/P – Listed Building Consent and Planning Permission applications.  Withdrawn 14 September 2006 for extensions and alterations to form additional bedrooms.

3/06/0528/P – Listed building consent application. Refused 31 July 2006 for the retention of a rough cast render to the west gable.

3/05/0755/P – Reserved matters application.  Granted 27 October 2005 for the erection of a 10 bed accommodation block.

3/05/0013/P – Outline planning permission application.  Granted 4 March 2005 for the erection of a 10 bed accommodation block.

3/04/1055/P – Outline planning permission application.  Withdrawn 12 November 2004 for the erection of a 10 bed accommodation block.

See also pre – 2004 site history.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that the determination of planning applications must be made in accordance with the development plan unless material considerations indicate otherwise.

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 states that “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 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; 

(h) 
Materials used should be sympathetic to the character of the area.

Policy ENV3 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’ and states “In the open countryside outside the AONB and areas immediately adjacent to it, development will be required to be in keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials. Proposals to conserve, renew and enhance landscape features, will be permitted, providing regard has been given for the characteristic landscape features of the area”.

Policy ENV9 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’ and states “Development proposals within or adjacent to a County Biological Heritage Site or other site of local nature conservation importance identified on the proposals map will be permitted, provided the development would not significantly harm the features of interest which led to the identification of the site or other material factors outweigh the conservation interests of the site”.
Policy ENV14 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’ and states “In considering development proposals, the Borough Council will apply a presumption in favour of the preservation of ancient monuments and other nationally important archaeological remains and their settings”.

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering applications for listed building consent, special regard shall be had to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in considering whether to grant planning permission for development that affects a listed building or its setting, the local planning authority shall 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.

The National Planning Policy Framework (27 March 2012) states:

“The purpose of the planning system is to contribute to the achievement of sustainable development. The policies in paragraphs 18 to 219, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system” (paragraph 6);

“At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development, which should be seen as a golden thread running through both plan-making and decision-taking" (paragraph 14);

Paragraph 7 of the NPPF states that sustainable development has three dimensions. The creation of a high quality built environment and providing support to community cultural well being are part of the social role. Protecting and enhancing the built and historic environment and minimising pollution are part of the environmental role;

Paragraph 8 states that these roles (including economic) should not be taken in isolation as they are mutually dependent.

Paragraph 17 ‘Core Planning Principles’ includes ‘conserve heritage assets in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations’.

Paragraph 19 ‘Building a Strong Competitive Economy’ states “The Government is committed to ensuring that the planning system does everything it can to support sustainable economic growth. Planning should operate to encourage and not act as an impediment to sustainable growth. Therefore significant weight should be placed on the need to support economic growth through the planning system”.

Paragraph 56 states “The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people”;

Paragraph 60 states “Planning policies and decisions should not attempt to impose architectural styles or particular tastes and they should not stifle innovation, originality or initiative through unsubstantiated requirements to conform to certain development forms or styles. It is, however, proper to seek to promote or reinforce local distinctiveness”;

Paragraph 61 states “Although visual appearance and the architecture of individual buildings are very important factors, securing high quality and inclusive design goes beyond aesthetic considerations. Therefore, planning policies and decisions should address the connections between people and places and the integration of new development into the natural, built and historic environment”;

Paragraph 64 states “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”;

Paragraph 70 states ‘To deliver the social, recreational and cultural facilities and services the community needs, planning policies and decisions should … ensure that established shops, facilities and services are able to develop and modernise in a way that is sustainable, and retained for the benefit of the community’;
Paragraph 126 states that local planning authorities should recognise that 'heritage assets are an irreplaceable resource' which should be conserved in a 'manner appropriate to their significance' . Local planning authorities should also take into account 'the desirability of sustaining and enhancing the significance of heritage assets ... the wider social, cultural, economic and environmental benefits that conservation of the historic environment can bring ... the opportunities to draw on the contribution made by the historic environment to the character of a place';
Paragraph 129 states “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal”.

Paragraph 131 states “In determining planning applications, local planning authorities should take account of:

●
 the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

● 
the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

● 
the desirability of new development making a positive contribution to local character and distinctiveness”.

Paragraph 132 states “When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification”;
Paragraph 134 states “Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal, including securing its optimum viable use”.

The Planning Advisory Service ‘Things we think you should know about the NPPF’ (22 April 2012) advises “But many PPS and PPG had ‘companion guides’ or other forms of guidance notes produced alongside the policy document. If not listed in NPPF Annex 3, (and not previously deleted), these other documents are still extant … if a paragraph or section of the companion guide/annex refers you to a PPS or PPG which has been replaced, then that part can’t be considered relevant. The NPPF will always ‘trump’ other guidance notes where there is conflict. However, most of the NPPF is not concerned with the ‘how’ question. Companion guides can contain useful information on how to deliver certain policies or carry out certain pieces of work”.

English Heritage (web-site 23 April 2012) advices “Following the publication of the National Planning Policy Framework, PPS5 was deleted. However the Practice Guide remains a valid and Government endorsed document pending Government's review of guidance supporting national planning policy as set out in its response to the select committee. The references in the document to PPS5 policies are obviously now redundant, but the policies in the NPPF are very similar and the intent is the same, so the Practice Guide remains almost entirely relevant and useful in the application of the NPPF”. 

HEPPG paragraph 87 warns that a heritage asset’s significance may be destroyed by the cumulative impact of minor works.


“87 – where a proposal causes minor harm there will still be a loss of value to society caused by that harm.  This is a loss of public benefit that needs to be weighed against any other public benefits the proposal will bring, including, possibly, the conservation benefit of the proposal being part of realising the optimal viable use of the asset.  Flexibility and imagination in the design process is crucial to minimising conflict.  Some works may seem individually to be of little importance but can cumulatively be destructive of a heritage asset’s 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 180, Addition and Alteration, of the HEPPG states “the junction between new work and the existing fabric needs particular attention, both for its impact on the significance of the existing asset and the impact on the contribution of its setting. Where possible it is preferable for new work to be reversible, so that changes can be undone without harm to historic fabric.  However, reversibility alone does not justify alteration.  If alteration is justified on other grounds then reversible alteration is preferable to non-reversible. New openings need to be considered in the context of the architectural and historic significance of that part of the asset”.

Paragraph 189, Addition and Alteration, of the HEPPG states: “new services, both internal and external can have a considerable, and often cumulative, effect on the appearance of a building and can affect significance’’.

Paragraph 116, Setting, of the HEPPG states “the setting of a heritage asset can enhance its significance whether or not it was designed to do so”.

Paragraph 114 of the HEPPG states “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 117 of the HEPPG states “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 121, Setting, of the HEPPG states “the contribution of setting to the historic significance of an asset can be sustained or enhanced if new buildings are carefully designed to respect their setting by virtue of their scale, proportion, height, massing, alignment and use of materials.  This does not mean that new buildings have to copy the older neighbours in detail, but rather that they should together form a harmonious group”.

HEPPG paragraph 44 relates to design and states “it is important to recognise that new development that relates well to its surroundings is likely to last longer before its replacement is considered and therefore make a greater contribution to sustainability. Local planning authorities are encouraged to seek well-conceived and inspirational design that is founded on a full understanding of local context”.

HEPPG paragraph 80, New development: design in context, states 

“A successful scheme will be one whose design has taken account of the following characteristics of the surroundings, where appropriate:

(i) 
The significance of nearby assets and the contribution of their setting.

(ii) 
The general character and distinctiveness of the local buildings, spaces, public realm and the landscape.

(iii) 
Landmarks and other features that are key to a sense of place.

(iv) 
The diversity or uniformity in style, construction, materials, detailing, decoration and period of existing buildings and spaces.

(v) 
The topography.

(vi) 
Views into and from the site and its surroundings.

(vii) 
Green landscaping

(viii) 
The current and historic uses in the area and the urban grain”.

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

“the numbers and proximity of heritage assets in urban areas means that setting is intimately linked to considerations of townscape and urban design” (2.2);

“the recognition of, and response to, the setting of heritage assets as an aspect of townscape character is an important aspect of the design process for new development, and will, at least in part, determine the quality of the final result” (2.5);
“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 application form states:

(i) 
the site is not within an area of risk of flooding;

(ii) 
proposed timber clad walls (brick plinth);

(iii) 
steel profile roofing sheets suitable for low pitch;

(iv) 
doors and windows in timber.

The design & access statement identifies:

(i) 
to house a maintenance office and skills and learning room for the residents in order to develop rehabilitation skills;

(ii) 
‘extension will be virtually unnoticeable to members of the public and would certainly not be noticed by passers by on Edisford Bridge or by those walking along Edisford Road’;

(iii) 
‘much needed additional accommodation to the successful and valuable facility’.

The heritage statement:

(i) 
adds little to the design & access statement but identifies ‘the proposed extension cannot be related to the actual listed building as there is the full length of the 1970s extension between and the proposed extension is set well back’;

(ii) 
‘the proposals will have no visible impact upon the listed building’.

The tree survey:

(i) 
advocates removal of the large Sycamore but replanting to the Area TPO.

It is the opinion of the Conservation Officer that the existing modern extensions are a prominent and unfortunate aberration and that the proposed extension given its location and size and materials which initially incorporated a corrugated steel roof and timber faced walls would result in further harm. 

In June, in full tree leaf, this part of the Thistle Manor/Roefield frontage is prominent in public 

views from along Waddington Road and increased prominence will result from removal/loss of the mature Sycamore tree. 

I note that approximately half of the floor area of the proposal is to be used for site maintenance purposes.  Mindful of the advice from Conservation the Head of Planning negotiated different roofing materials and having regard to the purpose of the building considered there was enough economic and social dimensions to outweigh and environmental issues resulting from the impact on the building



	RECOMMENDATION: That planning permission and listed building consent be approved.


DATE INSPECTED: 














