Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2012/0340 (PA) & 3/2012/0540 (LBC)

	Development Proposed:
	Combined sewer separation works, new sewage treatment plant, new grease trap and general modifications to existing drainage at Edisford Bridge Hotel, Edisford Bridge, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections; supports the development since it is mainly underground and there were problems of leaking sewage in the very cold weather. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Highways) – No comments (verbal comment 3 July 2012).

Environment Agency – Edisford Bridge Hotel was issued with an Environmental Permit in July 2009 under the Environmental Permitting Regulations (England and Wales) 2010, the applicant should ensure that the above proposal fully complies with the conditions set out in this permit. 

The discharge from the plant flows into the River Ribble in a high profile location and the river is a sensitive receptor.  Therefore, steps should be taken to prevent pollution to the river during the installation phase and when the new system is first operated.  It normally takes some time to build up enough bugs to facilitate full biological treatment; ie running in time.

It is a requirement to have a management system/plan in place for such a system.  The applicant/agent is advised to contact the Environment Agency to discuss in more detail.

Historic amenity societies – Consulted, no representations received.

RVBC Countryside Officer – Initial concerns (26 July 2012) as to impacts on trees led to agent’s submission of revised plans.  

Any overhanging branches from trees growing on adjacent land may require selective pruning by crown lifting to BS3998 for tree work, the details of which shall be submitted to and approved by the Local Planning Authority.  Any tree works identified shall be implemented by an approved arboricultural tree contractor, the identify of whom shall be agreed by the Local Planning Authority (6 August 2012).



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

NPPF.

HEPPG.

Policy ENV19 - Listed Buildings (setting).

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

Policy G1 - Development Control.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

Policy ENV13 - Landscape Protection.



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

	The Edisford Bridge Inn is a Grade II listed public house of the mid- to- late C18 with right-hand bay of mid C19 (list description) prominently sited in the open countryside on an escarpment above the River Ribble. Edisford Bridge is a scheduled monument; Edisford Bridge Cottages and Edisford Hall and Cottages are Grade II listed buildings.

Site history 

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

3/1996/0071 – CONSTRUCTION OF CAR PARK AND ALTERATION TO ACCESS. PP refused 18 June 1996.

3/1995/0568 & 0567 – EXTERNAL SIGNAGE. LBC & AC granted 20 October 1995.

3/1987/0789 & 0788 – Internal structural alterations and extensions. LBC & PP granted 4 February 1988.

3/1987/0774 & 0622 – Construction of car park and alterations to access, land to the rear. LBC & PP granted 13 January 1988.

3/1987/0228 – Extension to car park. PP granted 28 May 1987. 

BO476 –  Construction of parking ground. PP granted 30 October 1967.

Legislation, policy and guidance

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.

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 involving the demolition or partial demolition of listed buildings will be refused unless the demolition is unavoidable. In assessing such proposals the Borough Council will take the following factors into account:

1. The condition of the building, the cost of repairing and maintaining it in relation to its importance and the value derived from its continued use. Any assessment will be based on consistent and long term assumptions;

2. The adequacy of efforts made to retain the building in use;

3. The merits of alternative proposals for the site.

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 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”.

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 to the character of the area”.

Policy ENV13 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’.  It states 

The Borough Council will refuse development proposals which harm important landscape features including traditional stone walls, ponds, characteristic herb rich meadows and pastures, woodlands, copses, hedgerows and individual trees other than in exceptional circumstances where satisfactory works of mitigation or enhancement would be achieved, including rebuilding, replanting and landscape management.
Policy ENV3 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’.  It 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.
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 49 states “Housing applications should be considered in the context of the presumption in favour of sustainable development. Relevant policies for the supply of

housing should not be considered up-to-date if the local planning authority

cannot demonstrate a five-year supply of deliverable housing sites”.

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 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”;
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”. 

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 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 is impact on the significance of the existing asset and the impact on the contribution of its setting…  New openings need to be considered in the context of the architectural and historic significance of that part of the asset. Where new work or additions make elements with significance redundant, such as doors or decorative features, there is likely to be less impact on the asset’s aesthetic, historic or evidential value if they are left in place’’.

Paragraph 80 of the HEPPG, 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’.

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).

Paragraph 89 of the HEPPG is entitled “Alterations to realise the optimum viable use of an asset” and states “it is important that any use is viable, not just for the owner but also for the future conservation of the asset.  Viable uses will fund future maintenance.  It is obviously desirable to avoid successive harmful changes carried out in the interests of successive speculative and failed uses.  If there are a range of alternative ways in which an asset could viably be used, the optimum use is the one that causes the least harm to the significance of the asset, not just through necessary initial changes but also as a result of subsequent wear and tear and likely future changes.  The optimum viable use is not necessarily the most profitable one.  It might be the original use, but that may no longer be economically viable or even the most compatible with the long term conservation of the asset”.

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. The gradual loss of trees, verges or traditional surfacing materials in a historic area may have a significant effect on the setting of heritage assets’ (4.5).

Submitted information

The design and access statement indicates:

(i) ‘the project has no effect on the appearance, fabric or footprint of the building. The application is solely to improve the premises’ drainage issues predominantly below ground and only to the external areas of the site’;

(ii) ‘the main body of work will take place below ground and have no impact on the area of the building’;

The heritage statement identifies:

(i) ‘the proposals impose no impact upon the existing building exterior’.

Conclusions

The proposals (alterations to RWGs and new underground drainage) have a limited impact/potential impact upon the fabric of the listed building. The screening of works by undergrounding and the extension of existing fencing will minimise impact upon the setting of the listed building.

The scheme has been modified in accordance with the recommendations of the Borough Council’s Countryside Officer and I am satisfied that the development will not compromise the visual amenity value provided by the car park’s boundary trees.



	SUMMARY OF REASONS FOR APPROVAL:

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



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


DATE INSPECTED: 














