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	Date Inspected:
	7/3/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Erection of one new dwelling, landscaping and associated works.

	Site Address/Location:
	Edisford Bridge Farm Edisford Road Clitheroe BB7 3LJ

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No highway concerns. No objection.

	Historic amenity societies (non-statutory consultation):
	

	No comments received.
RVBC Policy and Regeneration:

In principal matter - whether on-site operational need for a new dwelling within the complex given its position in the open countryside and its close proximity to Clitheroe.

Limited information supplied. Case not made given proximity to Clitheroe town and its facilities (rent or buy accommodation in the town itself?).  It may be that there are practical constraints and business needs that may require on- site accommodation but they are not apparent from the information supplied.

Do not consider that this proposal could be supported in-principle at this stage.



	CONSULTATIONS: 
	Additional Representations.

	United Utilities – suggest condition in respect to foul and surface water drainage.

	

	RELEVANT POLICIES :

	Ribble Valley Core Strategy:

Key Statement DS1 Development Strategy

Key Statement EN5– Heritage Assets

Key Statement EN2 – Landscape

Policy DMG1– General Considerations
Policy DME4– Protecting Heritage Assets
Policy DMG2 – Strategic Considerations
DMB1 Supporting Business Growth and the Local Economy
DMH3 Dwellings in the Open Countryside & the AONB
Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duty at section 66 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

NPPF

NPPG



	Relevant Planning History:

3/2018/0098 – Proposed new detached building for agricultural storage. PP granted 13 April 2018.
3/2018/0099 – Extension of existing agricultural building. PP granted 13 April 2018.
3/2017/1168 – A sign fixed to 2 vertical posts. AC granted 19 January 2018.
3/2017/0453 – Two new signs - one free-standing board advertisement by existing access road and one fascia sign on industrial unit. AC granted 30 November 2017.
3/2017/0369 – Application for retention of unauthorised construction and extension of a replacement building and unauthorised change of use to joinery workshop. PP granted 05 June 2017. 

3/2015/0002 – Site upgrades and improvements comprising the conversion of 44 existing grass pitches to hardstandings and extension to internal site access road. PP granted 9 March 2015.
3/2013/1015 – Alteration and extension of and existing toilet and shower block to provide a larger female toilet and shower area, a reception/shop area and an indoor and outdoor play area. PP granted 23 January 2014.
3/2013/0023 – Proposal (part retrospective) will see the reinstatement of a door opening to the front elevation of the listed farmhouse, which has been part blocked up to form a window. LBC refused 15 February 2013. Works (including removal of fan light) have not been ameliorated.
3/2012/0043 – Application to remove condition no. 3 of planning consent 3/2000/0783P to allow the holiday cottages to be used as permanent residential accommodation. PP granted 28 February 2012. 
3/2010/0815 – Proposed extension to the existing caravan park at the farm. PP granted 17 December 2010.
3/2009/0652 – Creation of an agricultural building for livestock housing and storage. PP granted 21 October 2009.
3/2009/0493 - Proposed domestic extension to Edisford Bridge Farmhouse. LBC granted 3 September 2009. The file report for the revised scheme notes “Fenestration and facing materials (see also condition re: window and door painting) are now sympathetic to the historic building” (stained timber top-openers; prominent steel flue?).
3/2005/0654 – Freestanding, double faced non-illuminated sign. AC granted 5 October 2005.
3/2005/0653 – Change of use to allow storage of caravans (20) and highway improvements. PP granted 28 October 2005.
3/2005/0556 – Creation of 20 pitch touring caravan and recreational vehicle site, construction of facilities block and highway improvements. PP granted 28 October 2005.

3/2001/0409 -   Sale of farm and farm related produce and products. PP granted 18 June 2002.
3/1992/0028/P and 3/1992/0032/P - Listed building consent and planning permission for a Victorian style (canted bay) conservatory onto the extension granted in 1982 (resulting in further projection of modern development towards the Bashall Eaves road).

3/1992/0686/P – Edisford Bridge Farm. Listed building consent for internal and external alterations required as part of sub-division of property into two dwellings; associated planning application refused.  Site inspection shows that the proposed rear doorway opening has been wrongly sited although this does not appear to have significant consequence to the historic fabric.

3/1982/0356/P and 3/1982/0442/P - Listed building consent and planning permission for internal alterations (including wall and stair demolition) and an extension (details in a style mimicking the Gothic Revival windows; demolition of a large section of ground floor front wall) at the south front of Edisford Bridge Cottage.

3/1982/0471/P - Planning permission for a detached garage adjacent to the above extension and the Bashall Eaves road.

There is no record on file in respect to the re-fenestration of the c. 1900 build in mock sash uPVC windows (one historic timber sash window survives at ground floor rear.)



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘Edisford Bridge Cottage Edisford Bridge Farmhouse’ is a Grade II listed building (16 November 1954) prominently sited in the open countryside (close to the Forest of Bowland AONB at Bashall Town), at a road junction and amongst an ensemble of historic buildings (adjoining ‘Edisford Bridge Inn’ and ‘Edisford Hall Farmhouse and 2 Cottages Adjoining to North’ are Grade II listed and within the setting) on a spur above the River Ribble. 
The list description identifies:

“Houses, early C19th … 2 storeys”, the use of neo-classical detailing, previous aberrations (porch) and the relatively plain form of the bay immediately adjacent the application site. 

The distinctive early 19th century Gothic Revival appearance may be a remodelling of the facades (a similar situation to the Grade II listed Edisford Hall Cottages opposite?).
The submitted  Heritage Statement identifies the following significance:

“the hamlet has been sparsely populated throughout history with little development having occurred since medieval times” (5.1)

“Little development appears to have occurred from 1850 until 1908” (5.2)

“evidential value of the site is mainly derived from the existing built structures that form the area of settlement which are mainly 18h and 19th century in origin and form part of an historic farming community … The area of Edisford west of the bridge location appears not to undergone any significant development i.e. housing, commercial etc, with the exception of the modern farming buildings at Edisford Bridge Farm and is likely to exist in a relatively unaffected state” (7.1; Evidential Value)

“Edisford is associated with the past historical farming communities, a link which is derived from the extant farmhouses and buildings in the area … the vicinity of Edisford is relatively free of large-scale modern development amongst the small number of historic buildings” (7.2; Historical Value)

“communal enjoyment can also be gained from the character and appearance of the small collective of traditional vernacular buildings which make up the hamlet” (7.3; Communal Value)

“The character of Edisford Bridge is typically rural with isolated buildings of vernacular stone construction in a setting of open farmland with foliage thinly dispersed throughout … it is this typical simple countryside appearance from which its aesthetic value is derived” (7.4; Aesthetic Value)

“Edisford Bridge is a former historical farming community and consists of a small number of 18th and 19th century buildings which are agricultural in nature with little modern development having occurred with the exception of modern faming buildings at Edisford Bridge Farm … its aesthetic value is relatively high given the traditional character of the area, its rural setting and attractive views of the surrounding landscapes including the River Ribble” (7.5; Statement of Significance).

It is assumed (not clarified in the Heritage Statement) that there is a functional and long-standing relationship between Edisford Bridge Farmhouse and surrounding farmland.


	Proposed Development for which consent is sought:

A single storey dwelling is proposed in the (caravan/camping) field immediately to the west (9.4m between structures) of the listed farmhouse. A fully glazed gable projects forward of the historic building ‘building line’. 

The Planning Statement (received 27 March 2019) identifies that the main property associated with the agricultural and caravan/camping businesses is now occupied by three generations of the family which is becoming problematic; the owner is on call for caravan site issues on a 24 hour basis. 


	Impact upon the setting of listed buildings:

The proposal has a harmful impact upon the setting of ‘Edisford Bridge Cottage Edisford Bridge Farmhouse’. The historic relationship between the listed building and its open and agricultural surroundings has been retained in modern development of the farmstead - however, this relationship and significance will be undermined by the prominent and permanent siting of a modern bungalow immediately adjacent the historic building range.
Insufficient information has been submitted to properly consider scheme justification (NPPF paragraph 194) or potential benefits (NPPF paragraph 196).

	Land use policy issues:

	RVBC Policy and Regeneration do not consider that a case has been made for development in the open countryside contrary to the Borough’s Development Strategy (proximity to Clitheroe; no functional and financial test identifying local need).

	Other Matters:

LCC Highways have no objections.


	Observations/Consideration of Matters Raised/Conclusion:

In giving considerable importance and weight to the duty at section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph 193) and in consideration to Key Statement DS1, EN5 and EN2 and Policies DME4, DMG1, DMG2, DMB1 and DMH3 of the Ribble Valley Core Strategy it is recommended that planning permission be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reasons

	01
	The proposal has a harmful impact upon the setting of 'Edisford Bridge Cottage Edisford Bridge Farmhouse' because of its close juxtaposition to the historic building, modern domestic and conspicuous form and design and the disruption to the historic relationship between the listed building and its open and agricultural surroundings. This is contrary to Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy.

	02
	The proposed dwelling is within the open countryside and outside defined settlement areas and is contrary to the Borough's Development Strategy and Key Statement DS1 and Policies DMG1, DMG2 and DMH3 of the Ribble Valley Core Strategy.


