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	Development Description:
	Renewal of temporary planning permission for a 15m x 12m aluminium framed marquee with PVC walls and roof and two aluminium framed exit doors made with reinforced glass. 

	Site Address/Location:
	Waddow Hall, Waddington Road, Clitheroe, BB7 3LD

	

	CONSULTATIONS: 
	Parish/Town Council

	No objection

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Conservation:
	

	Have concerns about the long term impact on heritage assets. 

	CONSULTATIONS: 
	Additional Representations.

	

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DS1 – Development Strategy 
Policy DS2 – Presumption in Favour of Sustainable Development 
Policy EC1 – Business and Employment Development
Policy EC3 – Visitor Economy
Policy EN4 – Biodiversity and Geodiversity
Policy EN5 – Heritage Assets
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility 
Policy DME2 – Landscape and Townscape Protection 
Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets
Policy DMB1 – Supporting Business Growth and the Local Economy
Policy DMB3 – Recreation and Tourism Development


	Relevant Planning History:
2018/0260 - Temporary planning permission (24 months) for retention of a 15m x 12m aluminium framed marquee with PVC walls and roof and two aluminium framed exit doors made with reinforced glass.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application relates to a marquee that has been erected within the grounds of Waddow Hall, Clitheroe.

Waddow Hall itself dates back to the 17 Century and is a Grade II listed building located within a 178-acre site and the marquee has been erected some 20m to the south east of the Hall.

The site of Waddow Hall is utilised as a Girlguiding outdoor activity centre, acquired by the Guide Association in 1928, and caters for a large number of visitors every year within its various buildings and the site as a whole. The marquee was originally erected on site as a temporary structure in February 2017. 

The marquee is aluminium framed with white PVC walls and roof. In terms of size and design the marquee measures 15m x 12m with a pitched roof design measuring 2.4m high to the eaves and 4.6m high.

In addition to Waddow Hall itself being listed, its setting/surroundings are considered to be a non-designated heritage asset being included within the list of Lancashire's Unregistered Historic Designed Landscapes as an unregistered historic park and garden.

	Proposed Development for which consent is sought:
The application seeks the renewal of application 2018/0260 which granted temporary permission for a period of 24 months. Supporting information for this application advised that the marquee has become an integral piece of infrastructure for the fundamental use of the site as an event / visitor centre. 

The supporting information has been updated and states that the building is still required and a more temporary solution will be sought in the future. No detailed information as to when or what that will be has been submitted and simply states that fundraising is underway in an attempt to achieve this.

	Principle of Development:
The previous application was found acceptable on balance, as while there is clear harm to the setting of the listed building and historic park, the public benefits were considered to outweigh this. However, it was made clear that this could only be on a temporary basis as the long-term harm to the setting of the building would be unacceptable. The applicant would need to provide convincing justification for its retention for a further period. 

A further temporary permission would be acceptable if there was a clear commitment from the applicant to remove the structure and find an acceptable solution within a reasonable timeframe. It is apparent that there are no solid plans in place to remove it in the near future and it remains the case that the marquee would not be acceptable on a permanent or indefinite basis. 

	Impact on Heritage Assets:
As mentioned earlier Waddow Hall is a Grade II listed building and its surrounding land is included within the list of Lancashire's Unregistered Historic Designed Landscapes. The visual impact of the marquee on the setting of this listed building and the surrounding land is therefore an essential consideration in the determination of this application 
Section 66 of the Planning (Listed Buildings and Conservation Area) Act 1990 places a duty on the local planning authority in considering whether to grant planning permission for development that affects a listed building or its setting, to have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest. 
One of the core planning principles of the NPPF is to 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. Similarly, Policy DME4 of the Ribble Valley Core Strategy does not support development that would cause harm to the setting of Listed Buildings and Key Statement EN5 states that there is a presumption in favour of the conservation and enhancement of the significance of heritage assets and their setting. Paragraph 131 of the NPPF requires LPAs to take account of the desirability of sustaining and enhancing the significance of heritage assets. Paragraph 132 requires great weight to be given, to the conservation of heritage assets and paragraph 133 states that where a proposal will lead to substantial harm to the significance of a designated heritage asset, consent should be refused unless it can be demonstrated that there are public benefits that outweigh that harm. Paragraph 58 of the NPPF encourages good design. Furthermore, Policy DMG1 of the Core Strategy requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature. 
Being sited approximately 20m away from the principal / front elevation of the grade II listed Waddow Hall,  that the marquee undeniably has an impact on its setting, and given the visual appearance of this temporary structure, being constructed in white PVC, it is considered that the marquee has a negative visual impact on this grade II listed building. The application seeks a renewal of the previous application so it is considered on the basis that it may be in situ for a further 2 years. As already mentioned, it would not be desirable for this structure to be in-situ permanently or indefinitely.  
If a further limited period is allowed; as required by paragraph 133 of the NPPF the Council have to determine whether this "temporary" visual harm to the setting of the listed building is outweighed by any "public benefits". As detailed earlier the applicant has previously provided figures of the amount of people that visit the site, and use this marquee, although these figures have not been updated in support of this application. It was demonstrated previously that the marquee provides both economic benefits to the applicant, but also public benefits to those visiting the site and using the facilities. Without this marquee less people would be able to visit the site and consequently less people would get the enjoyment and benefits from the various activities that take place, and this in turn means that without the marquee less people would get the opportunity to view this grade II listed building. 
In view of the above, whilst it is accepted that the marquee does result in visual harm to the grade II listed building it was originally proposed to be in situ for a temporary period only.  Once the marquee is removed from site there would be no lasting damage, in this particular case it is accepted that the public benefits the marquee bring to the site outweigh temporary harm. Should however full planning permission have been sought for the marquee to be retained permanently on site, then it was previously judged that the permanent visual harm of it on the setting of the listed building would not be outweighed by the public benefits and the application would likely to be recommended for refusal.  This remains the case.
For this reason, the LPA previously requested the applicant to consider and provide long-term objectives for the site and in particular the marquee; as any future applications for retention of the marquee beyond this temporary period would have to be seriously considered. Unfortunately; this has not been provided in support of this application. It has simply been stated that fundraising is underway and a longer-term solution is under consideration. This is not acceptable justification and the LPA is not prepared to allow the retention of the structure for an indefinite period.  
However, given the current pandemic and the likely impact it will have on the economy it is accepted that many organisations will be feeling financial pressures. The planning process has an economic role which is one of the overarching principles of the NPPF and therefore in view of these exceptional circumstances it is considered reasonable to allow the retention of the marquee for a further two years to allow the business to recover and seek a suitable long term solution to their needs. It shall be made clear by way of a condition on the decision notice that it is expected that it will be removed after this period. The developer is advised to put a clear plan in place for a permanent solution beyond this period. 
The Council's Conservation Officer has previously raised a concern in respect of the lack of consideration given by the submitted heritage statement to the unregistered historic parks and gardens, as required by the NPPF and these concerns have been reiterated in response to the current submission as well as concerns in respect of the listed building. However; for similar reasons to those mentioned above the proposal would provide public benefits and the visual impact will be for a temporary period only. 
In order to ensure that there is no lasting damage from the marquee a condition has been attached as on the previous consent requiring details of the landscaping works that are to be undertaken in this area once the marquee has been removed from site at the end of the temporary period. This must be submitted for the approval of the LPA. The applicant has offered to plant screen planting but this is not an acceptable mitigation for the unacceptable visual intrusion that the permanent siting of the marquee would cause. 
In summary of the above, it is considered that the temporary siting of the marquee, which is being used to provide better facilities at this popular visitor attraction in the Ribble Valley and given the exceptional current circumstances, it provides clear public benefits that outweigh the temporary visual harm to the listed building and its setting.
It is therefore considered that the proposed development for a further temporary period would comply with the requirements of Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy, as well as national guidance contained within the NPPF and the Planning (Listed Buildings and Conservation Areas) Act 1990.


	Residential Amenity:
The nearest residential properties are 100m away and these are owned and used in connection with the Girlguiding association. Beyond this the nearest dwellings are over 300m away. The marquee is not readily visible outside the site and therefore there is not considered to be any harmful impact on residential amenity. 

	Landscape and Ecology Issues:
The siting of the marquee in its present location has not resulted in the loss of any trees from the site and the grassland upon which it has been erected is well maintained therefore has low ecology value. 

The land associated with Waddow Hall is a non-designated heritage asset and therefore it is essential that the land is properly restored in accordance with this designation once the marquee is removed from site. For this reason, the above-mentioned condition requiring details of the re-landscaping works to be submitted to and approved by the LPA has been attached to the recommendation.

	Highways:
There are no envisaged highway safety issues, the access and parking provision for the site is good and can easily support any additional visitors. 

	Observations/Consideration of Matters Raised/Conclusion:
An assessment of the proposal of the material planning considerations and core strategy policies it is concluded on balance. 

	RECOMMENDATION:
	That planning consent be granted for a temporary period of 24 months. 
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