Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2011/0528/P (PA) &3/2011/0529/P (LBC)

	Development Proposed:
	Change of use of part of lower ground floor of existing social club to create 1 No self contained flat including internal alterations involving removal of an internal wall at St Peter’s Catholic Club, Avenue Road, Hurst Green

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (Highways) – No objections.

English Heritage – Do not wish to offer any comments on this occasion.  Determine in accordance with national and local policy guidance and on the basis of RVBC expert conservation advice.

Historic amenity societies – Consulted – no comments received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings (setting).

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

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Planning (Listed Buildings and Conservation Areas) Act 1990.

PPS5

HEPPG

Draft NPPF

Hurst Green Conservation Area Appraisal



	POLICY REASONS FOR REFUSAL:

	The proposal has an unduly harmful impact upon the character and significance of the listed building because of the loss of important historic fabric and the disruption to historic plan form. This is contrary to Policy ENV20 of the Ribble Valley Districtwide Local Plan.


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

	Hurst Green Guild Hall, now Catholic social club, is a Grade II listed building of c. 1800.  It has a cruciform plan and is of two storeys with a central taller block square plan and pyramidal roof (list description; 22 November 1983).  ‘St Joseph’s School Hurst Green 1686-1986’ notes that 1994 was the Bi-Centenary of St Peter’s Guild (page2) which was known from 1794 until the 1830s as The Society of Good Fellowship (page 7). The list description does not refer to the plastic windows throughout the building

The building is prominently sited within the Hurst Green Conservation Area.  The Hurst Green Conservation Area Appraisal (The Conservation Studio consultants 2005; adopted by the Borough Council following public consultation 3 April 2007) identifies the building to be a Focal Building within the Conservation Area.  However, the Appraisal SWOT analysis identifies the “Plastic windows at St Peter’s Club, listed grade II” and the “Poor setting of St Peter’s Club, set in a wide expanse of tarmac and mown grass” to be Weaknesses of the Conservation Area.  It suggests “A scheme of soft landscaping around St Peter’s Club would enhance the setting of the listed building and the Conservation Area” to be an Opportunity.  The Appraisal suggests the Conservation Area to be threatened by the “Continuing loss of original architectural details and the use of inappropriate modern materials or details” and provides the example of “poor quality windows on a listed building eg St Peter’s Club”.

3/2007/0741/P – Retrospective application for the construction of external smoking area/beer garden.  Planning permission granted 13 September 2010.

3/2005/0308/P – Extension of existing outbuilding and roof modifications to provide disabled wc.  Planning permission granted 23 May 2005.

3/2005/0077/P – Extension of existing outbuilding in height to create two storey pitched roof.  Footprint of the extension remains as existing.  Dual roof pitch to match existing.  External windows and materials to match existing.  LBC granted 10 June 2005.

3/2004/0965/P – Rear extension to Guild Hall building to incorporate a disabled wc under the DDA Act 1995.  LBC refused 29 November 2004.

3/1999/0237/P & 0236/P – Rebuilding of toilets.  LBC and PP granted 8 June 1999.

6/10/1495 – toilet.  PP granted 19 December 1966.

6/10/1456 – alterations to form self contained flat.  PP granted 27 June 1966. This relates to two of the ground floor wings adjacent the wing subject of the current application.  The ‘survey’ plan shows a symmetrical room/wall/fireplace arrangement within the cruciform plan – the central square area is divided into four equal cells; a wall divides each of the wings into two spaces with a fireplace at the gable. 

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”.

In the consideration of listed building and planning applications, the Borough Council is required to give special regard to the desirability of preserving a listed building or its setting or any features of special architectural or historic interest which it possesses (section 16(2) and 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990).

PPS5 – Planning for the Historic Environment (March 2010) states at Policy HE 9.1 that: “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, environmental, 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 HE7.1 states that “in decision making local planning authorities should seek to identify and assess the particular significance of any element of the historic environment that may be affected by the relevant proposal”. 

PPS5 Policy HE9.4 advises local planning authorities in respect of applications having a harmful impact upon the significance of a designed heritage asset and states: 

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

(i)
weigh the public benefit of the proposal (eg 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

(ii)
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”.

Paragraphs 179 and 182, Addition and Alteration, of the HEPPG refer to historic fabric, plan form 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”. 

‘’182 -  the plan form of a building is frequently one of its most important characteristics and internal partitions, staircases (whether decorated or plain, principal or secondary) and other features are likely to form part of its significance.  Indeed, they may be its most significant feature.  Proposals to remove or modify internal arrangements, including the insertion of new openings or extension underground, will be subject to the same considerations of impact on the significance (particularly architectural interest) as for externally visible alterations”.  

Paragraph 177 of the Draft National Planning Policy Framework states ‘the Government’s objectives for planning for the historic environment are to: conserve heritage assets in a manner appropriate to their significance..’.

Paragraph 183 states ‘..as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification..’.

The submitted heritage statement suggests that Hurst Green Guild Hall Catholic Social Club was originally constructed to be used as a meeting place for the guild associated with the weaving industry of the village (paragraph 3.4). However, I would question this assertion mindful of the apparent religious symbolism in building plan form including the ecclesiastical arches at first floor of the interior and the overall cruciform plan, and the formation of the St Peter’s Guild shortly before building construction.

The submitted heritage statement states that ‘the wall is believed to be original to the building’ (paragraph 5.3) but concludes that the wall is of low significance. This assessment does not appear to have considered the significance of plan form despite reference in the list description.

The submitted heritage statement justifies the work in contributing towards the ‘ongoing financial security of the club in an era where drinking establishments are under unprecedented financial and economic pressure’. This limited comment does not convince me that there are public benefits from the scheme which should outweigh the harm to the listed building (PPS5 HE9.4). 



	

	

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


DATE INSPECTED: 














