
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2012/0757/P (LBC)

	Development Proposed:
	Installation of 2 No conservation style ‘Lumen’ rooflights and vents, and installation of replacement windows to dwelling at 4 Church Raike, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic amenity societies – consulted, no representations received.

RVBC Countryside Officer – protected species standard condition required.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

NPPF

HEPPG

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

Policy ENV19 - Listed Buildings (Setting).

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Chipping Conservation Area Appraisal.



	POLICY REASONS FOR REFUSAL:

	The proposal has an unduly harmful impact upon the character (including setting) and significance of the listed building, the setting of St Bartholomew's Church (Grade II* listed) and the character, appearance and significance of Chipping Conservation Area because the proposed roof lights and vents are conspicuous, incongruous and visually intrusive in the prominent and otherwise unbroken roof slope and disruptive to the visual coherence of the church yard boundary.



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

	No’s 2 and 4 Church Raike is a Grade II listed pair of cottages prominently sited within Chipping Conservation Area (conservation area extension designated 3 April 2007).  The list description refers to “formerly one house, 17th century, altered … modern windows having fragments of 17th century surround”.  

No’s 2 and 4 Church Raike are adjoined by St Bartholomew’s Church (Grade II* listed) and churchyard.  The Chipping Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies the church to be a ‘Focal Building’ and the churchyard to be a ‘Significant Open Space’.  The ‘Summary of Special Interest’ includes “St Bartholomew’s Church and church yard including sun dial, stone boundary wall and steps” and “architectural and historic interest of the Conservation Area’s buildings, including 24 listed buildings”. The Appraisal identifies the public gardens and trees opposite the site to be ‘Significant Open Space’ and ‘Important Trees’ respectively. ‘The Chipping Conservation Area boundary review’ suggests of the open space that it is “an area of green open space which has the role of a modern village green”.
The attic is lit by a gable window (there are two gable attic windows at No. 2 Church Raike).
Site history

The Borough Council’s decision on 3/2012/0568 was discussed with an agent. No formal request for pre-application advice received.

3/2012/0568 - Proposed installation of 2no. conservation style Velux rooflights and roof vents and installation of replacement windows to dwelling. LBC refused 31 July 2012. The proposal has an unduly harmful impact upon the character and significance of the listed building, the setting of St Bartholomew's Church (Grade II* listed) and the character, appearance and significance of Chipping Conservation Area because the proposed roof lights and vents are conspicuous, incongruous and visually intrusive in the prominent and otherwise unbroken roof slope. This decision was in respect to roof light and roof vent proposals at the front elevation roof slope.

The Borough Council’s decision on 3/2012/0081 and pre-application advice scheme was discussed with an agent. No request for pre-application advice subsequently received.

3/2012/0081 - Proposed installation of 3no. conservation style Velux rooflights and installation of replacement windows to an existing dwelling. LBC refused 25 April 2012  “The proposal has an unduly harmful impact upon the character and significance of the listed building, the setting of St Bartholomew's Church (Grade II* listed) and the character and appearance of Chipping Conservation Area because the proposed roof lights (rear roof slope) are conspicuous, incongruous and visually intrusive in the otherwise unbroken and prominent roof slope. This impact will be compounded by the use of artificial slate vents”. This decision was in respect to roof light and roof vent proposals at the rear elevation roof slope.
A complaint was received on 15 February 2012 in respect to unauthorised works being undertaken at the property. This included the insulation of the roof. An agent subsequently advised (letter 28 February 2012) of a requirement for ‘the use of proprietory slate vents, to be installed at low level, and at high level within the roof plane, to ensure cross ventilation’. 
3/1984/0075 – internal alterations and the provision of a new front and rear porch.  LBC granted 13 March 1984.

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 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in the exercise of planning functions special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area.

Section 10(2) of the Act states that LBC applications should contain:

‘..b, such other plans and drawings as are necessary to describe the works which are the subject of the application..’  

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’.  This states “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 “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 ENV16 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. It concerns development proposals within conservation areas: 

“Within conservation areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials. Trees, important open spaces and natural features will also be protected as appropriate. The desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or views into or out of the area”.

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’’.

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 is part of the social role. Protecting and enhancing the built and historic environment is seen as part of the environmental role (the prudent use of natural resources and mitigation and adaption to climate change is seen as part of this);

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

Paragraph 17 states “within the overarching roles that the planning system ought to play, a set of core land-use planning principles should underpin both plan-making and

decision-taking. These 12 principles are that planning should: 

 … 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 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 115 states “Great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty. The conservation of wildlife and cultural heritage are important considerations in all these areas”.
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 ... (and) … the opportunities to draw on the contribution made by the historic environment to the character of a place';

Paragraph 128 states “In determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance”.
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”. 

Paragraph 185 of the Practice Guide states “the insertion of new elements such as doors and windows, (including dormers and roof lights to bring roof spaces into more intensive use) is quite likely to adversely affect the building’s significance. Harm might be avoided if roof lights are located on less prominent roof slopes. New elements may be more acceptable if account is taken of the character of the building, the roofline and significant fabric ... in some circumstances the unbroken line of a roof may be an important contributor to its significance’’.

Paragraph 152 of the Practice Guide states “Doors and windows are frequently key to the significance of the building.  Change is therefore advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail.  Secondary glazing is usually more appropriate than double glazing where the window itself is of significance”.

Paragraph 178 of the Practice Guide 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 181 of the Practice Guide states ‘‘when a building is adapted for new uses, its form as well as its external and internal features may impose constraints. Some degree of compromise in use may assist in retaining significance. For example, headroom may be restricted and daylight levels may be lower than usually expected’’.

Paragraph 186 of the Practice Guide states “new features added to a building are less likely to have an impact on the significance if they follow the character of the building”.
Paragraph 189 of the Practice Guide 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 165 of the Practice Guide states “replacement of one material by another, for example on roofs, may result in a loss of significance and will in those cases need clear justification”.

Paragraph 25 of the Practice Guide states “where the ongoing energy performance of a building is unsatisfactory, there will almost always be some scope for suitable adaptations to be made without harm to the asset’s significance. This will involve careful consideration of the most appropriate options for insulation, power use and power generation. Intrusive interventions … can harm the significance of a heritage asset”.

Paragraph 114 and 116-117 of the Practice Guide 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).

“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 117).

The Chipping Conservation Area Appraisal SWOT analysis ‘Weaknesses’ includes “insensitive alterations to historic buildings spoiling the Conservation Area’s strong historic character and appearance”.  The SWOT analysis ‘Threats’ includes “the continuing loss of original architectural details and use of inappropriate modern materials or details”.  

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 setting of some heritage assets may have remained relatively unaltered over a long period and closely resemble the setting in which the asset was constructed or first used. The likelihood of this original setting surviving unchanged tends to decline with age and, where this is the case, it is likely to make an important contribution to the heritage asset’s significance ... 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).

Submitted information

· The reference at Q.6 of the application form to pre-application advice suggesting a reduction in the number of roof lights to be acceptable, is incorrect;

· Q.9 of the application form identifies the proposal to insert double-glazed windows and refers to elevation drawings. However, these drawings do not identify the inevitable change resulting from such work (cross-sectional drawings of window frames required);

· Q.11 of the application form identifies that the application includes for works to the interior (including stripping out of internal wall, ceiling or floor finishes) which have already been carried out. However, no plans, photographs etc are provided in this regard;

· Q.3 of the application form identifies that the application includes for ‘Lumen’ roof lights and vents. However, no details as to form, size, material and number of vents is submitted. It is assumed that roof lights will have a vertical emphasis but this is not clear from the drawings;
· The submitted Heritage Statement and Design, Access & Significance Statement do little more than describe the proposals and list heritage assets. They do not allude to the significance of the building or its setting (cf paragraph 128 NPPF);
· The Design, Access & Significance Statement incorrectly asserts that 4 Church Raike ‘lies just outside the boundary of the Chipping Conservation Area’ ;

· The Design, Access & Significance Statement suggests the development is to provide ‘a functional and sustainable dwelling’. However, no information is submitted to suggest why existing or past usage of the C17 house is not sustainable or the optimum viable;

· The Design, Access & Significance Statement suggests that the roof lights should be allowed because of previous works under permitted development rights to the neighbouring unlisted property. In this regard, I note the Borough Council’s responsibilities in respect to considering the enhancement of the significance of heritage assets (NPPF paragraph 131) and the enhancement of the character and appearance of conservation areas [Section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990];
· The Design, Access & Significance Statement refers to ‘the CABE document and other recommended publications’. However, the proposals would not appear to account for a number of the principles in CABE’s ‘Building in Context: Toolkit’ e.g. Principle 1 (a successful project will start with an assessment of the value of retaining what is there); Principle 5 (a successful project will respect important views); Principle 7 (a successful project will use materials and building methods which are as high quality as those used in existing buildings).
Conclusions

The limited information submitted makes it difficult to appreciate the impact of development on the significance, character, appearance and setting of the designated heritage assets. 

The rear elevation ‘cat-slide’ roof is unblemished by modern intrusion (cf nearby roof slopes) and is a large, prominent, harmonic and pleasing element of the listed building, the setting of the other listed buildings (which together have a visual coherence), the churchyard boundary and public views from the churchyard. However, the proposed roof lights and vents will be conspicuous, visually intrusive, incongruous and disruptive to the visual relationships of this part of the conservation area. The additional natural lighting and provision of roof vents (presumably associated with recent roof insulation but this is not discussed in the submission) appear to be of minimal public benefit (NPPF paragraph 134); therefore, I do not consider the proposals to represent sustainable development.  



	RECOMMENDATION: That listed building consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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