Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2012/0761/P (LBC) & 0728/P (PA)

	Development Proposed:
	Construct a ramp for access for people with mobility problems at Salem Congregational Chapel, Martin Top, Rimington

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No objection in principle on highway safety grounds.  Proposed access takes a convenient route from the parking area to the main building via a new external doorway.  The gradient of the path will accommodate all users and is separated from the parking area by means of an established planted area.

Historic amenity societies – Consulted – no comments received.

RVBC Countryside Officer – Insufficient DBH detail provided, not possible to determine impact on hedge (comment on revised information).

Suggested condition (comment in order to allow a positive decision on the applications).



	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 G1 - Development Control.

Policy ENV13 - Landscape Protection.

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

Policy T1 - Development Proposals - Transport Implications.

Local Development Framework Draft Core Strategy.



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

	‘Salem Congregational Chapel and attached Manse’ is a Grade II listed building of the early C19 (Manse later addition). The attached Sunday School of 1908 is not specifically referred to in the list description but appears as an interesting and sympathetic addition to the isolated and prominent ensemble.

Relevant History

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

3/2009/0759 – 1) Make an exit out of the Chapel forecourt wall for wheelchair users. 2) Make a new path down to the graveyard entrance. 3) Make good the path to the back door of the Chapel. 4) Toilets for the disabled to be in ground floor room where the existing toilets are. Toilets for disabled will replace the existing. LBC granted 27 October 2009.

3/2007/0781 – Re-roofing sunday school area. Needed due to raining in. Stone slates to be used. LBC granted 3 October 2007.

3/1998/0455 – BUILD NEW STONE CHIMNEY STACK, NEW CHIMNEY POT ABOVE EXISTING FLUE .LBC granted 10 September 1998. 

3/1996/0324 – RENEW EXISTING NOTICE BOARD ON CHAPEL & REMOVE DIVIDING WALL BETWEEN GARDENS. LBC granted 8 July 1996.

3/1994/0108 – ALTERATION AND RENOVATION. LBC granted 15 April 1994. 

3/1990/0504 – ERECTION OF TOILETS. PP granted 3 August 1990 

3/1990/0496 – TO PROVIDE TOILET FACILITIES ACCESSIBLE FROM WITHIN THE BUILDING. LBC granted 3 August 1990.

3/1983/0063 – Proposed extension of existing graveyard. PP granted 15 March 1983.

BO1204 - Proposed extension of graveyard. PP granted 28 April 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.

Mindful of the status of the emerging LDF, note is made of the opinions in Mynors C., 'Listed Buildings, Conservation Areas and Monuments' (2006) and the discussion of 'Applications for planning permission' and 'Overlapping statutory duties' at 14.2 ff. He concludes that 'the order of preference must be: 

(1) the development plan, so far as material; 
(2) the effect of the proposed development on any listed buildings or their setting or on any conservation area; 
(3) the responses to publicity and consultation; and then 
(4) any other material considerations'. 

Mynors states that 'It follows that the duties under the Listed Buildings Act are subordinate to the duty to have regard to the plan, but that they are still more important than the duty to have regard to any other material consideration'. Other material considerations would appear to include the NPPF.

The Ribble Valley Districtwide Local Plan (June 1998) is particularly relevant at Policies ENV20, ENV19, G1 (a & h), ENV2, T1 and ENV13.

The NPPF is particularly relevant at paragraph 6, 7, 8, 17, 56, 60, 109, 115, 126, 128, 129, 131, 132, 134 and 188-190.

The HEPPG is particularly relevant at paragraph 178, 179, 180, 189, 186, 80, 114, 116, 117, 90, 142, 144 and 45.

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).

.. arguments about the sensitivity of a setting to change should not be based on the numbers of people visiting it. This will not adequately take account of qualitative issues, such as the importance of quiet and tranquillity as an attribute of setting; constraints on the public to routinely gain access to a setting because of remoteness or challenging terrain; or the importance of the setting to a local community who may be few in number’ (2.4).

‘’many heritage assets have settings that have been designed to enhance their presence and visual interest or to create experiences of drama or surprise. Views and vistas, or their deliberate screening, are key features of these designed settings, providing design axes and establishing their scale, structure, layout and character. These designed settings may also be regarded as heritage assets in their own rights, which, themselves, have a wider setting: a park may form the immediate setting for a great house, while having its own setting that includes lines-of-sight to more distant heritage assets or natural features beyond the park boundary’’ (2.5).

English Heritage guidance ‘Easy Access to Historic Buildings’ (2004) states that ‘The aim should always be to reconcile the interests of conservation and access in the light of the reasonable adjustment provisions in Parts I, III and IV of the DDA, the inclusion of existing buildings within Approved Document Part M (2004) of the Building Regulations (2000), and the provisions of the new British Standard on Access: BS 8300 (2001) Design of Buildings and Their Approaches to Meet the Needs of Disabled People: Code of Practice’ (page 5). 

‘Conservation Principles, Policies and Guidance for the Sustainable Management of the Historic Environment’ (English Heritage, 2008) identifies four groups of heritage values: Evidential, Historical, Aesthetic and Communal.

‘Constructive Conservation in Practice’ (English Heritage, 2008) states “Constructive Conservation is the broad term adopted by English Heritage for a positive and collaborative approach to conservation that focuses on actively managing change.  The aim is to recognise and reinforce the historic significance of places, while accommodating the changes necessary to ensure their continued use and enjoyment … … The Principles also underline the importance of a systematic and consistent approach to conservation. In order to provide this consistency, we are guided by a values-based approach to assessing heritage significance”.

The ‘Building in Context Toolkit: New Development in Historic Areas’ (CABE, EH, the architecture centre) identifies 8 building in context principles.

R.W. Brunskill in ‘Traditional Buildings of Britain’ suggests that ‘there was a period from the late seventeenth century to the early nineteenth century in which most Non-Conformists and some Anglicans worshipped in humble, unpretentious buildings fully deserving to be classified as examples of vernacular architecture’ and ‘their use of local materials and adaption of traditional forms meant that the buildings were unobtrusive in communities which might be suspicious of the new forms of worship; architecturally the buildings took their place among the cottages and farmhouses of the village and did not compete with the church on the hill’ (pages 75-77).

Paragraph 4.1 of ‘New Work in Historic Places of Worship’ (English Heritage, 2003) 

states ‘English Heritage considers that new work in historic places of worship should:

(i)
be based on a full understanding of the architectural, historic, archaeological and cultural significance of the building;

(ii)
be founded on a clearly stated and demonstrable need;
(iii)
respect the special architectural and historic interest of the building, its contents and setting;
(iv)
minimise intervention in significant historic fabric;
(v)
achieve high standards of design, craftsmanship and materials.
(NB. these general principles are restated with only minor change at page 12 of ‘New 

Uses for Former Places of Worship’, English Heritage 2010).
It is also noted that ‘historic church buildings are the heritage of all, and interest in their care and development extends well beyond the worshipping communities. They are frequently the finest buildings in their surroundings, central to the settlements they serve and of major townscape or landscape importance. They are repositories of the best that previous generations could offer in terms of design, craftsmanship and skill. They tell us how previous generations lived, thought and worshipped. They are integral to our sense of place and belonging’ (page 2).

Submitted information

Little information concerning the significance of the Sunday school has been submitted.

A request for further information was sent to the applicant on 12 October 2012.

Additional information received 25 October 2012 identifies:

(i) the meeting room is on the first floor of the Sunday School. It is not possible to gain disability access internally to first floor level due to the tiered construction of the pews;

(ii) the proposed ramp is to be hidden from view behind the hedge;

(iii) concrete edgings to form ramp curbing.

The application form indicates that (i) there are no trees or hedges on the site and (ii) no trees or hedges adjacent to the site which could influence the development or might be important as part of local landscape character. The original information also opines that there is to be no impact on appearance as the ramp is hidden behind a hedge. 

Conclusions

Previous site inspections have demonstrated the relative inaccessibility of the Sunday School meeting room and I therefore have no objections to the principle of improved access (including the minimum necessary loss of historic fabric). However, the request for more information/detail has not resulted in clarification of development impact, particularly in respect of the impact of development on the hedge (important to streetscene/ensemble and intended by the applicant to screen the ramp). In my opinion, the proposed ramp upstand/curb materials (concrete) and gate design (over ornate) implied by the letter received 25 October 2012, will not ensure a sympathetic development. Whilst not ideal but in the interests of seeking a positive decision on the applications, I would therefore suggest that conditions be attached in this regard.

Recommendation: That planning permission and listed building consent be granted.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposals, subject to amendment by condition, will have an acceptable impact upon the character and significance of the listed building and the area immediately adjacent to the Forest of Bowland Area of Outstanding Natural Beauty.  Policies ENV20, ENV19, ENV2, G1 and ENV13.



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


DATE INSPECTED: 














