
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/CMS

	Application No: 
	3/2012/0914/P (PA) & 3/2012/0927/P (LBC)

	Development Proposed:
	Erection of reception classroom at St Mary’s RC Primary School, Longsight Road, Osbaldeston

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No objections.

Historic amenity societies – Consulted, no representations received.

United Utilities – No objection.  The site must be drained on a separate system with all foul drainage connected into the foul sewer.  Surface water should discharge to the soakaway/water course/surface water sewer and may require the consent of the Local Authority.  If surface water is allowed to be discharged to the public surface water sewerage system, United Utilities may require the flow to be attenuated to a maximum discharge rate determined by United Utilities.

A separate meter supply to each unit will be required at the applicant’s expense and all internal pipework must comply with the current water supply (water fittings) regulations 1999.

Should this planning application be approved, the applicant should contact United Utilities service enquiries regarding connection to the water mains/public sewers.

It is the applicant’s responsibility to demonstrate the exact relationship between any assets that may cross the site and any proposed development.

Due to the public sewer transfer, not all sewers are currently shown on the statutory sewer records, if a sewer is discovered during construction, contact a building control body to discuss the matter further.

Lancashire Constabulary – During the period 29 October 2011 to 29 October 2012 there have been reported crimes within the immediate vicinity of the location including burglary, vehicle crime and criminal damage.  In order to prevent the opportunity for criminal activity in and around the developed site it is recommended:

Schools are often a target for burglary as it is likely that there are a number of laptops, projectors etc stored within the buildings for use by the pupils.

The security of the site is not referred to in the application but should be thought about at this early stage to ensure the right products are incorporated within the design to safeguard against future crime.

As this building is not part of the main school building, consideration should be given as to how the alarm system would link up to the main school alarm.  The windows should meet BS 7950, should be laminated or toughened glazing and be fitted with restrictors which prevent them being opened beyond a small amount from the outside.

The external door sets should meet PAS 24, this means that it has been tested against regular forms of intruder attack.

Electronic access controls should be considered to prevent unauthorised access.

If the site currently has a CCTV system, it should be extended to cover the new building.

Internal storage should be considered for locking away valuables, out of sight – not seen from windows and doors.

All valuable items should be clearly and permanently marked with school details – this makes them easily identifiable should they be stolen but also makes them far less desirable to the thief.

RVBC Countryside Officer (revised plans) - Due to likely collateral damage arising from construction, neither front nor side hedges are unlikely to survive.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

National Planning Policy Framework (NPPF).

HEPPG.

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

Policy ENV19 - Listed Buildings (Setting).

Policy G1 - Development Control.

Policy G6 - Essential Open Space.

Policy ENV13 - Landscape Protection.

Policy G4 - Settlement Strategy.

LDF – Emerging Core Strategy.



	POLICY REASONS FOR REFUSAL:

	Harmful impact upon the settings and significance of the listed school and church. ENV19, G1(a) and G6.



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

	The ‘School south-west of Church of St Mary’ is a Grade II listed (13 March 1986) building of 1845 (not shown on the Ordnance Survey map of 1845). It is prominently sited adjoining the A59. The ‘Church of St Mary, with presbytery’ adjoins and is a Grade II listed (13 March 1986) Roman Catholic Church and presbytery of 1837-8.
The 1845 school build has a small and simple rectilinear (with porch) footprint but interesting details. The list description identifies “gables coped with kneelers and apex crosses. East and west walls have 4-light windows with Perpendicular tracery under a flat head. Above each is a trefoiled opening”.

Pevsner N. ‘The Buildings of England: North Lancashire’ (2000) states “St Mary (R.C.) 1837-8. Visually rewarding as a group with the presbytery and the school (of 1845). Architecturally interesting because no longer Georgian with arched windows, as was the Catholic tradition, but Perp for the church windows (of two lights) and Tudor for the presbytery” (page 185).

The school and church are within the Osbaldeston village boundary (Policy G4). However, their open and distinct historic setting and the isolation from the village proper, would appear to be recognised in the Local Plan Essential Open Space designation (Policy G6; NB. the necessity and efficacy of this policy is being reviewed in the Emerging Core Strategy).

An aerial photograph from the 1960s shows the historic build with original footprint and in isolation.

Relevant planning history
Pre-application advice has not been sought in respect to the proposals.

3/2009/0872 – An outdoor play canopy approx. 6m x 6m x 3.1m high. PP granted 27/11/2009. 

3/2008/0648 & 0647 –Single storey staff room and KS2 extension. LBC & PP granted 16/09/2008 & 30/09/2008.

3/2005/0819 & 0818 – Insertion of 3no. conservation rooflights to rear roof slope, general refurbishment of the hall and internal alterations. LBC & PP granted 15/12/2005.

3/2002/1029 – PROPOSED CLASSROOM EXTENSION AND ALTERATIONS TO PROVIDE ADDITIONAL TEACHING AREA. LBC granted 14/01/2003.

3/1994/0452 & 0451 – REMOVE EXISTING TEMPORARY CLASSROOM.  EXTEND 2 CLASSROOMS, ANCILLARY ACCOMMODATION AND HARD PLAY AREA. LBC & PP granted 14/09/1994.

3/1981/0279 – Erection of small cabin. PP granted 21 May 1981.

6/9/2778 - Toilet extension. PP granted 28 April 1969.

Legislation, policy and guidance

Planning (Listed Buildings and Conservation Areas) Act 1990
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.

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.

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.

The Ribble Valley Districtwide Local Plan (June 1998) is particularly relevant at Policies ENV20, ENV19, ENV13, G1,G6 and G4.

The NPPF is particularly relevant at paragraph 6, 7, 14, 17, 56, 64, 72, 74, 126, 128, 129, 130, 131, 132, 134, 188 and 192.

The HEPPG is particularly relevant at paragraph 44, 64, 80, 114, 119, 120, 121, 178, 180 and 187.

The ‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011) states:

“where the significance of a heritage asset has been compromised in the past by unsympathetic development affecting its setting …  consideration still needs to be given to whether additional change will further detract from … the significance of the asset” (2.4).
“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. 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).

‘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. 

The ‘Designation Listing Selection Guide : Educational Buildings’ (English Heritage, April 2011) states:

“Public education 1800-1870. The rate of school building increased dramatically during this period, fuelled by competition between the dissenting and Anglican churches” (page 3);

“Education buildings are particularly sensitive ones. It needs to be clearly stated that designation and the positive management of these places are in no way incompatible with aspirations for educational improvement. Historic interest and architectural distinction often combine to create inspirational places of learning. Change and re-use are very often appropriate too. School and higher education buildings also contribute greatly to the richness of the local scene” (page 8);

“Schools are often, along with churches, notable landmarks and were designed as such: their contribution to the character of historic neighbourhoods should be taken into account as well” (page 8);

“Schools before 1870 … The rarest survivals can be very humble, especially pauper and factory schools, and may be easily overlooked because they are plain and have no distinctive plan form. Their very humility lends them significance, and they should not be judged against grander schools” (page 9).

‘Refurbishing Historic School Buildings’ (English Heritage, 2010) states:

“Total understanding of the buildings in question enables identification of any key design aspects that should be ‘ring-fenced’ early in the process to ensure they are retained and refurbished in the event of difficulties” (page 7);

“Constructive conservation sums up the English Heritage philosophy behind our aim of ensuring that historic buildings remain fit for purpose through investment and adaptation. This is particularly appropriate for school buildings given the continually evolving world of both the curriculum and teaching methods” (page 9);

“Allow for the future. For many historic schools, this will not be the first refurbishment project carried out on the buildings. Indeed, poorly thought through incremental change over the years may have eroded and damaged the building’s special interest and character. Additionally, perceptions of significance can often vary over time so it is sensible when dealing with historic school buildings to consider the reversibility of interventions being planned” (page 9)

“In broad terms, a historic school building is unlikely to meet every modern guideline. But it is important to remember that guidelines such as those contained in the relevant Building Bulletins need to be used flexibly and imaginatively, particularly when dealing with historic buildings which may not fit a standard model” (page 10). 

Designation Listing Selection Guide :Places of Worship (English Heritage, April 2011) states:

“Emancipation and building boom, 1829-80 …  Fearful that non-Catholic education and poor relief would seduce the faithful from the Catholic Church, much emphasis was placed on developing the teaching and nursing orders. In many Catholic parishes the school preceded the church and the hard and fast division of sacred and secular space meant that the majority of churches were endowed with a building suitable for social and community activities. The complex of school, large presbytery and hall is common in many Catholic urban parishes and the group value of these combinations should be carefully assessed …In the 1840s, Catholic churches began to match scale and architectural pretension of those of the Established Church. A.W.N. Pugin, the great pro-Gothic polemicist, was responsible for a large number of Catholic churches in his short career …  Pugin’s detractors challenged him in the Rood Screen Controversy (1848-1852) notably Cardinal Newman, for whom the classical architecture of Rome was perceived to be a more appropriate architectural idiom for the English Catholic Church resurgent … As with churches of an earlier generation, the value of an ensemble with ancillary buildings may justify inclusion for townscape value” (page 7-8).
Brunskill R.W. ‘Traditional Buildings of Britain’ states “The religious fervour of the nineteenth century saw the construction of huge numbers of church buildings for Anglicans, Non-Conformists and Roman Catholics and these, too, are generally accepted as works of polite architecture” (page 75).

Submitted information

The application form states that there are no hedges on the development site (Question 19).

The Heritage Statement acknowledges that “some of its significance and setting has been lost by the scale of later development … the inclusion of upvc windows has damaged the character of the building”. It is also suggested that the impact of development will be mitigated: “the majority of the building will be hidden from the road by the existing hedges along the roadside and side boundary”.

The Design and Access Statement does not discuss or discount any other opportunities for providing classroom space on the site. A little more information is provided in the letter received 19 November 2012 (this refers to the scheme being ‘the only cost effective option’ and the result of pressure from Central Government education policies).

Conclusion

The proposed building does not appear to be attached to the listed building and it is not clear why a listed building consent application has been submitted.

I would concur with Pevsner’s assessment of the architectural and visual interest of this historic building assemblage. I note from English Heritage’s Places of Worship that the close association of Roman Catholic school, church and presbytery is typical and by design (whilst the school did not precede the church in this case, the former’s siting immediately adjacent to the road gives it a prominence).

Previous additions to the school have been considerable but carefully sited so as to defer to the significance and values of the historic build. However, in my opinion and mindful of HEPPG paragraph 178, 187, 180 and 121, the proposal (as revised) dominates the historic build and obscures its distinctive detailing (particularly the west gable). Furthermore, the strong historic connection and inter-visibility (particularly front and west façades) of school, church and presbytery will be compromised and eroded by the introduction of a conspicuous modern structure at the forefront of the site. 

I am mindful of the public benefits that would result from this development (NPPF paragraph 134 and 72) but do not believe that these outweigh the considerable harm to the listed building and its setting. Mindful of the expectations on the Borough Council at NPPF paragraph 72, it is unfortunate that pre-application advice was not sought and alternative proposals considered and discussed.


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


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














