
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB/CMS

	Application No: 
	3/2013/0041/P

	Development Proposed:
	Erection of new gated fence across walkway at St Michael & St John’s Social Centre and Parish Hall, Lowergate, Clitheroe, BB7 1AG

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received within the 21 day statutory consultation period or by the date of writing this report.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections.

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV19 - Listed Buildings.

Policy ENV20 Proposals Involving Partial Demolition/ Alteration of Listed Buildings

Clitheroe Conservation Area Appraisal.

Regulation 22 Submission Draft Core Strategy

Policy DMG1 – General Considerations.

Policy DME4 – Protected Heritage Assets.

National Planning Policy Framework

Section 7 – Requiring Good Design

Section 12 – Conserving and Enhancing the Historic Environment

Other National Planning Policies and Legislation

Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990

English Heritage: Listing Selection Guide - Places of Worship

	POLICY REASONS FOR REFUSAL:

	DWLP – ENV20, SDCS – DME4 and Para. 132 of NPPF - The proposed treatment to the important historic fabric to which the gates would be attached has not been shown nor clearly and convincingly justified and has an unduly harmful impact upon the character and significance of the listed buildings.

DWLP – G1, ENV16, ENV19, ENV20, Core Strategy S.D – DMG1 and DME4 and Section 12 of NPPF - conspicuous and incongruous addition and would result in the unsympathetic enclosure of the historic and important open space between the two listed buildings.

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

	Planning permission is sought to erect a metal gateway between two grade II listed buildings on Lowergate, Clitheroe which are also within Clitheroe Conservation Area.  The gateway would be attached to and positioned between the gable end of the building known as number 39 and 41 Lowergate and the building known as St Michael & St John’s Social Centre which is referred to within the list description as St Michael’s and St John’s Primary School.

The gateway would be black powder-coated metal and would have an overall width of 3.3m and an overall height of 3.4m and would have two doorways set within it.  It would have an arched design with decorative metalwork and a sign would be affixed to it saying “Social Centre and Parish Hall”.  The gateway would be set back from the front elevations of both these Grade II listed properties by approximately 300mm.

In assessing the appropriateness of this application, it is important to take account of the effect that the proposals would have on the character, appearance and setting of the Grade II listed buildings to which the gates would be attached, and the character, appearance, and significance of Clitheroe Conservation Area in which the buildings are set. 

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states that the determination of planning applications must be made in accordance with the development plan unless material considerations indicate otherwise.

Policy ENV20 of the Ribble Valley Districtwide Local Plan (adopted June 1998) has this status, following Government Office North West approval, of a ‘saved policy’.  It 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 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 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’’.

The accompanying text states ‘The main elements of Council policy are retention and enhancement’.
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;

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.

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.

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 are part of the social role. Protecting and enhancing the built and historic environment and minimising pollution are part of the environmental role;

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

Paragraph 17 ‘Core Planning Principles’ includes ‘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 56 states “The Government attaches great importance to the design of the built environment. Good design is a key aspect of sustainable development, is indivisible from good planning, and should contribute positively to making places better for people”;

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 61 states “Although visual appearance and the architecture of individual buildings are very important factors, securing high quality and inclusive design goes beyond aesthetic considerations. Therefore, planning policies and decisions should address the connections between people and places and the integration of new development into the natural, built and historic environment”;

Paragraph 64 states “Permission should be refused for development of poor design that fails to take the opportunities available for improving the character and quality of an area and the way it functions”;

Paragraph 70 states ‘To deliver the social, recreational and cultural facilities and services the community needs, planning policies and decisions should … ensure that established shops, facilities and services are able to develop and modernise in a way that is sustainable, and retained for the benefit of the community’;
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 ... the opportunities to draw on the contribution made by the historic environment to the character of a place';
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 any 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”.

Paragraph 188 ‘Pre-application engagement and front loading’ states “Early engagement has significant potential to improve the efficiency and effectiveness of the planning application system for all parties. Good quality pre-application discussion enables better coordination between public and private resources and improved outcomes for the community’ and ‘Local

planning authorities should only request supporting information that is relevant, necessary and material to the application in question”.

Paragraph 128 of the National Planning Policy Framework states that in determining planning applications, Local Planning Authorities “should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting”.  It is noted that it has not been recognised that the buildings to which the gates will be attached are listed.  With this in mind no details have been submitted as to how the gates will be attached to each of the listed buildings.  This is contrary to advice given within the National Planning Policy Framework, particularly paragraph 126 which recognises that heritage assets are an “irreplaceable resource” and which should be conserved in a manner appropriate to their significance.  Paragraph 128 also says that 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.  Although a combined Design, Access and Heritage Statement has been submitted, this fails to even recognise that the two buildings to which this application will adjoin are actually designated Grade II listed properties.  This is a major omission from the submission and from the design process.  The Statement does however at least recognise that the buildings are within Clitheroe Conservation Area.  Notwithstanding this, the statement fails to take into account or make reference to what effect the proposals would have on the significance of these heritage assets, and that of the surrounding historic environment. Moreover no details have been submitted as to how the gates will be attached to these listed buildings and given they are nationally designated as grade II listed buildings the effect on their historic fabric, which could be significantly harmful, is unknown, and thus this will form the first reason for refusal.

Paragraph 60 of the NPPF states that it is “proper to seek to promote or reinforce local distinctiveness” and that Local Planning Authorities should take account of “the desirability of sustaining and enhancing the significance of heritage assets …” and “the desirability of new development making a positive contribution to local character and distinctiveness”.
The list description informs us that this building, formally the Catholic Church, was built in 1799.  Within the English Heritage Listing Selection Guide relating to places of worship, it states that “many of these post 1791 chapels were classical in style, simple galleried boxes hardly distinguishable from non-conformist chapels, their exteriors remain simple and understated, as old habits of concealment died hard.  Chapels could be tucked away behind the presbytery, which presented a discrete and domestic face to the world”.  It is considered that this describes the setting of these two listed buildings.

The proposed arched gateway with ornate ironwork appears overly ornate which detracts from the understated and simple exteriors of these two buildings.  By virtue of this, the proposed gateway is considered to be harmful to the restrained and considered classical appearance of the listed buildings, which is fundamental to their special interest and would obstruct what is and historically has been an opening between the two listed buildings.  This would adversely affect the character, appearance and setting of these listed buildings, one a former chapel, and would not ‘conserve’ the heritage assets, as required by paragraph 132 of the NPPF, and which would cause significant harm to the setting of these designated heritage assets.  

The proposal would also have an adverse effect on the character, appearance, and significance of Clitheroe Conservation Area, another designated heritage asset, in which Lowergate along with Castle Street, Church Street, Wellgate and Lowergate which the core of the conservation area is centred on, is also the core of the town’s original 12th century settlement.

A positive feature of the conservation area is the architectural and historic interest of the area’s buildings, 88 of which are listed; and the pleasing historic townscape.  The conservation area is notable for the number of religious buildings, which make up the towncape, including an Anglican and Catholic church and several non-conformist chapels.  The Appraisal specifically refers to the former Roman Catholic Church (1799) on Lowergate, the building to which this application relates, as have a simple plan form and round arched windows.  Although the proposed arched gateway may have been designed to reflect these openings (this is an assumption as no indication is given within the application as to the thought process which has lead to this design) I consider the proposed gateway would appear as a conspicuous addition which would detract significantly from the simplicity of the buildings to which it would be attached.

The principal negative features of the conservation area are the insensitive alteration of historic buildings, and twentieth century development which fails to preserve the historic character and appearance of the conservation area.  Lowergate is described within the appraisal as “an ancient route which meanders, with varying width, from Wellgate to the lower end of Moor Lane.  It contains some important historic buildings but west of Stanley House its townscape is marred by the blank aspect of the car park and the ‘backstreet’ atmosphere of its southern end”.  The gateway proposed, would not enhance this area of the conservation area as required by Paragraph 137 of the NPPF which requires “local planning authorities to look for opportunities for new development within Conservation Areas and World Heritage Sites and within the setting of heritage assets to enhance or better reveal their significance” and would impede the openness (historical) between these two buildings, which would significantly detract from the historical significance of the designated heritage assets (listed buildings and conservation area). In an email dated the 25 February 2013 from the Agent, Tony Hargen – AJH, comments regarding other railings and fences on Lowergate, including those surrounding Lowergate car park, directly opposite the application site, have been made.  Whilst I have not visited nor looked at the planning history for these other properties each application is judged on its own merits and this application has subsequently been assessed on this basis.  I do not consider the proposal would enhance the conservation area or the setting, character, and appearance of the adjacent listed buildings.

For these reasons it is considered that the proposed gateway would be a pretentious and incongruous addition, which would significantly detract from the simplicity and polite architecture of these buildings, which would harm the character, appearance, setting and significance of the listed buildings and the conservation area and which could potentially harm the historic fabric of the two listed buildings and for this reason should be resisted.  

In the email dated the 25 February 2013 from the Agent (Tony Hargen – AJH), a comment stating that the social centre has suffered from vandalism is made, however, no details or evidence substantiating this have been submitted and thus, at this point in time, I can not give any weight to this argument, in accordance with paragraph 134 of the Framework.  Notwithstanding this, I still consider the design of the gateway to be inappropriate and its erection harmful to the historic fabric and setting of the listed buildings, as such the application is recommended accordingly.

NOTE

Listed Building Consent is required for the works if planning permission was granted.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 18 FEBRUARY 2013

















