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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Construction of garage with parking for 5 vehicles to be used by Chapel House and Nos. 1 and 2 Chapel School. Installation of automatic gates, external lighting and CCTV; construction of garden summer house, greenhouse and patio area.

	Site Address/Location:
	2 Chapel School St Nicholas Avenue Sabden BB7 9HR

	


	CONSULTATIONS: 
	Parish/Town Council

	Object to materials  (metal gives an industrial effect); height (imposes on to St Nicholas Mews) and possible future use given size (condition if grant permission).

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection; no conditions.

	LCC Archaeology:
	

	The proposed garage block is sited partially within the footprint of the 1879 chapel. 
There are no obvious limits set to burials within the plot. Sensible for the council to request that the applicants confirm in writing that there are no known burials outside of those two areas and, if available, that they back this up with a copy of the burials plan or other appropriate evidence. If confirmation is inconclusive, then it must be suspected that the groundworks required for the proposed new garage have the potential to disturb buried remains here. As such a full foundation design with a dimensioned plan and sections minimising this potential should be supplied by the applicants. It should not be assumed that any human remains will be deeply buried, as it is not unusual for such remains to be disturbed and redeposited at fairly shallow depths as part of normal graveyard activities.
The proposed patio area isn’t on the site plan - location and extent - detailed foundation design or section drawing if potential burials.

Discussion on implications of the Burial Acts.



	CONSULTATIONS: 
	Additional Representations.

	10 letters of objection have been received in respect to the original submission:
Materials (metal in AONB and chapel curtilage; industrial unit);
Light loss to Wesley Street and St Nicholas Mews;

Incongruous and does not reflect heritage - inappropriate scale, size and roller shutters. Former chapel and school rooms and still a burial ground visited by relatives –spoil the vista;
Overbearing;

Proposed use (see metal; external lighting; CCTV)?

	

	RELEVANT POLICIES :

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Key Statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and curtilage extensions

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG)

Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duty at section 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]). 



	Relevant Planning History:

No Pre-application advice has been sought.

3/2011/0284 - Proposed change of use from a Chapel and Sunday School to two residential apartments. Refurbishment and adaptations to the existing building including demolition of W.C. block, construction of new hobby room and porch. Replacement and installation of of windows and doors. Internal structural adaptations and minor external works/landscaping. PP granted 11 November 2011. PD removed for future extensions and/or alterations to the dwelling including any development within the curtilage and future additional structures, hard standing or fences. Condition 8 has not been discharged:
“Notwithstanding the area indicated on the submitted plans, Drawing number SCD/FPL 06, a plan indicating the precise location of any proposed curtilage for the dwelling, and details of its means of boundary treatment (i.e. walls, fences or hedges) including their height shall be submitted to and approved in writing by the Local Planning Authority. No curtilage shall be formed, except in accordance with the approved details.

REASON: In the interests of visual amenity and to comply with Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan”.

3/2011/0339 – Demolition of WC block. CAC approved 10 November 2011.
3/1988/0753 – Car parking for 12 cars and formation of driveway onto public highway at St Nicholas Avenue. PP granted. 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The former (conversion in 2011) Sabden Methodist chapel and Sunday school is prominently sited in an elevated position (with the curtilage dropping down the hill) within Sabden Conservation Area. The immediate setting (gravestones) and the extent of historic curtilage has largely been retained (original walling, railings and entrance gate piers – see 8.5.4 of the Heritage Statement) although the modern residential St Nicholas Mews and the former chapel car park hardstanding intrudes. The comments of LCC Archaeology identify the potential significance (burial grounds) of the chapel’s curtilage. Therefore, the site and structures are of significant evidential, historical, communal and aesthetic value (to the industrial settlement which has lost most of its mills).

The proposed garages are sited within the chapel car park formed in 1988. 
The Sabden Conservation Area Appraisal identifies:

the former Sunday School and adjacent 12-52 Wesley Street to be Buildings of Townscape Merit; 

“the first Methodist Chapel was built in 1835. Growth in the congregation called for a larger chapel and in 1879 a prestigious chapel was built on the south side of today’s Wesley Street. The façade of the building with a 30 metre spire overlooked the crossroads in the centre of the village. The chapel was demolished in the 1960s but the former school is used for worship. St Nicholas Mews occupies the site of the former chapel’s driveway which, prior to that, was the site of a four storey building known as the Counting House which provided bookkeeping services for the print works and cotton mills until its demolition in the early 20th century. Richard Cobden, the radical reformer  … reputedly made his first speech here in the 1830s”  

“Weaknesses: The principal negative features of the proposed Sabden Conservation Area are … loss of key buildings including Methodist Chapel”. 

The submitted Heritage Statement identifies that whilst a number of chapels have been built and subsequently  demolished on the site, the existing former chapel/Sunday school building has been a continued presence for 183 years:

“a chapel with a capacity of 150 people was constructed in Sabden in 1835 … A separate Sunday School was constructed in autumn 1836 to the north west of the chapel … In 1848 a second chapel was built on the same site … The second chapel would go on to be replaced by a third and much larger church which was built in 1879 … However, the church would be demolished in 1965 due to maintenance and structural issues … Following the demolition of the church, it would be the Sunday School building that would continue the function of the church and would act the primary Methodist place of worship for Sabden until 2008”.

 

	Proposed Development for which consent is sought:

The case officer advised 22 July 2019:

“In the granting of planning permission for conversion to residential use in 3/2011/0284, the Borough Council imposed Condition 5 withdrawing residential permitted development rights (including development within the curtilage). This was to ensure retention of the important contribution of the former Methodist Sunday School (used until 2008 for worship) and its immediate and fitting graveyard setting to Sabden Conservation Area’s character and appearance. 

In my opinion, the proposed garage is incongruous and conspicuous and is harmful to the character and appearance of Sabden Conservation Area because of its size, location, materials and industrial appearance. The incongruity and conspicuousness of this structure would be compounded by lighting and units, CCTV units and roof-top solar panels. There are a number of prominent and ostensibly domestic structures on the site and this harmful impact to conservation area character and appearance would be compounded by the proposed greenhouse and summer house. 

It is therefore my intention to recommend refusal of planning permission for the proposed development in 3/2019/0446”.

The case officer advised 8 August 2019:

“I understand that you intend to respond to my concerns below and have appointed an agent in this regard … I confirm my additional observation at this morning’s meeting that without the submission of a cross-section drawing showing the relative levels of the proposed garage and the adjacent 3 St Nicholas Mews, it has been difficult to judge the impact on the amenities of the residents of this property. I also note that the ‘Existing’ and ‘Proposed’ location plans appear to be identical”. 
Revised plans were received 30 October 2019 showing a triple garage (doors facing St Nicholas Avenue) in stone. Section drawings are included showing the relationship to the adjoining residential property. The gable elevation plans appear to have been incorrectly labelled.  
The proposed greenhouse and summer house have been omitted from the revised site plan.

The submitted Heritage Statement (30 October 2019) identifies:

“Should any below ground archaeological deposits of the church exist close to the surface then it is likely that these will be affected by the construction of the proposed garages. A number of burials are also present around the site. A map of the site has been provided by our client which indicates the presence the locations of each burial within the site. Given that the proposed garages are to be sited in an area occupied by the former church, it is unlikely that any buried remains will be encountered. No burial plots are indicated to exist on the map provided by the clients from the Methodist church”.



	Impact upon the character and appearance of Sabden Conservation Area and the cultural heritage of the Forest of Bowland AONB:

The proposed triple garage has a harmful impact upon the character and appearance of Sabden Conservation Area because its size, prominence and overtly domestic form is incongruent within the historic chapel/Sunday school grounds (open area with low boundary walls/railings and gravestones). 
NPPG states that “In general terms, substantial harm is a high test, so it may not arise in many cases” – the harm to the character and appearance of Sabden Conservation Area is considered to be ‘less than substantial’. The public benefit of construction employment does not outweigh the harm to the designated heritage asset (NPPF paragraph 196). Paragraph 10.6.6 of the Heritage Statement (justification) refers to three dwellings at the site whereas 3/2011/0284 relates to two apartments.


	Impact Upon Residential Amenity:

The floor and gable elevation plans are contradictory but appear to show that any future first floor use of the garages could result in significant overlooking of first floor windows at No 3 St Nicholas Mews (c.8m between facing elevations). If approval was considered, this could be adequately controlled by the use of an obscure glazing condition.

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duty at section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage asset (NPPF paragraph 193) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that planning permission be refused.


	RECOMMENDATION:
	That planning consent be refused for the following reason

	01
	The proposed triple garage has a harmful impact upon the character and appearance of Sabden Conservation Area because its size, prominence and overtly domestic form is incongruent within the historic chapel/Sunday school grounds. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.



	
	


