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	Development Description:
	Proposed detached garage/store on land to the west of Glebe Barn.

	Site Address/Location:
	The Glebe Barn Main Street Gisburn BB7 4HR

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
No objection.

LCC Archaeology:
	

	To the south of the main road the layout appears to be that of a planned settlement and the village layout is likely to have been altered and re-planned when the landscape park around Gisburne House was laid out from the 18th century. The vicarage and glebe (land attached to a vicarage for the support of the incumbent) may be part of the re-planning of the village although they may occupy the site of earlier properties fronting onto the main road through the settlement.

The Heritage Statement … an assessment of historical maps which show the area as garden.

Potential for archaeological remains or deposits to exist at the site, relating to the original extent and later development of the village. We would advise therefore that groundworks for the proposed building be carried out under an archaeological watching brief (Condition suggested).

Historic England:
Do not wish to offer any comments. Suggest seeking the views of the RVBC specialist conservation and archaeological advisers, as relevant.

RVBC Countryside:
Hawthorn tree T2 on the proposal plan is included for removal as part of tree consent 3/2020/0426 (because of its condition the loss of the tree should not be considered as a material concern).


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations
Policy DME4 – Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at section 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

Gisburn Conservation Area Appraisal

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)


	Relevant Planning History:

Pre-application advice was sought in October 2020: “the proposed building will be harmful to the character and appearance of Gisburn Conservation Area and the setting of listed buildings (particularly the Church of St Mary with which the Vicarage has a visual and historically functional relationship) because its siting within the front garden of the Vicarage is unduly prominent, conspicuous and incongruous. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy”.

3/1999/0053 – Conversion of redundant barn to a four bedroom dwelling with parking space. PP granted 22/4/1999.

3/1991/0736 - Conversion of barns into two dwellings and parish room. PP granted 3/3/1992.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The site appears to be part of the curtilage (garden) of the Vicarage and is very prominent at the junction of the A59 and the A682.

The site forms an apron and fitting setting to the elevated and impressive façade of the Vicarage. The 1850 OS map identifies the site and proposed buildings to be ‘The Vicarage’. The 1896 OS map suggests that the site has formed part of the front garden of the Vicarage from at least this date.

The adjacent Glebe Barn was a curtilage/service building to the Vicarage (see LCC Archaeology comments) and is set-down, to the side, with gable (are openings modern?) only addressing the church.

The Gisburn Conservation Area Appraisal identifies the Vicarage to be a Building of Townscape Merit positively contributing to character and appearance and closely related visually (see photo at page 7; within the listed building setting) and functionally to the Grade II* listed Church of St Mary:

An Important View from the site to the west; St Mary’s Church grounds Important Open Space; Church View Buildings of Townscape Merit (Townscape Appraisal Map).

“The more genteel houses are located at the extremities of the village. The church at the eastern end is the focal point for the vicarage and 18th-century detached houses sited deliberately to provide a view of the church” (page 6).

“there are houses of more individual design at the extremities of the village, including the Gothick-style Priory and the neoTudor Vicarage to the east and the bay-fronted houses of Park Road to the west. Former barns at both ends of the village have been converted to dwellings” (page 11).

“Vicarage: possibly mid-19th, rendered elevations under a Welsh slate roof, with flat-arched, two-light windows and drip moulds, coved eaves, and original boundary walls and railings” (page 15).
There is entrance to the grounds of Church of St Mary directly opposite the Vicarage. This is shown on the 1853 and 1894 OS maps. The list description may suggest that the neo-Tudor design of the Vicarage echoes that of the church:

“Church, probably early C16th with remains of C12th and C13th … (the north aisle) with Tudor-arched heads to the lights … The east chancel window is of 5 lights under a Tudor-arched head with hood”.

The site is also within the setting of The Grove, a Grade II listed  early-to-mid C19th house of neo-classical design which addresses the church (and the application site) “windows sashed with glazing bars … reeded timber doorcase with cornice”. 

The submitted Heritage Statement identifies:

“Mapping of 1895 (figure 3) shows the arrangement of the barns and the Vicarage in more detail, with gardens of the Vicarage extending to the west of the barn … Tithe records from the 1840s confirm that the barns and Vicarage were previously under the same ownership (‘Glebe land’), belonging to the adjacent Church of St Mary” (2.3).

“Archaeological interest … The proposals site was formerly gardens associated with the adjacent Vicarage to the north” (3.6).

“Historical interest … prior use as part of a garden to the neighbouring Vicarage. Herein the plot holds some minor illustrative and associative value” (3.8).

“Historical interest … Glebe Barn also holds a degree of historical interest owing to its history of use and prior associations with the Vicarage … the building remains interpretable as a former barn because of its former cart entry doorway facing the road” (3.9).

“Architectural and historic interest … The proposals site … does feature in some views of Glebe Barn, the Vicarage to the north and the listed St Mary’s Church and The Grove” (3.11).

“The site also lies adjacent to a busy roundabout road junction” (3.14).

“As illustrated in figures 8-13, the new garage will be readily visible in some views of the listed buildings” (4.14).

“The initial findings of the statement are that the site of the proposed garage is in a relatively prominent position at the corner of Hellifield Road and Main Street, sitting immediately adjacent to a busy roundabout junction” (5.2).


	Proposed Development for which consent is sought:
Planning permission is sought for a 3-bay garage/store on land within the garden area of the Vicarage until 2020 and close to the junction of the A682 and A59. The submitted location plan and application form identifies that this land is now in the ownership of the applicant.

The proposed garage/store is 9m (w) x 6.3m (d) x 4.6m (ridge height), constructed of natural stone walls and natural slate roof and has three garage – type doors to the east elevation and three rooflights to the west roofslope.

A Visualisation Study has been submitted.

The submitted Planning Statement identifies:

“The garage will provide a structure for the occupants of Glebe Barn to store vehicles safely and will allow equipment and other materials to stored and protected from the elements” (4.5).

	Impact upon the character and appearance of Gisburn Conservation Area and the setting of listed buildings:

The proposed garage is unduly prominent, incongruous and conspicuous because of its size, form (modern rooflights) and siting (front garden of the Vicarage; detached from the Vicarage’s historic service buildings; land between the Vicarage and the church grounds; land between The Grove and the church grounds; adjacent to A682 and A59 - the view along the latter is an Important View in the conservation area appraisal). Important and intentional (as represented, for examples, by the neo-Tudor detailing of the vicarage with reference to the church and the orientation of The Grove facade) visual relationships between listed buildings and with the Vicarage are disrupted.

The Gisburn Conservation Area Management Guidance identifies:

“Weaknesses … front gardens sacrificed to hard standing and car parking” (page 18).

“Article 4 Direction … The Vicarage … The kinds of work that it is proposed to control include … the erection of sheds and other outbuildings” (page 20; NB the proposed Article 4 Direction has not been implemented).

The following has also been considered.

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that in considering whether to grant planning permission or permission in principle for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State 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 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that in the exercise, with respect to any buildings or other land in a conservation area, of any functions under or by virtue of the planning acts, special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.

NPPG Historic Environment identifies:
“The extent and importance of setting is often expressed by reference to the visual relationship between the asset and the proposed development and associated visual/physical considerations. Although views of or from an asset will play an important part in the assessment of impacts on setting, the way in which we experience an asset in its setting is also influenced by other environmental factors such as … our understanding of the historic relationship between places. For example, buildings that are in close proximity but are not visible from each other may have a historic or aesthetic connection that amplifies the experience of the significance of each” (paragraph 13).

‘Making changes to heritage assets’ (Historic England, 2016) identifies:
“The main issues to consider in proposals for additions to heritage assets, including new development in conservation areas … relationship with adjacent assets … treatment of setting. … It would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting. Assessment of an asset’s significance and its relationship to its setting will usually suggest the forms of extension that might be appropriate” (paragraph 41).

Core Strategy Policy DMG1: General Considerations requires development to “be of a high standard of building design which considers the 8 Building in Context Principles from the CABE/English Heritage Building in Context Toolkit (and) be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials”. The development conflicts with the following Building in Context Principles: Principle 1 - A successful project will start with an assessment of the value of retaining what is there. Principle 2 - A successful project will relate to the geography and history of the place and lie of the land. Principle 3 - A successful project will be informed by its own significance so that its character and identity will be appropriate to its use and context. Principle 4 - A successful project will sit happily in the pattern of existing development and the routes through and around it. Principle 5 - A successful project will respect important views. Principle 8 - A successful project will create new views and juxtapositions which add to the variety and texture of the setting.

Core Strategy Policy DME4 states that in considering development proposals the council will make a presumption in favour of the conservation and enhancement of heritage assets and their settings. Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported. Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

The National Design Guide (2021) is particularly relevant at C1 and C2: 

“Well-designed new development is integrated into its wider surroundings, physically, socially and visually. It is carefully sited and designed, and is demonstrably based on an understanding of the existing situation, including: the landscape character and how places or developments sit within the landscape … patterns of built form, including local precedents for routes and spaces and the built form around them, to inform the layout, grain, form and scale … the architecture prevalent in the area, including the local vernacular and other precedents that contribute to local character, to inform the form, scale, appearance, details and materials of new development” (paragraph 43). 

“Well-designed places and buildings are influenced positively by the history and heritage of the site, its surroundings and the wider area, including cultural influences” (paragraph 48).

The submitted Planning Statement and Heritage Statement include visualisations of garage/store impact. However, these are from a small number of set locations and do not convey the overall impact of development on views which are kinetic (e.g. the conservation area appraisal Important View passing the site).

NPPG states that “substantial harm is a high test, so it may not arise in many cases”. The development is potentially reversible (no loss of historic fabric) and harm to the setting of listed buildings and the character and appearance of Gisburn Conservation Area is ‘less than substantial’. NPPF paragraph 196 requires that ‘less than substantial’ harm be weighed against any public benefits of proposals. The submitted information suggests that the proposal will reduce the number of cars parked along the road (streetscene) – however, the conservation area appraisal suggests that the loss of gardens to parking is a Weakness (and the Vicarage is a property suggested for Article 4 Direction). The public benefit of construction employment does not outweigh the harm to the character and appearance of Gisburn Conservation Area and the setting of listed buildings.


	Residential Amenity:
The proposals have an acceptable impact upon residential amenities.

	Highways:
The comments of LCC Highways have been considered.

	Trees:
The comments of RVBC Countryside have been considered.


	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duties at section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and 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 permission be refused for the following reason:

The proposed garage and store is harmful to the character and appearance of Gisburn Conservation Area and the setting of listed buildings because it is unduly prominent, incongruous and conspicuous resulting from its size, form and siting. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.
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