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	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Removal of the existing flat roof rear extension/structure, erection of a replacement single-storey extension to rear, erection of a single-storey extension to side, two new window openings formed in the side elevation and associated alterations.

	Site Address/Location:
	St Marys Vicarage Main Street Gisburn BB7 4HR

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

Historic England:
Do not wish to offer any comments. Seek views of the RVBC specialist conservation and archaeological advisers.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
   	
Key Statement EN5 – Protecting Heritage Assets 
Policy DMG1– General Considerations
Policy DME4– Protecting Heritage Assets
Policy DMH5 – Residential and Curtilage Extensions

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


	Relevant Planning History:
3/2021/0469 – (The Glebe Barn, Main Street). Detached garage/store on land to the west of Glebe Barn.  Appeal dismissed 16/12/2021.

3/2013/0965 – Residential development of a single dwelling within the grounds of St Marys Vicarage. PP refused 14/1/2014.

3/1989/0811 – Demolition of outbuildings and replacement garage. PP granted 6/2/1990.

3/1988/0247 – Conversion of barn to dwelling. PP refused.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
St Mary’s Vicarage is a C19 (see 1850 OS map) neo-Tudor designed building which faces the church (‘Church of St Mary’; Grade II* listed; ‘probably early C16’ list description) to the west.  OS maps within the Gisburn Conservation Area Appraisal and the submitted Heritage Statement suggest the present plan and form may have evolved in the C19 and C20. It has a square, double-pile plan, symmetric frontage (focussed around a front single-storey porch) and hipped roof. It is slightly elevated above street level. Views between church and vicarage are now reduced by trees. The Gisburn Conservation Area Appraisal identifies it as a Building of Townscape Merit (positively contributing to character and appearance) and advocates Article 4 Direction restriction on works. The north gable has two windows at ground floor only (original design); the south gable and rear elevation appears to have been altered, including extension. 

The building is also within the immediate setting of ‘The Grove’ (Grade II; ‘House, early-to-mid C19th’ list description) and ‘The Priory’ (Grade II; ‘House, early C19th’ list description).


	Proposed Development for which consent is sought:
Planning permission is sought for:
a north gable ground floor extension with parapet roof (and raised lantern), two-light full height window to the west, three-light full height glazed doors to north, access through drop-down and widening of window opening;
creation of two north gable first floor openings;
demolition of the existing modern rear flat-roof extension and rebuilding larger to same design.


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

The Vicarage is visually and functionally closely associated with the Church of St Mary (see photo at page 7 of the Appraisal taken between buildings on the A682 Hellifield Road; the church entrance path originates from opposite the Vicarage). Neo-Tudor design compliments the C16 church. The Gisburn Conservation Area Appraisal (The Conservation Studio consultants) recognises this character in recommending the removal of residential permitted development rights by Article 4 Direction. The Appraisal identifies of the Vicarage Building of Townscape Merit that it has distinctive architectural features (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 which make it stand out from other dwellings; page 15). It also states that whilst “the historic buildings of Gisburn are relatively modest and conservative” (page 12), “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” (page 11). Design also reflects the C18 movement away from traditional vernacular building to a more consciously designed ‘polite’ form of architecture. In this respect, the Vicarage is influenced by a sense of proportion and symmetry (e.g. incorporation of carefully spaced sash windows; double-pile plan). The Appraisal also identifies of C18 planning “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).

The proposed side extension (including west elevation opening wider and cill height lower than ground floor openings to the façade of the Vicarage) unbalances the symmetric view from the front and becomes the focus of the north gable which is restrained and intended to lead the view from Hellifield Road to the imposing front elevation and the Vicarage’s juxtaposition with the church. First floor north gable windows result in further incongruity and conspicuousness (but such changes are not yet subject to Article 4 Direction). 

The existing rear elevation extension is incongruous and conspicuous because of its flat-roof and horizontally-emphasised form which cuts across the elevation and its historic fenestration. This impact will be compounded by its enlargement and inclusion of square-shaped windows.  There are no significant public views of this extension and impact to the conservation area is largely in respect to the Building of Townscape Merit’s character.

The proposals are harmful to the character and appearance of Gisburn Conservation Area and the setting of the Church of St Mary with which it is closely associated. The Gisburn Conservation Area Appraisal identifies the churchyard as the village’s principal open space and a Significant Open Space (from which to view the church and its environs). The church and churchyard are also part of the Summary of Special Interest. NPPG Historic Environment paragraph 13 identifies that existing part screening of the site by trees does not provide significant mitigation “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”.

‘Making changes to Heritage Assets’ (Historic England, 2016) is relevant at paragraph 15 (door and window significance), 41 (issues to consider in extension of heritage assets) and 42 (importance of retaining historic fabric).

In respect to previous harmful works and proposals, NPPG Historic Environment paragraph 13 and ‘Managing Significance in Decision Taking in the Historic Environment (Historic England, 2015, paragraph 28) request consideration to the implications of cumulative change.

Therefore, the proposals are contrary to Key Statement EN5 and Policy DME4 and DMG1 of the Ribble Valley Core Strategy which require:

The Historic Environment and its Heritage Assets and their settings to be be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits (EN5);

Proposals within a conservation area to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. Location, scale, size, design and materials and existing buildings, structures, trees and open spaces are identified as important considerations;

Development proposals on sites within the setting of listed buildings to not cause harm to its significance (DME4);

All development to: 
Design - be of a high standard of building design which considers the 8 Building in Context Principles (from the CABE/English Heritage Building on Context Toolkit and be sympathetic to existing and proposed land uses in terms of its size, nature, scale, style, features and building materials.

Environment - protect and enhance heritage assets and their settings (DMG1).

Policy DMH5 confirms “proposals to extend or alter existing residential properties must accord with policy dmg1 and any relevant designations within which the site is located”.

The harm to the conservation area and setting of the Church of St Mary is limited to the immediate area around the site and is of ‘less than substantial harm’. 

NPPF paragraph 202 requires that ‘less than substantial’ harm be weighed against any public benefits of proposals. NPPF paragraph 200 also requires clear and convincing justification for any harm to designated heritage assets. Proposals to repair wall rendering are a public benefit.

The public benefit of render repair and construction employment do not outweigh the harm to the character and appearance of Gisburn Conservation Area and the setting of the Church of St Mary.


	Residential Amenity:
The proposal has an acceptable impact upon residential amenities.

	Highways:
The comments of LCC Highways identify the proposal to be acceptable in this regard.


	Ecology:
RVBC Countryside suggests an advisory note for bats required in the event of recommendation of approval.


	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, NPPG 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 proposal is harmful to the character and appearance of Gisburn Conservation Area and the setting of the Church of St Mary because: (i) the side extension is incongruous and conspicuous in respect to the important symmetrical design of Vicarage front elevation and subservient design of the north elevation and (ii) the rear extension is incongruous in respect to the architectural character of the rear elevation of the Building of Townscape Merit. This is contrary to Key Statement EN5 and Policies DME4, DMG1 and DMH5 of the Ribble Valley Core Strategy.
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