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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed installation of a BT Street Hub and associated display of advertisement to both sides of the unit

	Site Address/Location:
	Pavement outside 7-9 King Street Clitheroe BB7 2EU

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have objected to the proposal stating the following:

The Town Council wishes to object to these applications on the grounds that the proposed structures will be totally out of character in a historic market town. It is also submitted that siting a structure outside a pub may lead to problems with vandalism.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have noted that ‘The footway at the proposed location of the street hub is currently being altered to extend the footway into the carriageway to provide an enhanced pedestrian crossing point.  The plans should be amended to reflect this’.

However, the LHA have not raised any objection to the proposal and have suggested the imposition of a number of conditions should consent be granted.

	CONSULTATIONS: 
	Additional Representations.

	
42 Letters of representation have been received objecting on the following grounds:

· Out of keeping with the area
· Harmful to the character of the area
· No benefits resultant from the hub(s)
· Will be subject to vandalism
· Will attract anti-social behaviour

Clitheroe Civic Society have also objected on the following grounds:

· Undermines character of the area
· Overtly prominent
· Degrading effect on the Conservation Area
· Inappropriate development


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations
Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DME2 – Landscape and Townscape Protection 
Policy DME4 – Protecting Heritage Assets 

National Planning Policy Framework (NPPF)
Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
Clitheroe Conservation Area Appraisal 
Clitheroe Conservation Area Management Guidance


	Relevant Planning History:

There are concurrent planning applications for two other street hub locations in Clitheroe and one in Whalley, together with associated applications for advertisement consent.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an area of land within the public realm to the north of numbers 7-9 King Street, Clitheroe.  The application site is located within the designated Clitheroe Conservation Area also being located within the designated Main Centre Boundary of Clitheroe.


	Proposed Development for which consent is sought:

The application seeks consent for the installation of a ‘Street Hub’ within the public realm located directly outside 7-9 King Street, Clitheroe.  The submitted details describe the Street Hub as:

‘free-standing structures featuring a fully accessible tablet interface and digital HD display screens on two sides. Overall Street Hub dimensions are 35cm deep and 123.6cm wide (reduced tapered footprint is 120.1cm), with a height of 298cm to maximize the Wi-Fi range without dominating the street. A narrow base limits the footprint while ensuring access to wheelchair users’.

Street Hubs have been designed to be accessible to all users, regardless of their physical or technological capabilities, including:

· Tablet interface placed at 1m to provide easy access for wheelchair users
· Easy-touch 999 call button to ensure it can be used regardless of mobility restriction
· High-contrast large type labels 
· TalkBack functionality facilitates full access to the tablet for all users 
· Hearing induction loops integrated into each unit Intuitive touch screen interface

Also, ‘Next Generation Text Relay’ makes Street Hubs even more accessible to those who are deaf, hard-of-hearing or speech impaired. Using the tablet callers can type words for a Relay Assistant to then speak to the call recipient. The Relay Assistant types back any responses to the caller, allowing for an effective two-way conversation.

The Street Hub unit will be funded through the display of advertising in conjunction with other council and community content, via sponsorship from companies who will utilize the digital HD display screens on both sides of the unit. The two screens automatically dim at night to 600cd/m2, following daylight hours and in accordance with the levels set for this type and size of screen (those under 10m) by the Institute of Lighting Professionals, Professional Lighting Guide 05 2015: The Brightness of Illuminated Advertisements - minimizing disturbances to residents in the evening.

The screens will display content at 10-second intervals, in the form of both the commercial content that funds the service, as well as a wide range of local community and council content. As such, the proposed Street Hub will provide 876 hours of free council advertising per year with the opportunity for discounted advertising for local business groups (such as BIDs and Chambers of Commerce) and their members through BT’s Street Hub Partners Program.

Additionally, every Street Hub provides access to maps giving directions to nearby landmarks and services – a valuable resource for visitors or those without access to a smartphone. They also act as wayfinding boards, giving walkers and cyclists clear directions, and providing local advertisers the opportunity to give simple directions to their businesses.’

The supporting information submitted in support of the application further states that:

‘The Street Hub, in providing free Wi-Fi connectivity, improved 4G and 5G coverage, air quality monitoring and other valuable services to shoppers, tourists and others (thereby encouraging greater use of the city centre and enhancing recreational areas) is part of the wider digital connectivity expected in modern cities. It is precisely the type of high-speed digital infrastructure that the government is seeking to support as part of the presumption in favour of sustainable development.

The proposed Street Hub is considered to gain support in terms of its location for WiFi connectivity, and its appearance in terms of overall impact on the existing streetscene. Street Hubs are of a high quality, accessible design that would be a significant improvement over the existing payphones in the Council’s area, along with the associated direct public benefits including;

· Ultrafast public and encrypted Wi-Fi 
· Access to public services 
· Multiple accessibility options
· Powered by 100% renewable carbon-free energy
· Inspected weekly and cleaned at least every two weeks, monitored 24/7
· Secure power-only USB ports for rapid device charging
· Free phone calls Direct 999 call button
· Display community and emergency (i.e. police) awareness messaging
· Environmental sensors to measure air quality, noise, traffic and more.
· Improved 4G and 5G coverage to local communities
· 876 hours of free council advertising per unit per year


	Impact upon Character/appearance of Conservations Area:

The application site is located within the defined Clitheroe Conservation Area, as such Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing the proposal.  In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will 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.

This will be achieved through:

· Recognising that the best way of ensuring the long term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

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.

In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area.

Policy DMG1 is also engaged in concert with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

1. 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.
2. 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.
3. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

AMENITY

1. Not adversely affect the amenities of the surrounding area.

ENVIRONMENT

3. All development must protect and enhance heritage assets and their settings.

The proposed ‘Street Hub’ is a largely utilitarian structure that will house two digital HD animated display screens for the purposes of advertising and as an interactive information point for users.  In this respect, whilst taking account of the nature of the structure and integral advertising screens, the hub is considered to be a structure of strident modern appearance that would fail to be successfully visually assimilated into the immediate area, particularly when taking account of the historic character of the immediate and wider townscape and the inherent character of the designated Clitheroe Conservation Area.  

In this respect the hub would be read as being significantly anomalous, discordant and unsympathetic, particularly when read in conjunction with the immediate townscape within which it would be located, resulting in significant measurable visual harm to the character and visual amenities of the designated Clitheroe conservation Area.  

Para 200 of the NPPF states any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification. There is no such justification to justify this harm to the conservation area.

Para 201 of the NPPF states where a proposed development will lead to substantial harm to (or total loss of significance of) a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or total loss is necessary to achieve substantial public benefits that outweigh that harm or loss. The public benefits from the development as outlined in the “proposed development” section of this report are not considered to be substantial to justify the significant harm.  

As such the proposal is considered to be in significant direct conflict with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy and Paragraphs 130, 134, 200 and 201 of the National Planning Policy Framework.


	Impact Upon Residential Amenity:

Taking account of the nature of the proposed development and taking account of the relationship of the ‘Street Hub’ with nearby residential receptors. it is not considered that the proposed development will result in any significant measurable detrimental impacts upon nearby existing residential amenities.


	Highways and Parking:

The Local Highways authority have noted that the proposed position of the ‘Street Hub’ is currently occupied by existing street furniture and have requested, should consent be granted, that conditions are imposed to limit/control the following matters:

Should the application be approved, the following conditions are requested to ensure the illuminance of the sign and its content are controlled.

1. Between sunset and sunrise the intensity of the illumination of the display screen shall not exceed 600cd/m2, and between sunrise and sunset the intensity of the illumination of the display screen shall not exceed 5000 cd/m2
2. The display screen shall be fitted with a light intensity monitoring sensor to ensure the illumination intensity is dimmable to take account of ambient light conditions and comply with the maximum recommended lighting intensity. The advertisement will go to a blank (dark) screen in the circumstance of a malfunction;
3. The advertisement provides static images only for the lifetime of the development.  The display screen shall not display any moving or apparently moving images, strobe of flashing light effects;
4. The proposed change in image method for the advertisement uses a fade/dissolve process and shall not give the appearance of movement for the lifetime of the development. Any sequential change between advertisements will take place over a period no greater than one second; 
5. The advertisements displayed shall not change more frequently than once every 10 seconds. No interactive messages or messaging sequences are to be displayed. There shall be no fine grain material such as email address or telephone numbers.
6. The illuminance levels shall be checked once every six months and adjusted if necessary to ensure that the lighting intensity remains within the permitted levels as prescribed above;
7. The advertisement does not contain any images which may be interpreted as road signs or emit sound, smoke or odours


	Landscape/Ecology:

No implications resultant from the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	

	That planning consent be refused for the following reason(s).

	
01:
	
The proposal would result in the introduction of a significantly anomalous, discordant and unsympathetic form of development that fails to positively respond to the inherent character of the area, the immediate and wider historic townscape or the inherent character of the designated Clitheroe Conservation Area.  Resulting in significant visual detriment to the character and visual amenities of the designated Clitheroe conservation Area.

As such the proposal is considered to be in significant direct conflict with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy, Paragraphs 130, 134, 200 and 201 of the National Planning Policy Framework and the Planning (Listed Building and Conservation Areas) Act 1990.
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