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1
PURPOSE

1.1
To provide information on the form and extent of recent public consultation on proposed conservation area designations, existing conservation area extensions, article 4(2) direction provision, and the adoption of conservation area appraisal and management guidance documents.

1.2
Relevance to the Council’s ambitions and priorities:

· Council Ambitions – To protect and enhance the existing environmental quality of our area.

· Community Objectives – None.

· Corporate Priorities -  Objective 3.3 of the Corporate Plan commits us to maintaining and improving the environmental quality of the Ribble Valley.  Objective 3.8 of the corporate plan commits us to conserving and enhancing the local distinctiveness and character of our towns, villages and countryside when considering development proposals.

· Other Considerations – None.

2
BACKGROUND

2.1
The Planning (Listed Buildings and Conservation Areas) Act 1990, Section 69, states that every Local Planning Authority shall from time to time determine which parts of their area are areas of special architectural or historic interest, the character or appearance of which it is desirable to preserve or enhance, and, shall designate these areas as conservation areas.

2.2
Section 69 of the Act also states that it is the duty of the Local Planning Authority from time to time to review the past exercise of functions under this Section and to determine whether any parts or any further parts of their area should be designated as conservation areas.

2.3
Section 71 of the Act states that it shall be the duty of a Local Planning Authority from time to time to formulate and publish proposals for the preservation and enhancement of any parts of their area which are conservation areas.

2.4
The government’s Planning Policy Guidance Note 15 “Planning and the Historic Environment” (PPG15) Paragraph 4.7, states that there is no statutory requirement to consult prior to conservation area designation, but it is highly desirable that there should be consultation with local residents, businesses and other local interests over both the identification of areas and the definition of their boundaries.

2.5
English Heritage’s “Guidance on Conservation Area Appraisals” (2006) identifies the benefits of conservation area appraisal as providing a sound basis for development control and for developing initiatives to improve the area.  A Local Authority’s reasoning for designating a conservation area, as set out in a formal character appraisal published in support of a supplementary planning document will be taken into account by the First Secretary of State in considering related planning appeals.  Where asked to make a direction allowing a Local Authority to carry out urgent works to preserve an unlisted building in a conservation area, the First Secretary of State is more likely to do so when the area of special interest has been clearly defined and published.  This information will also be helpful to those considering investment in the area and can be used to guide the form and content of new development.  If funding is sought for grant-aid, such as a Townscape Heritage Initiative, an appraisal is necessary to demonstrate the value of the area.  Beyond their use as planning tools, appraisals have a much wider application as educational and informative documents for the local community.

2.6
English Heritage’s “Guidance on the Management of Conservation Areas” (2006) states that:  A Local Authority’s performance in designating conservation areas, defining the special architectural or historic interest that warrants designation through up to date character appraisals, and publishing management proposals for the areas based on the character appraisals is now the subject of a three part heritage Best Value Performance Indicator (BV219).

2.7
The purpose of article 4 directions is summarised in “Listed Buildings, Conservation Areas and Monuments” (Mynors C, 2006, page 180 – 189), extracts of which appear below.  “Some buildings are particularly susceptible to harm caused by a succession of small changes – things that might in other circumstances be of no consequence eg a row of traditional cottages might be spoiled if the occupier of one of them replaced the traditional windows with modern ones with crude plastic frames.  And what one does, others are likely to copy”.  For unlisted buildings in conservation areas, the only protection is through a requirement for planning permission. However, many alterations eg window and door replacement, some boundary wall and chimney demolition, small extensions may be “permitted development”.  An article 4 direction restricts the right of the landowners to carry out certain categories of “permitted development”.  The affect is not that developments within a particular category can never be carried out, but that it is no longer automatically permitted and the Local Planning Authority can control as appropriate development that may otherwise harm the character or integrity of an area.

2.8
In 2005, the Borough Council commissioned The Conservation Studio consultants to appraise and provide management guidance for all of the Ribble Valley’s existing 16 conservation areas, and to consider 5 areas for new conservation area designation.  Following the completion of this exercise, conservation areas are proposed at:

(i)
Hurst Green;

(ii)
Sabden;

(iii)
Worston;

(iv)
Longridge – Newtown; and

(v)
Longridge – St Lawrence’s Church.

2.9
It is also proposed to extend the existing conservation areas at:

(i)
Chatburn;

(ii)
Chipping;

(iii)
Clitheroe;

(iv)
Gisburn;

(v)
Grindleton;

(vi)
Longridge;

(vii)
Ribchester;

(viii)
Sawley;

(ix)
Waddington

(x)
Whalley; and

(xi)
Wiswell.

2.10
The consultants have also indicated that consideration should be given to the making of article 4 directions in respect of some properties within some of the conservation areas.

2.11
The consultant’s studies were made available for public consultation so that their findings could be considered with the benefit of community input.  The Conservation Studio documents, including plans of the conservation areas, can be found on the Council’s website.  Plans will also be displayed at Committee.

3
PUBLIC CONSULTATION

3.1
Public consultation on the proposals began in the week commencing 18 December 2006 and ended on the 31 January 2007.  As the process was a non-statutory consultation, comments received after the official end date of the consultation have been considered.

3.2
The Borough Council publicised the consultation by:

i)
press release;

ii)
letter to Parish Council Clerks, including requests that consultation documents be held locally for public inspection and publicity posters be locally displayed;

iii)
distribution of consultation documents and publicity posters to the local libraries (including mobile libraries);

iv)
prominent siting on the Borough Council’s website with opportunity to download all documents and to comment on line.

3.3
The Borough Council’s conservation officer has also introduced the consultation to Longridge Heritage Committee and, following request, has discussed the conservation area proposals with Clitheroe Town Council, representatives from Clitheroe Civic Society, and Worston and Mearley Parish Council.

3.4
27 written responses were received, 7 of which were from parish/town Councils.  Less formal comments were also received from 2 parish councils.  A summary of the comments, including an indication of the proposed response, is appended as Appendix 1.

3.5
In general comments have been supportive with proposed new conservation areas at Longridge – Newtown, Longridge – St Lawrence’s Church and Sabden been explicitly supported by their respective town/parish councils.  The extension of existing conservation areas is explicitly supported by the Town Council of Longridge, Ribchester Parish Council, Grindleton Parish Council, Clitheroe Town Council, and Billington and Langho Parish Council.

3.6
There have been requests for the proposed conservation area boundaries at Hurst Green, Chipping and Worston to be drawn tighter, and for those at Longridge, Grindleton, Worston and Billington to be extended further.

3.7
There has been discussion of the proposed article 4 directions which has been positive and negative, and discussion as to whether funds would be available to undo unsympathetic alterations.

3.8
Concern has been expressed that new policies might be enforced retrospectively and that planned community projects might be jeopardised.

3.9
There has been concern that management guidance policies are too prescriptive and wider consultation should be undertaken, particularly in regard to the suggested article 4 directions.

4
RISK ASSESSMENT

4.1
The approval of this report may have the following implications:

· Resources – Conservation area designation and extension may result in an increase in planning applications submitted as a result of “permitted development” thresholds being reduced.  Whilst the Authority currently receives less than 10 conservation area consent applications for demolition of buildings within conservation areas each year, it should be noted that this type of application carries no submission fee.  Planning applications generated by the making of article 4 directions would also not be fee earning (The Conservation Studio propose that approximately 250 properties in the district be covered by article 4 directions).

Management guidance recommendations which include improvements to the public realm, and publication of streescape manuals, shop front design guides, historic street furniture inventories, and tree management programmes will place additional demands on the conservation and landscape functions.

Where an application for planning permission is made following the imposition of an article 4 direction, compensation may be payable if permission is refused.

· Technical, Environmental and Legal – Conservation areas will be designated within the context of the relevant legislation, and future specialist advice may be required if compensation issues were to arise.  The Council has, however, a statutory duty to keep conservation area designations under review and to prepare and monitor management proposals.

· Political – N/A.

· Reputation – N/A.

4.2
If Members are minded to support further work to make article 4 directions it is recommended that they should be specifically drafted for each property so that only those “permitted development rights” in each case which could lead to the erosion of character and appearance are removed.  The article 4(2) procedure provides a simplified procedure within conservation areas for restricting the carrying out of potentially harmful work in relation to a building on land that fronts “ a relevant location” (that is a highway, waterway or open space) without the need for Secretary of State approval.

4.3
It is necessary to publicise any article 4 direction by inserting a notice in a local newspaper and serving a similar notice on the owner and occupier of every dwellinghouse affected by the direction.  A period of at least 21 days must be specified within which representations may be made to the Local Planning Authority.  The Authority must then confirm the direction within 6 months of issue or it will lapse.

5.
CONCLUSIONS

5.1
Overall, the consultant’s findings and proposals have been supported in respect of the conservation area proposals.  Many concerns can be addressed by amendment to the appraisal and management guidance documents.  This is proposed in the form of an appended list of revisions and/or map for each document.  Proposed revisions have been detailed in the “Officer Response” column of the appended reactions report (Appendix 1).

5.2
I would concur with the consultant’s findings in respect of the 5 proposed conservation areas and with the proposed conservation area extensions.  However, in my opinion, and following comments received during the consultation, investigation of further extension to the Longridge Conservation Area boundary is necessary.

5.3
If Members designate the proposed new conservation areas and the extensions to the existing conservation areas it will subsequently be necessary to notify the Secretary of State and English Heritage, and to publish details of the changes in the London Gazette and in at least one newspaper circulating in the local area (Section 70 (5 and 8) of the Planning (Listed Buildings and Conservation Areas) Act 1990).

5.4
I would also concur with the consultant’s findings and proposals in the conservation area appraisals and management guidelines subject to the amendments suggested in the Officer Response column of the reactions report.  I believe the management guidelines correctly identify the threats and weaknesses in each conservation area and provide the necessary advice to property owners, developers and others in the preservation and enhancement of the conservation areas and the amelioration of existing weaknesses.  Once adopted, the management guidelines will also inform planning decision making and guide and target Borough Council environmental improvement investment.  However following comments received during consultation, I believe further investigation of issues raised in respect of the Newton, Grindleton, Downham, Slaidburn and Pendleton appraisals is necessary before recommending adoption of these appraisals and management guidelines to Members.

5.5
If Members intend to adopt the management guidance documents it will then be necessary to submit for consideration to a public meeting in the area these proposals for the preservation and enhancement of the conservation areas.  This is in accordance with the duty imposed by Section 71 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

6
RECOMMENDED THAT COMMITTEE
6.1
 Designate new conservation areas at Longridge – Newtown, Longridge – St Lawrence’s Church, Sabden, Hurst Green and Worston, with boundaries as proposed by The Conservation Studio.

6.2
Designate extensions to existing conservation areas at Chatburn, Chipping, Clitheroe, Gisburn, Grindleton, Ribchester, Sawley, Waddington, Whalley and Wiswell in accordance with the boundaries proposed by The Conservation Studio.

6.3
Adopt the conservation area appraisals for Bolton-by-Bowland, Chatburn, Chipping, Clitheroe, Gisburn, Hurst Green, Ribchester, Sabden, Sawley, Waddington, Whalley, Wiswell and Worston, subject to the revisions detailed in the Officer Response section of the appended reactions report and authorise the Director of Development Services to make any consequential minor editorial amendments where necessary.

6.4
Authorise the Director of Development Services to amend the proposed management guidance, in accordance with the reactions report recommendation and to undertake statutory consultation required, reporting back to this Committee the outcome.

DIRECTOR OF DEVELOPMENT SERVICES

BACKGROUND PAPERS

1
None.

For further information please ask for Adrian Dowd, extension 4513.

03040702
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