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Subject
Town and Country Planning Act 1990 — applications presented for determination.
Purpose of Report

This report presents for the Board decision, a number of planning, listed building,
advertisement, proposals, together with proposals for the works to, or the felling
of trees covered by a Preservation Order and other miscellaneous items.

Minerals and Waste applications are determined by the County Council.
Developments by Government Bodies and Statutory Undertakers are also
determined by others. The recommendations in these cases are consultation
responses to those bodies.

The proposals presented for decision are set out in the index at the front of the
attached report.

Significant Applications are presented first, followed in succession by General
Development Applications; the Council's own development proposals; and finally
Minerals and Waste Disposal Applications. .

Implications
Should there be any implications in respect of:

Finance; Crime and Disorder; Sustainability; Human Rights Act; or other relevant
legislation, associated with a particular application then that issue will be covered
either in the body of the report, or if raised at the meeting, in discussion.

Site Visits

Members are encouraged to view sites in advance of the Board Meeting. Most
can be seen from public land. They should however not enter private land. If
they would like to see the plans whilst on site, then they should always contact
the Case Officer who will accompany them. Formal site visits can only be agreed
by the Board and reasons for the request for such a visit need to be given.

Members are reminded of the “Planning Protocol for Members and Officers
dealing with Planning Matters”, in respect of Site Visits, whether they see a site
alone, or as part of a Board visit.
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51

52

8.1

6.2

Availability

The report is made available to press and public at least five working days before
the meeting is held in accordance with statutory requirements. It is also possible
to view the papers on the Council's web site: www.northwarks.gov.uk.

The next meeting at which planning applications will be considered following this
meeting, is due to be held on Monday, 15 December 2014 at 6.30pm in the
Council Chamber at the Council House.

Public Speaking

Information relating to public speaking at Planning and Development Board
meetings can be found at: www.northwarks.gov.uk/downloads/file/4037/.

If you wish to speak at a meeting of the Planning and Development Board, you
may either:

»  e-mail democraticservices@northwarks.gov.uk;

» telephone (01827) 719222; or

= write to the Democratic Services Section, The Council House, South Street,
Atherstone, Warwickshire, CV9 1DE enclosing a completed form.
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Planning Applications — Index

ltem
No

Application
No

Page
No

Description

General /
Significant

CON/2014/0021

Mancetter Quarry, Quarry Lane,
Mancetter, Atherstone, Warwickshire,
The lateral extension of the existing

quarry.

General

CON/2014/0024

13

Coleshill Quarry, Gorsey Lane,
Coleshill,
Variation of condition 1 (NWB.11CMQ19)

General

PAP/2010/0462

PAP/2011/0014

PAP/2012/0514

PAP/2012/0515

PAP/2012/0517

PAP/2012/0521

17

Beech House, 19 Market Street,
Atherstone,

Conversion of property into 3 no:
dwellings including associated rear
extension and access to rear garden,
formation of parking and garden areas

Beech House, 19 Market Street,
Atherstone,

Listed Building Consent for conversion of
property into 3 no: dwellings including
associated rear extension and access to
rear garden, formation of parking and
garden areas

Former Telephone Exchange, Rear of
100 Long Street, Atherstone,
Conversion of ex telephone exchange
into 2 no: cottages and 1 no: garage

Bank Gardens, Rear of 94/96 Long
Street, Atherstone,
Erection of 3 no: cottages

Land Rear of 108, Long Street,
Atherstone, Warwickshire,
Erection of 2 no: dweliings

Bank Gardens, Rear of 94/96 Long
Street, Atherstone,

Listed building consent for erection of 3
no: cottages

General

PAP/2014/0031

103

Priory Farm Karting Circuit, Priory
Farm, Robeys Lane, Alvecote,
Variation of condition no: 3 of planning
permission ref PAP/2012/0301. To
increase the number of karts allowed to
be in use at any one time from 12 to 30.

General
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PAP/2014/0413

127

Barclay House, Kingsbury Road,
Curdworth,

Application for the variation of condition 5
of PAP/2012/0577 relating to no
takeaway service or over the counter
sales, so to allow telephone delivery
service

General

PAP/2014/0483

136

Land East Of Grendon House Farm,
Warton Lane, Grendon,

Development of solar photovoltaic panels
including new access track (off existing
farm track); temporary construction
compound; double inverters, transfer
station; collecting station; security
fencing; CCTV cameras and poles;
landscaping and associated works and
infrastructure

General

PAP/2014/0520

178

Land North of, Eastlang Road,
Fillongley,

Residential development comprising of
houses and bungalows including
associated highways, external works,
landscaping and boundary treatments

General

PAP/2014/0540

PAP/2014/0542

189

Land at Durnos Nurseries, Old Holly
Lane, Atherstone,

Demolition of Virginia House and nursery
buildings and erection of 108 dwellings
with landscaping, open space and
associated infrastructure

Land at, Old Holly Lane, Atherstone,
Outline application for the development of
up to 620 dwellings, open space,
landscaping and associated infrastructure

General

PAP/2014/0446

209

Land North Of Manor Barns, Newton
Lane, Austrey

Erection of 38 dwellings (13no: 3
bedroom houses; 3 no: 2 bedroom
bungalows; 10 no: 2 bed houses and 12
no: 1 bed apartments) formation of new
vehicular access and associated works

General

10

PAP/2014/0433

221

Land Adjacent And Rear Of Manor
Croft, Newton Lane, Austrey
Outline - residential development of 5
dwellings, parking & new access

General

11

PAP/2014/0302

230

Land Adjacent The Headlands, Warton
Lane, Austrey

Outline application for up to 10 dwellings
with details of means of access

General
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12

PAP/2014/0301

243

Land South of Pumping Station,
Warton Lane, Ausirey

Outline application for up to 4 dwellings
with details of means of access from
Warton Lane

General

13

PAP/2014/0157

254

Applegarth and The Croft, Norton Hill,
Austrey

Outline application for erection of 14
dwellings and access road

General

14

PAP/2014/0399

265

4 Warton Lane, Austrey

Outline Application - Erection of 3no:
dwellings with garaging and parking to
land to the rear of No.4 Warton Lane

General

15

PAP/2014/0569

273

Crisps Farm, Church Lane, Austrey
Outline Planning Application for up to 40

dwellings, with details of means of access

General
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General Development Applications
1) Application No: CON/2014/0021

Mancetter Quarry, Quarry Lane, Mancetter

Lateral extension of the existing quarry; the creation of permanent landform
features, the consolidation and regularisation of existing operations and
associated ancillary development for

Lafarge Trading Ltd
Introduction

This application has been submitted to the Warwickshire County Council as Minerals
Planning Authority. It will determine the application and as part of that process has
invited this Council to comment on the proposals

The Site

This is a large long established stone quarry to the south-west of Mancetter accessed
off Purley Chase Lane and Quarry Lane which run through Mancetter — including its
Conservation Area - to the north and the A5, and south to the B4111 and Nuneaton.
The quarry is in fact made up of the existing operational quarry known as Oldbury
Quarry south of Purley Chase Lane; the restored Jubilee Quarry, also south of the Lane
and the partially restored Purely Quarry which is on the other side of the Lane. The
overall area is some 96 hectares with 73 constituting the existing quarry. The overall
site is shown at Appendix A.

The Proposals

It is proposed to extend Oldbury Quarry to the south-west by a further 23 hectares. This
would be undertaken in a series of phases commencing at the southern end and
working north. The general area of the extension is shown at Appendix B.

Background

Stone quarrying here has continued since at least 1887. The current extant planning
permissions date from 2002 and 2011 and enable quarrying up to 2025.

Mineral extraction is undertaken by drilling, blasting, crushing and screening rock into
graded aggregate sizes. Blasted rock is transported by dump truck to the processing
plant within the north east corner of the site which has access onto Purley Chase Lane.
The plant area consists mainly of metal clad structures which houses the crushing plant.
This basic process would continue. This part of the site also houses a tar-macadam
coating plant for some of the aggregates.

The application in effect seeks to extend the geographic area for extraction. There are
currently about three years supply in the existing quarry area and the extension would
add a further eight years. This would therefore take the working life of the enlarged
quarry up to 2025, which is the “end date” for the existing quarry, conditioned by the
existing extant planning permission.
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There are no proposals to amend the existing operational planning controls or the
access and lorry routing conditions. The existing arrangements and rate of output would
thus continue as now up to 2025.

The whole site would be then be restored. The Jubilee Quarry has largely been restored
to grass and heathland with blocks of woodland planting. The Oldbury Quarry is to be
re-instated to open water as a new lake feature together with extensive shallows and
reed bed terraces. Much of the quarry walls would be allowed to naturally regenerate
and there would be extensive woodland planting around the southern and eastern
boundaries. The western boundary, the subject of this proposed extension would be
restored to grass and heath land with a significant proportion of new woodland. Existing
public footpaths would be reinstated to enable links to Hartshill Hayes and into
Mancetter/Atherstone.

The existing working planning conditions are:

» Tip Removal, soli stripping and overburden removal
0800 to 1730 (Monday to Friday) and 0800 to 1200 (Saturdays)

» Blasting Operations
1000 to 1600 (Monday to Friday) and 1000 to 1200 (Saturdays)

» Operation of the Coating Plant

0400 to 1730 (Mondays to Fridays); 0400 to 1700 (Saturdays) and 0500 to 1700
on Sundays

» Vehicle Movements
0600 to 1730 (Mondays to Fridays) and 0600 to 1200 on Saturdays

» Vehicle Movements (Coated Stone)
1200 to 1700 (Saturdays) and 0600 to 1700 on Sundays.

In addition no more than five loads of coated stone per hour should leave the quarry
between 1200 and 1700 on Saturdays and 0600 to 1700 on Sundays.

The current planning permission is accompanied by a HGV routing agreement — all
unladen HGV's enter the site via Mancetter from Quarry Lane and they then exit the site
via Purley Chase Lane and onto the B4114 Coleshill Road. This would not change and
the applicant says that as the existing rate of extraction would continue, there would be
no increase in traffic movements. There is alsc an annual road maintenance
contribution within this Agreement.

The applicant has already undertaken a local consultation exercise in Mancetter which
included exhibition material — in April and July 2014 - and it is to conduct a further
exhibition in Mancetter in the next few days. It has also met the Mancetter Quarry
Liaison Committee on two occasions.

Members may recall that this Council objected in 2011 to proposed revisions to the
operating hours of the asphalt production and deliveries here on Saturday and Sunday
afternoons. The County Council supported this objection, but an appeal lodged by the
applicant was allowed thus enabling the afternoon weekend hours set out above.
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Development Plan

The Saved Policies of Warwickshire Minerals Plan 1995 - M1 (Preferred Areas and
Areas of Search); M5 (Safeguarding Minerals), M8 (Planning Considerations), M7
(Aftercare Conditions), M9 (Restoration).

The Saved Policies of the North Warwickshire Local Plan 2006 — ENV1 (Protection and
Enhancement of the Natural Landscape); ENV3 (Nature Conservation), ENV9 (Air
Quality), ENV11 (Neighbour Amenity), ENV14 (Access Design), ENV15 (Conservation)
and TPT1 (Transport Considerations).

The North Warwickshire Core Strategy 2014 — NW8 (Sustainable Development) and
NW 11 (Natural and Historic Development)

Other Material Planning Considerations
The National Planning Policy Framework 2012 - the NPPF
The National Planning Practice Guidance 2014 — the NPPG

The Warwickshire Minerals Plan based on the Warwickshire Minerals Core Strategy
‘Revised Spatial Options™ 2009.

Observations

The saved policies of the Minerals Local Plan and the emerging replacement both
acknowledge that because of the rarity of the type of stone being extracted here and its
quality, that this existing resource should be safeguarded and extracted over time. As
the Minerals Local Plan is out of date and the emerging replacement only has limited
weight, the NPPF and NPPG will carry greater significance. These considerations are
based on promoting growth and supporting economic and housing development where
that is sustainable. The resource here will therefore be required to enable these
objectives. As such the principle of further extension here is considered o be accepted.
Indeed given that there is an extant permission for quarrying to continue to 2025, it is
not considered that a refusal in principle could be sustained. The issue therefore for the
Borough Council is whether that would lead to adverse impacts.

The continuing issues with the site are substantially ali to do with traffic movements and
their impacts on the roads; the amenity of occupiers along the agreed routes and the
character and appearance of the Conservation Area. The Council has objected on
several occasions because of these impacts particularly when operating hours or
increased HGVY movements are being proposed. Past decisions have too often
appeared to show that the balance between the quarry being a good neighbour and the
need to extract this resource has fallen on the developer’s side. That has resulted in the
schedule of extant operating conditions which are now operative until 2025. As the
current application does not seek any variation of these conditions or the routing
agreement, there is regrettably very little opportunity here to further influence that
balance.
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Recommendation

That the County Council be informed that notwithstanding this Council’s continued
concerns about the traffic and amenity impacts arising from the operation of this quarry,
this Council reluctantly has no objection to this proposal. However it formally requests
the County Council to establish whether the applicant is prepared to review the existing
operating conditions over time as the extraction period nears completion.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government Act,

2000 Section 97

Planning Application No: CON/2014/0021

Background
Paper No

Author

Nature of Background
Paper

Date

1

WCC

Letters

01/10/2014

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Flanning Policy Guidance Nofes.

A background paper will include any item which the Planning Officer has relied upon in preparing the
report and formulating his recommendation. This may include correspondence, reporis and documents
such as Environmental Impact Assessments or Traffic Impact Assessments.
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2) Application No: CON/2014/0024
Coleshill Quarry, Gorsey Lane, Coleshill, B46 1JU

Variation of condition 1 (NWB.11CM019), for permission to extend the life of
development by a further four years for

Traxx Aggregates Lid
Introduction

This application has been submitted to the Warwickshire County Council as the
Minerals Local Planning Authority. The Borough Council has been invited to submit
comments as part of the application process.

The Site

This sand and gravel quarry is on the east side of Coleshill lying on the east side of the
River Cole and the Station Road industrial site with vehicular access off Gorsey Lane.
Appendix A illustrates the general location.

The Proposals

Coleshill Quarry commenced operations in 1990 and the mineral reserve is now
exhausted with restoration continuing. A material recycling facility was first granted
permission here in 2003 and this is due to expire in late 2014.

This facility is centrally located in the site surrounded by earth bunding. Most of the
waste managed by the facility comes from the nearby urban areas and arrives on site
by road. The facility has “diverted” waste that would normally have been used in the
restoration scheme here as recycled material has been used off-site. Additionally the
economic downturn resulted in less waste arriving at the site. The combination of these
two factors has meant that the final restoration of the site will take longer than
anticipated. The application is submitted in order to allow a further four years in order to
complete the restoration - to 2018. There is no anticipated intensification of lorry
movements throughout this period as the facility itself has a capacity limit.

Development Plan

Saved policies of the North Warwickshire Local Plan 2006 — ENV1 (Protection and
Enhancement of Natural Landscape); ENV2 (Green Belt), ENV8 (Water Resources),
ENV11 (Neighbour Amenities), ENV14 (Access Design)

The North Warwickshire Core Strategy 2014 — NW1 (Sustainable Development) and
NW10 (Development Considerations)

The Warwickshire Waste Core Strategy 2013 — CS2 (Spatial Waste Planning Strategy),

DM1 (Protecting and Enhancement of the Natural and Built Environment), DM2
(Managing impacts)
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Other Material Planning Considerations
The National Planning Peiformance Framework 2012
Observations

The site is in the Green Belt but it benefits from a [awful use as a minerals recycling
facility, and the current proposal is to continue with this facility. Given the adoption of
the Waste Core Strategy which supports waste recycling in line with Government
guidance and identifies preferred locations where there is already a planning permission
for waste recycling or mineral extraction, the presumption would be that this application
would be supported. Additionally given the unfinished restoration at the site there is
benefit in enabling a greater length of time in which to complete that work. The current
operation has not led to any complaints. Given all of these circumstances there is no
objection. The County Council however does need to satisfy itself that restoration is
actually taking place and at a pace that is reasonable. Continual extensions of time will
not return the area back to open land which is the purpose of the Green Belt.

Recommendation
That this Council has no objection but the County Council should satisfy itself that

restoration of the quarry is continuing at a reasonable pace with a view to completion
shortly after 2018.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government Act,

2000 Section 97

Planning Application No: CON/2014/0024

Backgroun Author Nature of Background Date
d Paper No Paper
1 WCC Letter 09/10/2014

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the
report and formulating his recommendation. This may include correspondence, reports and documents
such as Environmental Impact Assessments or Traffic Impact Assessments.
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3) General Development Applications

1) PAP2010/0462 and PAP2011/0014
Beech House, Market Street, Atherstone

Planning Application and Listed Building Applications for the
proposed conversion into three dwellings including an associated
rear extension and access to rear garden

2) PAP2012/0514
The Former Telephone Exchange, North Street, Atherstone

Planning Application for the conversion into two cottages together
with one new garage

3) PAP2012/ 0515 and PAP2012/0521
Land at Old Bank Gardens the rear of 94, 96 and 98 Long Street,
Atherstone

Planning and Listed Building Applications for the erection of three
cottages

4) PAP2012/0517
Land at the rear of 108 Long Street, Atherstone

Planning Application for the erection of two cottages
all for Arragon Properties Ltd
Infroduction

Members will be aware that there are outstanding planning and listed building
applications for the conversion of Beech House in Market Street info three dwellings.
The last report to the Board was in December 2012 when the proposals were described
in some detail. The Board resolved to note the applications at that time. Members also
undertook a site visit.

Since then matters have moved on in terms of subsequent decisions; the evidence
submitted by the applicant to support the proposals, and in terms of the planning policy
background. Rather than append that earlier report, it is considered more appropriate to
provide a full determination report such that Members have all of the relevant and up to
date information at hand.

The original submissions here were for the sub-division of Beech House into three
apartments. Planning permission was subsequently refused for the creation of a new
access from North Street into the rear garden of Beech House, leaving the premises, as
now, without private vehicular access or garaging. Given this, together with the lack of
movement in the sale of the property as a single house and the cost of repairs and
refurbishment, the applicants had to re-consider their proposals for the future of the
property. The outcome of this was that they have now put together a “package” of
development proposals which they say is designed to “enable” the repair, refurbishment
and re-use of Beech House as three residential units. This has resulted in the
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submission of the other applications referred to above for 108 Long Street, Old Bank
Gardens and the former telephone exchange.

These applications will be dealt with together. The report below will describe the
proposals for each of the properties the subject of the package of applications starting
with Beech House itself. It will then outline the evidence and arguments that the
applicant is putting forward to support the overall package that is to be considered.
Development Plan policies and other material considerations will then be identified.
These will include past planning decisions. Consultation responses will be recorded and
a full assessment then made on the merits of the case.

For convenience, Appendix A illustrates the location of all the application sites referred
to above.

Beech House
a) Introduction

Beech House at 19 Market Street is a Grade 2 star Listed Building fronting the Market
Square in the centre of Atherstone. It is also on the register of buildings “At Risk”
prepared by English Heritage. It is a three storey house constructed in 1708. It has a
basement and a rear garden but no vehicular access. It lies within a street frontage of
similarly proportioned buildings facing the square. These accommodate a variety of
uses — restaurants, public houses, shops and offices, some with residential uses at the
upper storeys. There is a substantial copper beech tree within the walled rear garden,
which is protected by a Tree Preservation Order. The premises have been vacant for
several years.

A more detailed description of the building is contained in a Historic Building Analysis
submitted with the application by the applicant. This is available on the application
website or copies can be obtained from officers if Members wish to see this document.
It describes a significant and prominent 18" Century townhouse with substantive
contemporaneous internal and external architectural features.

The site is wholly within the Atherstone Conservation Area. Other Listed Buildings within
the Market Street frontage are numbers 9, 11, 13, 15, 17 and the adjoining public house
at 21. All of these are Grade 2 Listed Buildings.

b) The Proposals

In short it is proposed to convert the building from a single dwelling house into three
separate dwellings involving the construction of a rear extension to accommodate a new
stair well to provide access to the upper floors, together with some internal sub-division
to accommodate the three separate units.

The first of these dwellings would be located in the lower ground floor of Beech House.
This would comprise a one bed room unit with access from the existing cellar steps and
door at the rear of the house, and which would be incorporated into the new rear
extension. These would be reached via the arched alley to the right hand side of Beech
House when viewed from its front. There would be little by way of internal alteration
proposed here as existing spaces would be re-used. One existing door opening would
be closed and the room proposed for the bathroom would have a raised timber floor
added. These proposals are illustrated at Appendix B.
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The second dwelling would have its “living” accommodation within the existing rooms at
ground floor level. Access would be via the existing front door onto Market Street, and
there would no alterations apart from closing up two windows in the rear elevation in
order to provide the new external extension/stair well. The existing stair would then lead
up to the first floor where two bedrooms and a bathroom would be provided. These
would take up the left hand side of the first floor as viewed from the front. The existing
spaces would be re-used but one would be sub-divided with a new stud partition wall to
provide the bathroom, and the existing first floor cross corridor would be closed off in
order to accommodate the separation of this unit from the third as described below. The
existing stair would then be used to gain access to a third bedroom with an en-suite on
the second floor. This would be provided at the rear of that floor within an existing space
which would require sub-division by a further stud wall partition to accommodate the en-
suite facility. A partition would be added at the turn at the top of the stairso as to
provide separation from the third unit as described below. These proposals for the
second unit can be seen at Appendices B and C.

The third unit would have its access from the ground floor within the new rear extension.
This would lead to a new stair well within that extension leading to “living”
accommodation within the right hand side of the divided first floor. A small bathroom
would be provided here within the new rear extension. Existing spaces in the main
building would be re-used but the kitchen would be provided by means of sub-division of
one of these. The new stair would then lead up to the second floor where existing
spaces would accommodate two bedrooms at the front of the divided floor, and the top
of the new stairwell would then accommodate a further bathroom. These proposals are
shown on Appendix C.

The new rear extension would fit into a corner of the existing rear elevation. Its width
would be narrower than the existing gable at the rear, and its ridge would be lower. Its
rear elevation would be fenestrated. It is best seen in Appendix D which illustrates both
the existing and proposed rear elevations.

At the rear, the garden would remain, buf the plans show a central division into two plots
with a two metre boundary fence. A pedestrian access would be opened through the
rear garden wall in the form of a new door, so as to provide access to a two car garage
which would be formed within the central part of the former telephone exchange
building. This is the subject of a separate application as referred to above at (il) above.
This part of that building would be extended back to join that rear wall in order to
accommodate the depth required for cars to be garaged here. Appendix E illustrates the
layout. This parking provision would provide fwo spaces for one of the three proposed
units.

The Former Telephone Exchange
a) Introduction

This is a single storey brick and slate roof building — 6.5 metres by 16.5 metres in
footprint - which is at right angles to North Street. It has a ridge height of 6.5 metres. It is
located immediately at the rear of the walled garden to Beech House. Between it and
North Street are two recently constructed houses that front North Street. The land falis
away to Long Street and this lower level land provides access and parking for
residential property in Long Street and to its immediate rear. The building fronts this
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access — some 4.5 metres wide. Opposite are the single storey offices of the Town
Council. :

The building is not listed, but the site is within the Atherstone Conservation Area.
b) The Proposals

It is proposed to convert this building into two residential units which would be located at
either end. The central portion would be converted and extended at the rear to provide a
two car garage for one of the units proposed for Beech House as described above. The
conversion works would entail removing the existing roof structure and replacing it to
the same height and pitch in order to provide the first floor accommeodation.

Each of the two residential units would accommodate a single bedroom in the roof
space. This would require the addition of two small two-light dormers and two roof lights
(above the stair wells) into the east facing roof slope. There would be two roof light
openings in the rear elevation — that facing west and towards the rear garden wall of
Beech House — for the bathrooms. The front would be completely re-designed so as to
provide openings for the two units,

The central portion would have a wider opening provided so as to accommodate a
double garage door. The rear of this section of the building is proposed for extension in
order to accommodate the depth for a parked car. This would entail a new gable being
added with a height of 5 metres so as to join the rear garden wall to Beech House. A
rear door would then lead straight into the Beech House garden. The additional depth to
provide this garage would be two metres.

No car parking is proposed.

Appendices F and G illustrate these proposals.
Old Bank Gardens

a) Introduction

This is walled garden at the rear of numbers 94/96 Long Street. These properties are
presently occupied by Lloyd's Bank and a café. They are three storey buildings within
the northern frontage of Long Street, and are listed as Grade 2 buildings. They both
have rear ranges extending back from their respective Long Street frontages. Number
96 (Lloyd's Bank) has a two storey range to its rear, but this falls short of reaching the
rear boundary of the premises, beyond which is the application site. To the rear of
number 94 (the café) is a longer two storey range, and this extends back to the
application site boundary. The walled Old Bank Gardens to the rear has a stepped
pedestrian access through to the Beech House garden. Adjoining this walled garden
and to the east is the former telephone exchange building. Vehicular access is obtained
from North Street to a parking and access yard at the rear of numbers 98 and 100 Long
Street for a small number of cottages and also residential conversions of these frontage
properties. At the rear of 98 Long Street there is a small one and a half storey rear
range giving way to a more recent two storey range. At the rear of 100 is a wide large
single storey range. There are one and a half storey cottages tucked in behind this.
Numbers 98, 100, 102 and 108 Long Street are all Grade 2 Listed Buildings. The
ground level of the Long Street properties is at a lower level than that of North Street

4720



and hence the land rises in a series of different levels. The overall height difference is
about 1.3 metres.

This site is wholly within the Atherstone Conservation Area.
b) The Proposals

In short this is to construct three cottages within this rear walled garden. One, a two
bedroom property, would adjoin the end of the existing range at the rear of the Bank. 1t
would measure 5.5 by 8.5 metres and be 7.1 metres to its ridge. It would be single
aspect facing west with only roof lights in its eastern elevation. Its northern gable would
also provide fenestration at both ground and first floor levels. The other two, again both
with two bedrooms, would each measure 5 by 10 metres and be 7 metres tall. One of
these two would abut the end of the existing range at the rear of Bakers Croft, but the
second would be detached situated 5 metres to the north of the other cotiage.

The cottages would be accessed on foot from the yard to the east at the rear of the Post
Office which has access onto North Street passing the former telephone exchange
building. This will necessitate breaching the garden wail with a new opening — there
would be no gate or door. The whole wall would also be lowered to be one metre high —
it is presently around 2.3 metres tall. The former walled garden would become a shared
garden/amenity space for the residents. The applicant has indicated that it would also
be available to the public. The existing gated and stepped access into the rear garden
of Beech House would be closed off.

No car parking is proposed. The parking spaces shown on the plans in the adjoining
yard are for existing users of accommodation at the rear of the Post Office.

The applicant has submitted a statement explaining his arguments as to why the
proposed development here would not cause significant harm to the appearance and
character of the Conservation Area hereabouts. The reasons for this are that by
opening the garden up to both private and public use there would be the opportunity for
greater and wider appreciation of the buildings that surround the site — particularly the
rear elevations of the listed buildings fronting Market Street. It therefore would become
a public amenity space which is said to be a feature still lacking in Atherstone town
centre. If left, the garden would become inaccessible and thus overgrown and unused —
thus harming the appearance of the Conservation Area.

Appendices H and | illustrate the proposals.
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108 Long Street
a) Introduction

This is three storey listed building that fronts Long Street close to its junction with
Ratcliffe Street. It lies between the buildings presently occupied by TNT and the former
WCC offices. it has rear ranges extending back into a fong rear yard. A more recent two
storey residential block — containing two units - sits at the immediate rear of the
premises, beyond which is the rear yard from where vehicular access is gained from
North Street. The offices of the Town Council are immediately adjacent to this rear
access. The car park to the offices is located between the site and Ratcliffe Road. The
main building has a shop at the ground floor frontage with Long Street and its upper
floors together with the recent block are now in residential use - 9 apartments. The site
slopes down from North Street to the more recent block at the rear of Long Street — a
drop of around 1.3 metres.

The site is also wholly within the Atherstone Conservation Area.

b) The Proposals

Two new dwellings are proposed — one would be two storey and accommodate two
bedrooms, such that it adjoins the recent block and have a height ridge of 6.6 metres,
being 0.8 metres less than that new block. A smaller single storey one bedroom
bungalow would then be added. This would have a ridge height of 4.3 metres. The width
of the proposal would match that of the new block — 5.3 metres — but reduce to 3.7 with
the smaller single storey unit at the rear. The total length of the proposal is 26.5 metres
back from the recently constructed block. The larger of the two proposed buildings
would have three first floor openings facing east towards Ratcliffe Street — obscurely
glazed as they would be to landings and bathrooms - whereas the bungalow would be
wholly single aspect facing west. The remainder of the rear yard would provide amenity
space; a refuse collection area and pedestrian access. Gates would be sited across the
access with keys only available to the landlord. The ground levels of the proposals
would have the same level as that of the recent block and thus “sit” in the sloping
ground here. There is a rear wall along the eastern boundary with the offices. The
boundary on the western side is presently an open mesh fence. This is owned by TNT
and there is an extant consent to reconstruct a wall here - the original form of boundary
treatment.

No car parking provision is fo be made.

The applicant argues that the design is sympathetic to the Conservation Area in that it
reflects the principle of the traditional rear range with descending ridge heights.
Moreover it would enhance the area by reducing the poor visual impact of the rear
elevations to existing Long Street froniages.

The proposals are illustrated in Appendices J and K.
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Summary of the Combined Proposals

The combined proposals add up to ten new dwellings. This is through the construction
of five new dwellings — at 108 and in the Bank Gardens — together with five new
dwellings created through conversion — Beech House and the Former Exchange
building. These would comprise 2 three bedroom units; 4 two bed units and 4 single bed
units. In total two additional car parking spaces are proposed — the two for one of the
Beech House units. No new vehicular access would be created and the Old Bank
Gardens area would be made publically accessible at times for pedestrians.

The Proposed “Package”

In short, the applicant argues that the cost of repair and refurbishment of Beech House
is substantial, and because of the lack of interest in its disposal as a single dwelling
house, it has to be subdivided in order to create that interest and to achieve the kind of
values that are needed in order to finance the necessary repairs and refurbishment. It is
argued that the internal proposals to divide Beech House are sensitive to its status and
that they could be “reversed”. The extension is said to have insubstantial impact on the
historic and architectural merit of the building. As such the proposals, taken as a whole,
would cause the minimum amount of intervention but provide the best viable and only
realistic opportunity to bring the building back into a habitable condition with an
appropriate use.

In this case, however the applicant is saying that even with these proposals for Beech
House the financial appraisal will still not “stack up” due to the repair and refurbishment
costs. As such there remains a deficit. In order to take this up, other development is
required in order to create “value” which can then be added into the overall appraisal. In
other words, the new development “enables” the Beech House proposals. As a
consequence the applicant has submitted the “package” as summarised above and
outlined in a little more detail earlier in this report.

In support of this package the applicant has provided a schedule of works; a financial
appraisal, a statement from the agent dealing with the marketing of Beech House and a
statement which refers to English Heritage's Best Practice Guide to enabling
development. These are attached at Appendices L, M, N and O. Within this final
statement the applicant says that the “the enabling development component of this
proposal does not provide sufficient margin to take it out of deficit upon completion. This
he says presents a significant loss to the developer as evidenced in the appraisal at
Appendix M — a deficit of £570k. However the developer can not avail himself of any
additional development in relation fo this proposal. Comfort in the short term has to
come from being secure in the knowledge that Beech House can again positively thrive
under this proposal.
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The applicant says that due to the size of the premises; its location next to a public
house in a commercial area, with no private car parking or vehicular access, and there
being repairs necessary, that there is no future beneficial use as a single dwelling. He
says that he can provide marketing evidence to support the lack of interest as such.
Moreover he says that there have been firm refusals by the Council in the past to
consider an alternative use. As such, he considers that Beech House is in a
“precarious” position. He suggests that any amount of maintenance carried out by him
would “merely maintain its condition, whilst it remains in redundancy”. He quotes the
NPPFE’s definition of conservation as, “managing change to a heritage asset in a way
that sustains and enhances its significance”. Additionally he quotes English Heritage —
“We understand that sometimes the best chance of survival comes from adapting
historic buildings to economically viable new uses”. He concludes that the time has now
come for this to be the case in respect of Beech House, and therefore that this
opportunity should be taken. He then runs through the criteria set out in English
Heritage’s Policy Guide to Enabling Development and concludes that the current
proposals accord with them.

The applicant has also submitted the draft Heads for a Section 106 Agreement in order
to provide the "links” between the various elements of this package. These are attached
at Appendix P.

The information and arguments as set out above were circulated for consultation.
English Heritage responded by indicating that it did not consider that the marketing
evidence was sufficiently robust for an informed decision to be made on the key issue —
that of retaining Beech House as a single dweliing. Moreover there was no evidence of
the possible use of grant-aid funding for the repairs to Beech House. The applicant was
thus invited to re-advertise Beech House in a manner which reflected the existing state
of the building; to approach potential sources of grant aid funding, and to update the
financial appraisal and the repairs schedule, bearing in mind the time lapse and the
improving housing market. English Heritage and Council officers agreed the scope of
the subsequent marketing campaign which was undertaken in the summer of 2013. The
conclusions from that campaign are attached as Appendix Q. This shows two offers —
one at £100k and the second at £125k. His update on the appraisal and commentary on
the offers is at Appendix R. In this Appendix it can be seen that the applicant has
responded to the two offers a consequence of the re-advertisement by saying that one
was the subject of a “plethora of conditions” which suggested the need to re-negotiate
the offer in the future, dependent on future repair costs. It was also conditional on the
provision of on-site garaging. The second was contingent on the sale of other property
and a number of other “unquantifiable conditions”. These offers he considers to be
unacceptable. His update on the appraisal in that same Appendix still records an overall
deficit on the whole package - £547k. He has provided evidence to show that attempts
and approaches to gain grant aid or funding from the Heritage Lottery Fund, the
Landmark Trust and English Heritage all failed. His overall conclusion therefore is that
notwithstanding the two offers to acquire the property as a single dwelling house, he
does not consider that the campaign showed a reasonable prospect of retaining Beech
House as the offers were “conditional” and thus unacceptable, and as such the package
of proposals is still needed.

Upon receipt of the District Valuer's report as itemised below, the applicant considers

that that report is “flawed” mainly in that the source and content of the two “offers” has
not been thoroughly explored, thus affecting the valuation.
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Consultations

Warwickshire County Council as Highway Authority — There is no objection to the
provision of the garage at the telephone exchange provided it is retained as such at all
times.

There is an objection to the proposed houses in the Old Bank Gardens as it has not
been shown that the site can be adequately serviced and because the existing access
is unsuitable for increased traffic use.

There is no objection to the proposals at 108 Long Street subject to standard conditions.

The Authority points out that the Borough Council is the parking authority and it should
determine the adequacy of the parking provision.

Severn Trent Water Ltd — No objection to any of the applications

Warwickshire Fire Services — No objection to the proposed new buiidings but access
for emergency vehicles will need to be considered.

Warwickshire Museum — The Museum recommends inclusion of its standard condition
requiring pre-commencement archaeological investigation in respect of the proposals at
the telephone exchange; at Old Bank Gardens and at the rear of 108 Long Street.

The Council’s Environmental Health Officer — Whilst there are no particular issues
with the development at the Old Bank Gardens and at the rear of 108 Long Street, there
are a number of unrecorded ground features that were once associated with the hatting
industry and the proposed developments here might intercept something that needs to
be dealt with. A watching brief is thus recommended at both sites.

The Council’s former Heritage Officer — The Beech House proposals will have a
major impact and thus harm to the significance of this building and its setting. The
reasons are:

> The integrity of its original plan form will be compromised, divorcing principal
rooms from each other and from the major circulation spaces, necessitating sub-
division of internal spaces.

> Sub-division of rooms will create unsatisfactory proportioned spaces particularly

at ground and first floor levels where ceilings are high.

The insertion of a partition to achieve part wall separation between flats at first

floor level will detract from the appearance of the stair case — the interior's most

important feature.

There will be extensive covering of walils and ceilings with plaster board and skim

particularly at basement and attic levels.

The impact of the building regulations for acoustic attenuation and fire separation

has not been adequately covered.

The proposals would radically alter the basement utility/servant’s quarters, and

ventilation details are missing.

The rear stair case extension will obscure good original external rear elevations

and their features.

Y
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The conversion of the whole of the Telephone Exchange to garages for Beech House is
preferred, making for a more attractive offer to a prospective purchaser of Beech
House. There is however doubt as to whether any conservation deficit for Beech House
necessitates conversion to two flats. In design terms the proposed dormers are too
large and the garage door lacks design quality.

A scheme involving new houses at Old Bank Gardens has previously been refused
planning permission and an appeal dismissed. This current proposal will cause
substantial harm to the conservation area and harm to the setting of Listed Buildings.
The claimed public benefits arising from the scheme for Beech House as “enabling
development” and public access to an amenity space here are unconvincing and far
outweighed by the substantial arm that the proposals would cause.

The proposals at 108 Long Street would introduce a long linear development that
erodes the openness and historic topography of the conservation area to an
unacceptable degree, a conclusion agreed by the appeal decision. The claimed public
benefits arising from this scheme as enabling development are unconvincing.

English Heritage — The initial response from English Heritage was that the overall
scheme had not been justified within the terms of the NPPF — paragraph 133. It
considered that there was a need for evidence to show that Beech House could not be
sold as a single undivided entity. If this was shown, then the necessity and quantity of
potential enabling development could be assessed.

Upon receipt of the outcome of the applicant’'s 2013 re-advertisement campaign,
English Heritage commented that, “it appears that two serious offers were made for the
property. They appear to be informed and draw similar conclusions with regard to the
end market value; the cost of repairs and the current market value of Beech House”".
The Council was advised to seek independent advice on the valuation conclusions
drawn by these two potential purchasers to confirm whether these offers do reflect the
market value of the property. Subject to this advice, it seems to English Heritage that
Beech House does have the potential to remain in use as a single dwelling and
therefore the requirement for enabling development has not been met.

Upon receipt of the District Valuer's report, English Heritage advises that the report
“confirms the view | had taken of the marketing undertaken by the applicants, namely
that there is a market for the building at a reasonable figure”.

District Valuation Office — Following the comments of English Heritage, the District
Valuation Office was requested to review the conclusions from the 2013 re-marketing
campaign and advise on the content of the two offers made. The report concludes that,
“In an excellent state of repair, given its constraints, Beech House would be valued
somewhere in the region of £400k to £425k without parking”, and that the “estimated
cost of repairs is £340k excluding VAT". It concludes that the “Market Value of the
freehold in Beech House in its current condition is £125k as at 29 May 2014

Warwickshire Forestry Officer — The change of use to the telephone exchange could
be achieved with little material impact on the protected Tree. However, once converted,
there would be likely to be continuous complaints about its proximity to the building. The
tree overtops that building and it could succumb to disease and the effects of extreme
weather. Conversion of the building to wholly garages would be preferable. The works
in the adjoining Bank Gardens could affect a protected Sweet Chestnut but proper root
protection should mitigate any adverse impacts.
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Representations

Atherstone Town Council — There is an objection to all of the proposals as a group
because of concern about the amount of traffic emerging onto North Street and on the
grounds of over-development in the town centre.

Atherstone Civic Society — The Society objects to the proposals both individually and
as a package and has submitted a substantive letter to evidence the objections outlining
area where harm to heritage assets would result. Upon receipt of the 2013 re-
advertisement campaign, it says that there appear to be two “substantial offers” (£100k
and £125k). Now that the property market is picking up it is time to consider these offers
seriously, and to look to providing garaging for Beech House through the conversion of
the whole of the telephone exchange building. (Appendix S)

Local Residents — Two local residents express concern about increased on-street car
parking if these proposals go ahead, particularly on North Street. A further resident says
that the proposals would have a “severe negative” impact on the surroundings, whilst
another considers that the design is sympathetic’. One other resident queries the basis
of the financial appraisal.

Development Plan

Saved Policies of the North Warwickshire Local Plan 2006 — Core Policies 1 (Social and
Economic Regeneration); 2 (Development Distribution), 3 (Natural and Historic
Environment), 8 (Affordable Housing) and 11 (Quality of Development) together with
policies ENV4 (Trees and Hedgerows), ENV11 (Neighbour Amenities), ENV12 (Urban
Design), ENV13 (Building Design), ENV14 (Access Design), ENV15 (Heritage and
Conservation), ENV16 (Listed Buildings), HSG 2 (Affordable Housing) and TPT6
(Vehicle Parking)

The North Warwickshire Core Strategy 2014 — Policies NW1 (Sustainable
Development); NW2 (Settlement Hierarchy), NW4 (Housing Development), NW5 (Split
of Housing Numbers), NW86 (Affordable Housing Provision), NW10 (Development
Considerations), NW12 (Quality of Development), NW14 (Historic Environment) and
NW18 (Atherstone).

Other Material Planning Considerations
a) The National Planning Policy Framework 2012 — (the “NPPF”)

Section 12 of the NPPF is particularly relevant as it deals with “Conserving and
Enhancing the Historic Environment”. Paragraph 132 says that, “when considering the
impact of a proposed development on the significance of a designated heritage asset,
great weight should be given to the asset’s conservation. The more important the asset,
the greater the weight should be”. If that impact causes “substantial harm”, then
paragraph 133 says that consent should be refused unless it can be demonstrated that
such harm is necessary to achieve public benefits that outweigh the harm, or all four of
the following criteria apply. Firstly, the nature of the asset prevents all reasonable uses
of the site. Secondly, no viable use of the asset itself can be found in the medium term
through appropriate marketing that will enable its conservation. Thirdly that conservation
by grant-funding or some form of charitable or public ownership is demonstrably not
possible, and finally that the harm is outweighed by the benefit of brining the site back
into use.

4127



b) The Council’s Draft Pre-Submission Site Allocations - July 2014

None of the sites covered by these applications is shown as preferred locations in this
consultation document.

c) English Heritage Policy Statement on Enabling Development — 1999, and the
Conservation of Heritage Assets and its Guidance on Enabling Development and
the Conservation of Significant Assets — 2008.

The Policy Statement advocates a presumption against enabling development unless it
meets specified criteria — the most important of which is that the benefits should clearly
outweigh the dis-benefits. The 2008 Document provides detailed practical guidance
about each of the seven identified criteria.

d) Recent Relevant Appeal Decisions

There are recent appeal decisions in respect of each of the three sites included in the
current “package” of planning applications described above. In January 2012 an appeal
was dismissed for the same development as now proposed at the rear of 108 Long
Street on the grounds that that proposal would have a harmful effect on the character
and appearance of the Conservation Area - see Appendix T.

in October 2010 an appeal was dismissed for the conversion of the former telephone
exchange into three dwellings on the grounds that the development would not preserve
or enhance the character and appearance of the Conservation Area and not preserve
the setting of Beech House. Additionally there was concern about the standard of
residential amenity for future occupiers and traffic concerns — see Appendix U.

In January 2009 appeals were dismissed for the construction of three cottages within
Old Bank Gardens on the grounds that the scheme would not preserve nor enhance the
character or appearance of the Conservation Area or the setting of nearby Listed
Buildings, and because there were traffic concerns — see Appendix V. Appeals were
also dismissed in September 2010 for two dwellings here — see Appendix W.

Observations
a) Introduction

There are a significant number of issues with this package of applications and Members
will be familiar with many of them from previous applications and also similar “enabling”
applications elsewhere in the Borough.

The prime reason for the applications is the future of Beech House, and the report
below will start by looking at the proposals here. Members will have to establish what
the significance is of this heritage asset and what historic and architectural attributes
contribute to that significance. This will take accounit of its status as a Grade 2 star
Listed Building as well as its location within the town’s Conservation Area. The Board
will then have to determine the level of harm, if any, on that significance, as a direct
consequence of the current proposals.
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The greater the level of harm, the greater the level of justification is needed to support
those proposals. So if there is harm, the Board will need to examine the justification
behind the proposals. Here that will necessitate examination of the condition of the
building; attempts that have been made to market the premises as it is now — a single
dwelling house, attempts that have been made to secure alternative funding for repairs,
attempts made to dispose of the building to a Trust or other Agency who would repair
and retain it as it is, and assessment of other options — different uses or different
proposals (for example division into two).

The financial appraisal will have to be appraised in order to establish the size of any
deficit in respect of undertaking repairs to retain the existing building as it is, and for any
intervention works that might be proposed as here.

Enabling development is development that would normally be refused planning
permission because it does not accord with the Development Plan, but that might be
warranted exceptionally, in order to enable the greater public benefit of restoring and re-
using a heritage asset in an appropriate way. In this case, the other proposals have all
been refused permission and appeals have been dismissed. As such the applicant
argues that they should now be treated exceptionally to the Development Plan as they
can now be considered not in isolation, but as part of the proposal to restore Beech
House. This overall package will therefore need to be assessed.

The Board will also need to explore the reasons for those previous refusals because
they too are related to “damage” to heritage assets. The issue becomes whether that
damage is still too great an exception to bear, notwithstanding the potential greater
public interest in restoring and re-using Beech House.

Members will also have to address the usual considerations of access, parking
provision and impact on neighbouring residential amenity.

b) Beech House — The Significance of the Heritage Asset

Beech House is a Grade 2 star listed building and is thus of national importance.
Additionally it is arguably the most important historic building in the town and is located
within the most significant part of the town’s Conservation Area. It is a prominent 18™
Century townhouse with a [arge walled rear garden that faces the Market Place and is
close by other Listed Buildings in the town Conservation Area. It retains not only its
original plan form, but also a significant proportion of eighieenth and nineteenth century
architectural features both inside and out. The walled garden too is intact and is a rare
survival within a central commercial area. It is one of the finest and most intact buildings
of its type because of its completeness and integrity of its historic and architectural
interest. This is enhanced by its location within the most significant part of the town’s
Conservation Area and its prominence in the street hereabouts as well as the
townscape of the Market Place. In particular, the rear of the Market Street and Long
Street properties in this part of the town’s Conservation Area is marked by a degree of
openness not found elsewhere in the Area, reflecting its different historic background
and character. Beech House thus enhances both the character and appearance of the
Conservation Area, both in outlook over the Market Place and in the retention of its
original walled rear garden. Additionally, there is a large Copper Beech tree within this
garden. It is protected by Order and has substantial public amenity value not only by
itself, because it enhances the character and appearance of the Conservation Area, but
because of its historic association with Queen Victoria’s Diamond Jubilee.
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It is against this description that the impact of the proposals needs to be assessed.
c) Beech House — The Impact of the Proposals on the Heritage Asset

The significance of the heritage asset here is one of an 18" Century single townhouse
which remains intact with contemporaneous internal and external features together with
its walled rear garden. It is immediately clear that the proposals would cause substantial
harm as they involve sub-division of the house and the garden. Hence as a matter of
principle, the integrity of its significance as a single dwelling house with its own garden
would be wholly lost. The comments of the Council's former Heritage Officer above
describe some of the more detailed consequential impacts of such a sub-division, to
which can be added the division of the garden. It is considered that the proposals will
thus cause substantial harm to the significance of the asset as a listed building. It is
accepted that there would be less impact on the character and appearance of the
Conservation Area, but the loss of the single open rear garden would still be significant.
There would be little if no impact on the protected tree.

d) Beech House - Assessment against the NPPF

Given the substantial harm caused to the heritage asset through these proposals, the
expectation is one of refusal. However before making such a recommendation, the
Council has to consider the tests set out in the NPPF, as proposals can be supported in
these circumstances if they are found to be “exceptional’. As a background to this, the
NPPF says that we should take account of the desirability of sustaining and enhancing
the significance of heritage assets by putting them fo viable uses consistent with their
conservation. There are four tests involved in making this judgement and these were
outlined above in the section referring to the NPPF. These will now be explored in more
detail.

i) The nature of the asset prevents all reasonable uses of the site.

The nature of the asset here has already been outlined above. Clearly the preferred use
is to retain it as a single dwelling house. However in planning terms its built form and
location does not rule out other uses which might be accommodated provided they are
consistent with its conservation — eg for holiday letting as a single house; for hotel/bed
and breakfast use or indeed as office accommodation. Subject to detailed matters these
could be considered to be “reasonable” uses within a town centre setting. However the
District Valuation report advises caution as to the whether a holiday let or other form of
guest accommodation would make for a viable business use to recoup the high
conversion costs and the imperative to retain the internal layout intact. Similarly for
office conversion, the report says that a business case is unlikely to stack up. Hence
under this test, the nature of the asset doesn't prevent other uses, but it does make for
an uncertain business case for these alternatives. As such therefore there is weight to
the case that unless the asset can be retained as a single unit, then an alternative form
of residential use is an option.
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i) No viable use of the asset can be found in the medium term through
appropriate marketing that will enable its conservation,

This is central to the assessment. The initial objection from English Heritage
immediately raised this as the key issue and it was not prepared to consider detailed
matters until such time as this was progressed. As a consequence the nature of 2013
marketing campaign was agreed and put into action. It resulted in two potential offers
both of which have been dismissed by the applicant. The advice from the independent
valuation undertaken by the District Valuation Office is of substantial weight here. It
shows that both of these offers fall squarely within the range, considered to represent
the current market value of the premises. This strongly suggests that there is potential
here for the disposal of Beech House as a single dwelling house. The reasons put
forward by the applicant are understood, but it appears that there is no prospect of him
engaging in negotiation and as the Valuation report indicates a prospective purchaser
may well have an inherent interest in acquiring this type of heritage premises
notwithstanding the cost of repairs. English Heritage points out that the Valuation report
confirms its view that there is a market for the building at a reasonable figure. These
comments are supported. The other interesting matter here is that the applicant himself
even with the proposed “package” is still likely to make a significant deficit. The disposal
of the property to a purchaser likely to retain the integrity of the asset would relieve the
applicant of that deficit. It is not considered that this particular “test”, perhaps the most
significant of the four, has been satisfied

iii) Conservation by grant-funding or some other form of charitable or
public ownership is demonstrably not possible.

The applicant has forwarded evidence to show that there is little if any likelihood of other
grant funding available for the conservation works here. As a consequence this test is
satisfied

iv)  The harm or loss is outweighed by the benefit of bringing the site
back into use.

The harm here is substantial in that the integrity of the asset would be lost and thus the
benefit of allowing the proposed sub-division should be of greater weight if the
application is to be supported. It is not considered that this can be the case given the
outcome of the marketing and the District Valuation report. This test is therefore not
satisfied

In conclusion therefore as the most significant of these four tests is not satisfied -
numbers (ii) and (iv) - then the opportunity to lock at the proposals for Beech House as
an exception to Government policy is not supported.

e} The English Heritage Guide to Enabling Development
In looking at the enabling development, then this guide offers seven criteria against

which to assess the proposals. The applicant has looked at these and his assessments
are in Appendix O,
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The first of these is that, the enabling development would not harm the heritage values
of the place or its setting. This is not accepted at all. The four recent appeal decisions
set out as Appendices T to W relate to proposals that are identicai to, or very similar to
that now proposed. Moreover there has been little in the way of material change to
planning policy in the time period since these decisions. Each causes harm to heritage
assets in their own right and thus as a consequence the cumulative harm is concluded
to be substantial. In light of this it is perhaps not necessary to explore the remaining
criteria, but the Board nevertheless should undertake an analysis of them to see if these
are matters that do have weight here.

The second criterion is to assess whether the enabling development would lead to
detrimental fragmentation of heritage value and assets. In this case the whole case of
the applicant is predicated on the physical sub-division of the heritage asset.
Notwithstanding the property being held under a single freehold with leasehold
arrangements, service charges and a “sinking fund” for repairs and maintenance, the
proposals will physically divide the property and the garden. It is these sub-divisions that
are harmful.

The third criterion is that the enabling development will secure the long term future of
the heritage asset and its continued use for a sympathetic purpose. As discussed above
this is not agreed. The purpose is unsympathetic and the long term future for a
sympathetic use is a reasonable prospect.

The fourth criterion is that the enabling development is necessary to resolve problems
arising from the inherent needs of the asset itself rather than the circumstances of the
present owner or the purchase price paid. There are indeed problems here with the
state of repair of the asset. However it appears that apart from limited repair and
maintenance some of these problems have not been thoroughly addressed such that
cost of repairs is now quite substantial — as recorded by the District Valuation report.
The guidance makes it quite clear that no-one is obliged to sell their property, but the
purpose of marketing is to demonstrate that no viable use for the asset can be found
and thus show that it is in effect “redundant”. Enabling development would therefore be
the only way in which value in the asset can be restored. The aim of the 2013 marketing
exercise here was thus to establish whether there were potential purchasers who would
take on the asset. If there was, as happened here, then that does not mean that there is
a need to sell, but it does show that redundancy has not been demonstrated, and thus
the case for enabling development has not been made. Additionally in this case the
developer's financial appraisal commences with a market value of £300k. This is
questioned on the conclusions of the District Valuation report and thus again shows that
there is considerable doubt over the overall package of enabling development.

The fifth criterion is that sufficient subsidy is not available from any other source. This is
the case here and thus there is scope here for support of the overall package.

The sixth criterion is that the amount of enabling development is the minimum
necessary to secure the future of the heritage asset and that its form minimises harm to
other public interests. This is not accepted in this case. Not only does the developer
himself agree through his appraisal that the package will result in an overall substantial
deficit, but the appraisal itself is predicated on a questionable existing market value and
the appeal decisions show just how damaging the enabling development would be to
public interests.
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The final criterion is that the public benefit of securing the future of the asset decisively
outweighs the dis-benefits of breaching other planning policies. This is not accepted for
all of the reasons outlined above.

When all of these conclusions are weighed up it is considered that the cumulative
weight is substantially not in support of the enabling development.

f) Conclusions on Heritage Matters

The Borough Council has a statutory requirement, when considering proposals for a
Listed Building to have “special regard to the desirability of preserving the building or its
setting or any features of special architectural or historic interest”. In respect of
proposals in its Conservation Areas, the Council has a statutory requirement to “pay
special attention to the desirability of preserving or enhancing the character or
appearance” of those Conservation Areas. These requirements are translated into the
Council's own Development Plan policies; the guidance set out in the NPPF and to the
guidance set out by English Heritage. It is not considered that the proposals for Beech
House together with the enabling development accord with Development Plan policy;
the NPPF or the relevant English Heritage guidance. As such the initial view that these
applications should be refused is confirmed.

The relevant Development Plan policies here are saved policies ENV15 and ENV16 of
the Local Plan and policies NW14, NW12 and NW10. It is neither considered that the
proposals accord with the tenth core planning principle and Section 12 of the NPPF.

g) Other Matters

The only other matter of any weight, given the above, is to consider whether there are
potentially other reasons for refusal. The only other issue is traffic generation and
parking. The former relates to there being an additional six dwellings having to use the
existing substandard access onto North Street by the former telephone exchange. The
six are the three new cottages in Old Bank Gardens; the two in the former exchange
and the use of part of the exchange for Beech House parking. The Highway Authority’s
concern, shared by the Town Council and some representations is agreed. The recent
appeal decisions also reflect this matter. As such there is a case here to refuse the
applications for the three new houses in the Bank Gardens and the former exchange on
the basis of unsatisfactory access under saved Development Plan Local Plan policy
ENV14 and Core Strategy Policy NW10.

The appeal decision relating to proposed three cottages in Old Bank Gardens also
refers to poor amenity conditions such that the scheme did not accord with saved policy
ENV11 of the Development Plan. This again be taken forward here to together with
reference to policy NW10 of the Core Strategy.
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Recommendations

a)

b)

Planning and Listed Building Applications for Beech House —
PAP/2010/0462 and PAP/2011/0014

That Planning Permission and Listed Building Consent both be refused for the
following reason:

1. “Beech House is a Grade 2 star Listed Building in the Atherstone
Conservation Area. Its significance as a heritage asset is that it is an 18™
Century townhouse with intact contemporaneous external and internal
features set within the most important part of the Conservation Area. The
proposals would substantially harm the integrity of this significance by virtue
of the proposed sub-division of the interior and the rear garden together with
the addition of a rear extension. It is not considered that the evidence
submitted in support of the proposals outweighs the substantial harm done to
the heritage asset particularly as it has not been shown that there is no
reasonable prospect of the building being retained as a single dwelling house.
The proposals thus do not accord with saved policies ENV15 and ENV16 of
the North Warwickshire Local Plan 2006 together with policies NW10, NW12
and NW14 of the North Warwickshire Core Strategy 2014. These proposals
neither accord with the tenth core planning principle of the NPPF, nor the
approach set out in Section12 of the NPPF”.

Notes:

i} The Local Planning Authority has worked positively in this case to address the
issues arising from the proposals through pre-application discussion and on-
going discussion as consultation responses have been received thus meeting the
requirements of the NPPF.

Planning Application for the former Telephone Exchange — PAP/2012/0514
That Planning Permission be refused for the following reasons:

1. “The proposed development, by virtue of the small size of the
accommodation, the lack of any amenity open space, the lack of storage
space, the overshadowing, over dominance and threat from the adjacent
protected tree, and the lack of aspect from the principal elevations would not
produce satisfactory standards of amenity for the occupants of the proposed
dwellings contrary to saved policy ENV11 of the North Warwickshire Local
Plan 2006 and policies NW10 and NW12 of the North Warwickshire Core
Strategy 2014.”

2. “The proposed development would generate demand for off road vehicular
parking, picking up and setting down. The proposed works would result in a
narrowing of the vehicular access route. Combined with the existing users of
the access, the development would result in a congested and unsafe
vehicular environment. The development would be contrary to saved policy
ENV14 of the North Warwickshire Local Plan 2006 and policy NW10 of the
North Warwickshire Core Strategy 2014.”
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Notes:

i) The Local Planning Authority has worked positively in this case in order to
address the planning issues arising from the proposals through pre-
application discussion and on-going discussion thus meeting the
requirements of the NPPF.

¢) Planning Application for Old Bank Gardens — PAP/2012/0515

That Planning Permission be refused for the following reasons:

1.

“The scale and intensity of the proposed building represents over-
development of the site. This and the proposed design of the dwellings would
be at odds with the historic pattern of development and the grain of this part
of the Conservation Area. Furthermore, it results in the loss of gardens that
are significant and important rare survivors on this urban context and detracts
from the setting of neighbouring Listed Buildings by reason of its built form,
particularly to the rear of 13-15 Market Street where it would be intrusive and
would prejudice the openness of aspect currently enjoyed from that listed
building. The enclosed nature of the site, the density of development and the
single aspect design of the new dwellings would also be detrimental to the
amenity of the occupiers of the proposed new dwellings. The proposals are
thus contrary to saved policies ENV11, ENV12, ENV13, ENV15 and ENV16
of the North Warwickshire Local Plan 2006 together with policies NW10,
NW12 and NW14 of the North Warwickshire Core Strategy 2014,

“The proposed development will generate demand for traffic movements and
parking which cannot be accommodated on the site or on adjoining land.
Moreover the existing vehicular access onto North Street is sub-standard.
This would result in an unsafe and congested traffic and parking situation
contrary to saved policy ENV14 of the North Warwickshire Local Plan 2006
together with policy Nw10 of the North Warwickshire Core Strategy 2014”

Notes:
i) The Local Planning Authority has worked positively in this case to address

the planning issues through pre-application discussion and on-going
discussion thus meeting the requirements of the NPPF.

d) Listed Building Application for Old Bank Gardens — PAP/2012/0521

That Listed Building Consent be refused for the same reason as set out at
number one in (c) above.

Notes:

i) The Local Planning Authority has worked positively in this case addressing the
planning issues through pre-application discussion and on-going discussion thus
meeting the requirements of the NPPF.
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e} Planning Application for 108 Long Street — PAP/2012/ 0517

1.

Planning permission be refused for the following reason:

“The site lies in the Atherstone Conservation Area whose character and
appearance in this location is marked by an openness that derives from the
retention of historic rear gardens and yards. There are a number of rear
elevations to Listed Buildings that overlook this space. It is considered that the
built form, with its massing and extended footprint would have an adverse
impact on then character and appearance of this part of the Conservation Area
by enclosing the view over this open area; reducing the openness of the Area,
also resulting in the loss of view of these rear elevations, and introducing a built
form that is out of keeping. This proposal does not therefore accord with saved
policies ENV1E and ENV186 of the North Warwickshire Local Plan 2006 together
with policies NW14, NW 12 and NW10 of the North Warwickshire Core Strategy
2014”

Notes:
i) The Local Planning Authority has worked positively in this case to address the

planning issues arising through pre-application discussion and on-going
discussion thus meeting the requirements of the NPPF.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government Act,
2000 Section 97

Planning Application No: PAP/2010/0462 and PAP/2011/0014

c?zi\:’ckgroun Author Nature of Background Date

aper No Paper
1 The Applicant or Agent ’:ﬁg'gf‘;t'gggﬁt”a% 1%%';%2) 22/10/12

. Application Forms, Plans

2 The Applicant or Agent ar?g Statement (2011/0014) 121711
3 Atherstone Town Council Representation 2/2/11
4 Council Tree Officer Consultation 1/2/11
5 Ms Froggaft Representation 6/2/11
6 STW Ltd Consultation 8/2/11
7 WCC Highways Consultation 17/2/11
8 Heritage Officer Consultation 212111
g Atherstone Civic Society Objection 18/2/11
10 Applicant Letter 22/2/11
11 Case Officer Letter 2312111
12 English Heritage Consultation 24/2/11
13 SEL Lid Letter 2/11/10
14 Case Officer Letter 15/3/11
15 Applicant E-mail 16/3/11
16 Case Officer Letter 21/4/11
17 Case Officer E-mail 16/3/11
18 Applicant E-mail 14/7/11
19 Applicant E-mail 13/6/12
20 Applicant E-mail 18/9/12
21 Applicant E-mail 19/9/12
22 Applicant E-mail 1/10/12
23 Case Officer E-mail 11112
24 Case Officer Letter 21/11/12
25 STW Ltd Consultation 23/11/12
26 C Bursnell Representation 28/11/12
27 L Watits Objection 28/11/12
28 Heritage Officer Consultation 10/12/12
29 Fire Services Authority Consultation 29111112
30 Applicant E-mail 28/11/12
31 Atherstone Town Council Representation 5/12/12
32 WCC Forestry Officer E-mail 11/11/12
33 English Heritage Consultation 12/12/12
34 WCC Highways Consultation 13/12/12
35 Applicant E-mail 3/12/12
36 Council Valuation Officer E-mail 6/12/12
37 Applicant E-mail 11/12/12
38 Case Officer E-mails 17/12/12
39 Applicant E-mail 19/12/12
40 Applicant Letter 2/1/13

4 /37




41 WCC Highways E-mail 211113

42 Case Officer E-mail 31113

43 SEL Lid Letter 9/1/13

44 WCC Highways Consultation 10/1/13
45 Applicant Letter 28/1/13
46 Case Officer E-mails 28/1/13
47 Council Valuation Officer E-mail 311113
48 English Heritage Consultation 2512113
49 Case Officer Letter 1/3/13

50 Applicant Letter 2213113
51 Case Officer E-mail 17/5/13
52 Case Officer E-mail 20/5/13
53 Case Officer E-mail 30/5/13
54 Applicant E-mail 3/6/13

55 English Heritage E-mail 5/6/13

56 Valuation Officer E-mail 5/6/13

56 Valuation Officer E-mail 10/6/13
57 Case Officer E-mail 12/6/13
58 B Matthews Representation 12/6/13
59 Valuation Officer E-mail 25/6/13
60 Applicant E-mail 3713

61 Applicant E-mail 10/7/13
62 Case Officer E-mail 21/8/13
63 SEL Lid Letter 27/11/13
64 Case Officer E-mail 13/1/14
65 Applicant Letter 26/1/14
66 Case Officer E-mails 31/1114
67 Atherstone Civic Society Objection 19/2/14
68 English Heritage Consultation 19/2/14
69 Case Officer E-mail 26/2/14
70 Applicant Letter 25/3/14
71 District Valuation Office Report 29/5/14
72 Case Officer E-mail 4/6/14

73 English Heritage Consultation 24/6/14

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Nofes,

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondence, reporis and documents
such as Environmental Impact Assessments or Traffic Impact Assessments.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government Act,
2000 Section 97

Planning Application No: PAP/2012/0517

Backgroun Nature of Background

d Papger No Author Paper ° Date
1 The Applicant or Agent Qﬁglgtzttlg;;?&r:)s’ Plans 16/11/12
2 Case Officer Letter 21/11/12
3 STW Lid Consultation 2311112
4 WCC Highways Consultation 13/12/13
5 Warwickshire Museum Consultation 27111112
6 C Bursnell Representation 28/11/12
7 L Watts Objection 28/11/12
8 Atherstone Town Council Obijection 5/12/13
9 Heritage Officer Consultation 21/11/12
10 covironmental Health Consultation 11111112

icer

11 Atherstone Civic Society Objection 4/12/13

Note: This list of background papers excludes published documents which may be refarred to in the
report, such as The Development Flan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondence, reports and documents
such as Environmental Impact Assessments or Traffic Impact Assessments.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government Act,
2000 Section 97

Planning Application No: PAP/2012/0515

Backgroun Author Nature of Background Date

d Paper No Paper
1 The Applicant or Agent ':r'?g"s"f:t'g;;‘?{(r:)s' Plans 15111/12
2 Case Officer Letter 211112
3 STW Ltd Consultation 231112
4 Atherstone Civic Society Objection 4/12/12
5 environmental Health Consultation 11112113

icer

6 Heritage Officer Consultation 12/12/12
7 WCC Highways Consultation 13/12/12
8 Warwickshire Museum Consultation 27111112
9 C Bursnell Representation 28/11/12
10 L Watts Objection 28/11/12
11 Atherstone Town Council Objection 5/12/12

Note:  This list of background papers excludes published documents which may be referred fo in the
report, such as The Development Plan and Flanning Policy Guidance Nofes,

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulfating his recommendation. This may include correspondence, reports and documents
such as Environmental Impact Assessments or Traffic Impact Assessments.
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BACKGROUND PAPERS

Local Government Act 1972 Section 100D, as substituted by the Local Government Act,
2000 Section 97

Planning Application No: PAP/2012/0521 and PAP/2012/0514

Backgroun Nature of Background
d Papger No Author Paper ’ Date
. Application Forms, Plans

1 The Applicant or Agent af]’g Statoment(®) 15/11/12
2 STW Lid Consultation 231112
3 Warwickshire Museum Consultation 27111112
4 Atherstone Town Council Objection 5/12/12
5 Heritage Officer Consultation 10/12/12
6 C Bursnell Representation 28/11/12
7 L Watts Obijection 2811112
8 Atherstone Civic Society Objection 4/12/12
9 WCC Highways Consultation 13/12/12

Note: This list of background papers excludes published documents which may be referred to in the
report, such as The Development Plan and Planning Policy Guidance Notes.

A background paper will include any item which the Planning Officer has relied upon in preparing the

report and formulating his recommendation. This may include correspondence, reports and documents
such as Environmental Impact Assessments or Traffic Impact Assessments.
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BEECH HOUSE

' SCHEBULE OF WQRKS

N LS I

"PROPOSED CONVERS}ON TO FQRH 3 NO DWELL?RGS -

- Beécrigﬁoﬁ of Worlis_

" LOWER GROUND
| _Katchen |
Remove ihraﬂs and make good o
‘Ce:hng joists to be repaired as necessary, splice.new erids as reqwréci '
©* Install rockwdol ingulation: to vmds and form new fire 1Fner ceiling and plastar
finish. o | L e
_ Allwalls {o have fulE height waterpmaf rsnder with dry l:na/plasterboard and
N skim ﬁmsh _ o ‘ 7 .
4 . Floors to be cleaned and new water prcmf membrane laid (pvc} wilh fnew
. battened ﬁoatmg timber ﬂecr and taurus gkirting and architraves throughout.
5 Install new 100mm and Eoftr!sec exiract ducted to exiemal a:r )
8 .. Works to door and frame as schedule. [  £10,500.00: .
B&!héroom ; | ” . |
1. | ’ Remove.SC(eeci andimaige gobd ﬂoa'r.-
Remove fiew timber stud work and framiﬁ'g‘té former fanding.
Remove brick thra[t and make goad "
. Floors to be cleaned and new suspended timber ﬂoqr installed to
specuf ication, . .
5. ‘. Wall treatment ta spacx? cation.
) . New fire liner boards fo cafling skim piaster finish, Rackwood insutation 1o
‘ joist voids. .
7 'ﬁ . Works to dmrway (4) s schedule. '£4-,7so.oo‘
Lobby - | |
f Works o floor as specification.
2 Works to walls as specification.
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3 Remb\f& si‘udw:ark an-d sﬁéké good. - e
4 Overboard and skim celleng - o o _ £3,00000
" Reception k " RN | . |
1 ‘ Remove windnw and bnck up opemng and maka gcad
2 Remove heating system and make good,
3 ~“Remove sione sink and set gs;;ie_. -
4 New l'éiséd floor to specification.
5 Wari(s to walls as spa'ciﬁ'ca't'ibn: -
| .'6 . Gverbeard and sksm ceulmg
, .“r‘ _ .Reﬁx stone sink anci make gocd ’ __
S : Wcrks to doorway (1) as schedule o ; -24;836.00' |
_Bedmcm : Lo .
1 Remove timber wat! after taking reaord af detaiis and make good.

s Repanr hearth bnckwork support to ceﬁmg !evei

3 ‘ New raised: ftnor to spec%ﬁcat:on

4 'Works to walis as speczf cation.

: 5 : New f:re [mer cezhng beard and skam, Rockmol insulation fo voids
8. Works te cioorways {3) and {5) as schedule o .
7 New Replacementwindowto detall, - . £9,260.00

: LivingR'oum '

1 Works to walls as specification, -
2 . New raised floors to specification,
3 New replacemenf windows to detal.

4 Werks to doorway (2) to schedule.

-5 ‘ Remove lath and plaster celiing, treat all tzmber work and maka good'as

necessary Rcckwool msulatson betwaen Jorsts, fire imer board and skim as
ceahngs ‘ :
8 Make good as "existing ‘cupbaard adjacant fire place.
2
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T Overhau1 fire place structure and surround and make good as necessary and '

as-orgipgl, o . - £9,750 GD

‘TGRGUNDFLOOR o ; | '__ ﬂ

.' 1 Demolish lean-to rear entrance enctusure and ciear away.

3‘ 2 ‘ Construct new stalrlentrance tnwer complete and as detailed.
s Works to all doorways as schedule. ) o

4 - Works to all windows as-specrﬁed. .i PP | £’55,5l36.0[} - ‘,

: ‘K;tchenlbmer ' | o .

_ ﬁ . Z&emove modem bﬂckwcrk fire surround and board over fire placé and make '

goa .

2 Overhaul alt. sksrtmg boards ref'x as necessary.

3 Bﬁck'up and make good service h’at:’_:h.. |

;1 " Reft :;r':!eose ﬂdurboarding S ‘ S

5 Suppiy and install new SO!trlsec exzract o extema! wa%l '£2,259.60 ‘-

Stalrweli

o

g . Reparr}make good loose treeds to starrcase _
2 Overhaul wall cupbcar‘d and doors, | _
3 - Make good gilaéfer work to étair soffit. ' - S ' £1,7f50,:90
tthngtnra . . . . .

4 Remdv‘e él:l fixtures and fittings.
2 Remova Aga and pzpe work and make good

| 3 Remiove ali wall tslmg
4 Re‘moye windows and ;c;ricir up opening.”
5 Br_i_ck -up:opening o fobby.

Overbaard and skim all walls.& ceflings

f? : Install hew EOEtrlsec waill extract umt _ _
8 . . Make good all floor finishes. IR £4,500.00
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- Ha!ili;ttchen

W’o'rks to ddorwéy as:é‘cﬁeciuie' '

Works to wmdcw as specaf catlon

:-L-.o N [

Refixloose floorboards.  ~ ©  £1,750.00

i_-.sxf.r.rgﬁm :

1 ' Wcrks to dcorway as schedute

2 Works to mndows as specsfscahon . ) ‘

3 ‘ Ref X% l0ose ﬂeorboards S e ' _gg,s'ga_gg‘, ﬁ
: FIRST FLOOR | 5 "

1 ©  Consirict new raar wing as detaxled

. Rear Bath and Bedruom

- Remaye fixtures and fittings and make good,

-t

Remove fixures and fittings and make good,
- Overboard and skim caifing.. ‘

Install new stud walls arid doorways to form new layout,

' Overhaui wihdew'as sp&aciﬁca‘tion"

2

3

4

5 - Install new ducted 80Rrsec éxtraét.to _ba_thr_ogm.;

8 V .

7 Enstaﬁ new skurtmgs to new wally 20 matcb exzstmg!evemaut exasimg
g

8 Overhaul doorway (2;;) as schedu%a o £4,aao.n;;: :
. Landing o o '
1 Piéster repairs to stair soffit and make goad.
" Overhaul window to spe‘éiﬁcfaﬁon.:
Make g‘c;od ibose treadsto 's.taircase' '
Form new fwin stud wall adjacent staxrcase as shown o spec:f catuon as.

i refsound break party wail
£1:,990;09

K Remeove all fixtures, fittings arid stud walls and make good,

‘2 Remove window and briek up opening.
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3 . Form new doorway (15) as schedule to accésé;néw exzensién‘ |

4 Form new szud pamﬂon % hcur E/R and dsonvay (1 6) as schedu[e 7
5 ‘Overboard and skim ceﬂmg o

8 | Al[ walls to be dry lmed p!aster board and skim,

7 | Install new G0ltr/sec extract tc external wall. _
8 ’:nstau riew kitchen comglete. | £5,300.00
Bedroem | | |

B 1 Overhaui doo:way {1 9) as schedme

2 Works to sash windows as spemﬁcatlon o
3 Deceratlons fo spacnf’ catlon. o - N £'1,450-00 
'L:vang Rocm : \ ‘ ‘ A. . o
| 1 Remove fi replace hearth supports and repiace and reform-as ongmai
2 Overhaul doorways (18) and 23) as specifi ication. ‘
3 . Overhaul windows as specrf“ catlcn
' 4 ' Reﬂx and make good afl oose floor boards
5 C Decoration to specﬁ" catzon : : o : ?23-700-06
ATTIC | -

P

Ccns‘truct new rear wing 4s detalls. .

Rear Bed FQOIT _
1 'Remove all fixtures and fittings and make good.
2 _Ov._erboard: aln,d skirm all ce_tk_ngs.and wall areas. |
3 Overhaul window to specification. |
4 Overhau c;oa:rv'vay (31) as schedule.
; 5 Form ﬁe\& stud walls to provide‘ en"sulte area and Install fitting. |
6  Overhaul skirtings troughout,  £5,500.00

: Lariding Not.

-1 Make-good plasterwork to ceiling and walls.
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Ly

' 'Ei':'stéill new étud‘ipadﬁiﬁn fhéui‘_ffé'tolspe:ci-f‘;caiionj . _.:‘:*!.QBB.C!G
| _Landing &o ',‘ - J o ' ' o
1 E Overbeafd and sk!m to walls and cesimgs
) 2 :F'orm n_ew access to newr:ear exteﬁsm'n. '
3 Form new stud walls to stcre cupboard areas |
4 Overhaul doorway Ncs 28) as scheduie : '. . ' ‘éé,_sbo.oo :

: Bedmom Mo 1

‘ ; 1 .
3.

y

—

2
3
4

Qverboard and skim to walls and cei%ings. '
Ovarhaut doorway (27) as scheduie

Instal new sash mndcw to deta:l to dorma o E4,250.00

‘ Badroam No 2

' -OVerbcard’and skim to w:'alls- and ceilings.

Overhaui docmays {29} and {30) as. schedu;e

lnstail new sash wmdow to detad ta dorma - | £1,?'56;00

Overboard and skim tc'w:'ﬁaﬂs:.and ceilings.

Make good unevén and loose flodr boards. -

_Overhiaul 'Vailéy w%ndo‘w and. make good flashings.

Overhaul doorway (33) as schedufe.  £2,000.00.

BENERAL WORKS

L A

All areas to be a%tared or ftems remQVed are to be fully photograph&d and .
recarded pnorto sommencemant of Works. : |

“The whole existing tuled roef area is to be stnpped anci tiles set aside, all|

hattens removed. Alf rafters and timbers checked and repaired as necessary
and refixed, New breathable membrane to be installed plus new tanfalised
battens. Al existing tiles are to be retsed an the front and side elevations
with any make up of replacement tiles used on the rear elevation. New Code
4 lead flashings throughout {6 alt areas. Reéuss exustmg rainwater goods. after
overhaul, any new required ars to be as.existing, castiron. Roof areas are'to
include the ground floor - dmmg room leansto roof but re. roofed using
reclaimed rcsemary tttes E

Bnckwork All porous and decayed bricks are to be cut out ang repfac&d with
like bricks. '
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' ‘4 ‘ Pomtmg AEI porous anci m;ssmg posnhng Is to be replaced wsth hke mortar

. , - , 260 900 00.
| 's'ERgJ' IcES _ N
‘VEiec:tncs
.1 Full rew:re to efectrlcal system to Part P: Regulatlons .
- New plumbmg and gas heatmg systern thrcughout to bulldmg regu!ations
- ‘ Parts L and J., . : . S
. . ‘ £40,90§‘§0: :
Sash Wmdows 0verhaul P |
' "1~ : AIE extstmg sash windows. are to be drsassembied and ovemauled
2 All. sash: cords are to be repiaced and screwed access panels masntamed for
o future mamtenance ) , -
3 | AJE emstmg glassis to be preseWed wﬂh ﬂew puﬂy works as necassary
4 Anyrepairor repiacement of jpinery |s ta be done as 2 dn‘eci copy of the
crlginai and w:th agreement of the S0, - o . L
5. | 4 :AIS wmdows are o be left fully operational aﬁer decaratton
" New. Sash Windnws
1 : All new wrndows are. to be as detan!s agreed with the LA and SO and arg to

reflect the original des&gn used throughnut

Jo:negg Overhaul Dcomags

1 0 Overhaul of doo!ways efe indicates ihai {he item is suffering from wear and .
- tear andthat works are regiired to restore the :tem toits. ongsnal quahty as far
i as poss§bte and to be it for that, purpose .

Raplace broken dropped hsnges as-orxgnﬁal.

ry
3‘ | “Répairlreblace broké“n focks and keeps a5 original.
4 3 Plane or add tzmber to make door fit openmg ail as ongmat
& KReplace decayed Ezmber ta doar or fr“me, ali as cng:nai

Décei’a’tn'o’ns A[[ praviousiy decorated surfacss are fo be prepared made stable
-and redecorafect as original, :
' ‘ - £10, 000 00

TOTALCOSTOFWORK . £248,560.00
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A

rDeveiopment Cost Appraisal

Beech House, ’Viarket Street, Atherstone ami assoc;ated Ennblmg }}evelapment

. Slte Costs ~Béech House .
. Market Value in exmtmg condﬂmn .
o _:Costs lncidemai to acqumtmn -

~ SDLT

meessmmﬂ Charges .

:TOTAL

Szte Costs Bank Land
| \Aarkct Vatue in exlstmg cond;uon (heok vaiue}
- Costs mcadenta! 10 acquxsmon |

: ‘SDLT (absorbed in Beech Housa)
.Professmnal Chargcs (as ghove).

TOTAL
_ S;te Costs Telephone Exchange ‘

: _‘\/Iarket Valuﬁ in exmtxng condition (book vaiut:}:

Costs mcldenta] 10 acquisitmn

SDLT

Professmnal Cha.rges '

TGTAL

~ Site Cosis ~ 108 Long Street
Market Value iy existing condition (book value)

Costs incidental to acquisition

SDLT \
Professional Charges

TOTAL

TOTAL SITE COSTS
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ot the Bank Land, Telephone Exehauge und rear of ms Long Street ‘
. 300,000.00

9.372.00.

787.50

310,159.00

50,000.00

" 00,000.00

000.00

50,000.00

- 50,000.00 -

2,000.00
600,60

© 52,600.00

50,000.00

2,000.00
600.00

‘ '52.50&;90

| 46835500




R & £

‘New Build - 108 Long Street
‘ Conv&rsm Te.ie;ahorie Exchange

‘ Amhnecm Fees

: i)esrgrs & Cunstrmhnn Cnsta ‘
. Survey Costs
. Cons’tmchcﬂ Costs

= Conversmn and Repalr Bcech House '

erw Build ~ Bank Land

_ C(mtzngency @S% |

T()TAL DESIGN & CONSTRUC’l JO\E

' S._tatumi-y'& Other iJC‘hslrges&

" Planning & Building Control Fees’

Legal Cost- 106 Agreement  ©

TOTAL STATUTORY & OTHER CHARGES'

fnfﬁxj'est

Interest — Beech House

Site cost & Fees average 3% pa 20032012
Construction and Fees 3% pa 20132014

D Statutory & Other Charges 3% pa 2013-20 14

Interest Bank Land

Site cost & Fees average 3% pa 2003-2012
Construction Costs 3% pa 2013-2014 -

Tnterest - Teie;jh'on’e Exchange

Site cost and Fees average 3% pa 2002-2012

. Construction Costs average 3% 2013-2014

 Interest— 108 Long Street

Sife cost and Fees average 3% 2002-2012

Construction Costs average 3% 20132014
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- 2,00000

' 250.000.00

150,000.00

100,600.00

80,00000

©10,000.00

29,600.00

 621,60000

2000000

250000

2250000 ..

83,742.00 -
7.500.00
. 675.00

- -13,500.00

4,500.00 -

15,000.00
2,400.00

1500000
3,000.00



-TO’?AI; OF INTEREST s3I

: Deveiopers Proﬁt
éCa!culated at 20% on 4l cests _
£1254776@20% . 2850955, (10-_

TOTAL DEVELOPERSPROFIT . - 250,955.00 -

‘TOTAL OVERALL COSTS 1,505,73L00-

COMPLETED MARKET VALUE

Bedch Housel . 14850000

Beech House2 - ' 147,000.00
Beech House Basement. - - 71,000.00
BankLand1 L . 79,600.00

Baiik Land 2 o . : 79,000.00
" Bank Land3 - S T 7900000
Telephoné Bxchange1 L 74.900.00

- Telephone Exchange 2 o 7490000

“Telephone Exchange Garagﬁ _ o 990000

108 House o 84;900.0{.}
108 Bungalow S - 84,900.00

TOTAL COMPLETED MARKET VALUE  933,000.00

"I‘O:'I‘AL costs S 15573100
| CO’S&‘PLETED VALVE OF SCHEME = - (933,000.00)

DEFICIT . .' | ey
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, ;S EL LTD. :
- Surveyors and Estate Agénts -
12 Maggny S'mm, AWGNE.WARWICKYHB{E,CVQ 1ET

TEL({)ISZ‘?) ’iii 900 - - Fax: (msz'f)‘m 444
- Wwwstbitcouk |

_ Arfagon Properties Lid
14 Market Shest -
Athiersiones -

CCV9IET

. For the sttention of Mr J Bennett SR
: , : ' .- 20th September 2012
Dear M’rEennctt - o ‘

‘ ‘ Ra. Beech House and surmnndmg pr opgg' ;i]s

Furtht:r to our pr:v:ous com:spondmce we: wou]d adﬂse that zhe values of thc pmpcrtyliand in U:zeu‘ mm ng
condmtm are gs Totows:- :

| Beech House e ‘ ', ™ ';£300,000..
: Thig foIEuwmg with the benefit of: thc vmous pia:mmg permw:mns o
o Bkaand.. e oo s ettt e tr st e EAG000
Te]aphunc:ExchangcdeveIopmem sH:e rpes ,..‘(...‘.!..‘.._.._,,;.;..;-.:_...£5];(5(N) ‘
+ 108 Long St development site . £49,500 RRE
Thcs;:;ﬁgumii are baseci ath the urssot market sind take ucount oF the focations

Wetrust that this clarifies the situation, '

Yours faithfully

A, Oliver:foaes
Managing Dicector
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SE L LTD
Surveyors and Estate’ Agents
12 MARKET STREET Amakm\n: WAR%&’rcstme.CV‘) 1E1’ :

1 'TE.L.(O}SIIT}?H%D : - EaX{U18ER 711 444
) B 42 sem C0. uk ’ Co o

Arragon Properties Lid
14 Market Strest
Arlieistone
 Warwickshire
cyg:mi

'For the attention nf Mr J Beimett o 1 T
‘ 20th September 2012
. Dear Mr Bennett . o : .

'Ren BeeLh Hmr;e nnd curmunding ]3 m' fs L

Hzmng :malysed the pmpascd layouts we wonld advxse :ha( based o the current Jocal mar&et you r.:ould an-
ticipate the fellowmg valuesia : : : '

Beech House unit 1 80358t ._; et snsccon £148,500
Beech House anit 2 7958610 wonveorereren b o pra g pree e ncns .....1£f.4’f,000
Besch House Badement 61 1sgft ..., I v e e s £7I 000

Bank Land Unit 1 670 sg ft....
Brink Land Unit 2 670 sq &,...
Bank Laud Unit 3 670" 5q floviess

eonap e e sen e aind .<£790m'
i 2 £T9,000

Tekephione EXCH UL L 505G o coe-iuyr s sssneonessesomasensseecsoneerns 74500
Telephone Bxch Unit 27 650 sg Bosovsecesrerassonnos soorsmmenronns frerrenaeinarieares £74,900
Telephone Exch Garage Ummzﬁsqfi.,.‘-.,...'...Z.;.-.“...'.m..(.. rerserraers ....£990{)
108 Long SUHouse. 720 5q ftur.veiunn o, cessenerenniosiassssernasssrnned 84,900
](JSLo:thrBungalow 72{)sqft IPTERRY. -3 & fe s 1 X

Thes ﬁgurcs are based on the usual quality of finish and taku-accdﬁm of the lt.x:mion,
We trust that this éiariﬁ&s the siﬁxgﬁcm. .
Yours fgnﬁfuﬁy

o P

A. Oliver-Jones: e
Managinig Director-
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IR SELuwu
T 0+ Surveyorsand Estate Agents’ .

12 MARKH SI'R.E-FT A’I‘HPRSTQNE WARMCKSH]R&,CV9 18T
o ThL(O]SS!?)‘?H 900 ' I‘aX(ﬁlSl’?}'?lldM s
. - waw.selwit.co.uk

+Arragon Properties Ltd
14 Market Street -
Athgrstons
Warwickshire,
CVOSIET, .

’ l For thc attcnt:on of Mr J Bennett

Diear Mr Bennett

*9ih Iannary 2013

’ Re' "Beech Iiause”, 19 Market Street, At!lenlune, CV9 1ET

 We again reiterate the lack of progress in ﬁndmg & piirchaser wxiimg to commit m the purchase of
Beach Houss, at any price.

_'We refer vou to our previous reparts and to the statements made at the various meetmg,:. we have auendcd
feparding this property.

Despite the ill-advised comments regarding “quict marketmg” fmm the Wj wee haviz prevmusiy advised
North Warks Planning Department and English Heritage of the Jevel of imarkeiihg, viz:- '
Locally though out office iix Market Street which is some forty paces from thé property.and open.7 da}s a
ek and in the local property pages of the area’s major weekly newqpapcr twoor thrce times a month for the

- pastfolie-vears..

" Natienatly through our own webs:le and the countm:, largest internet pmperty website. - R:g,htmovc, con-
tinually without break, we attach the latest client matketing report which shows that “Beech House” contin-
ues o be one of the mest viewed properties in lhe areq, having been seen in search results over four thousand -
{imes in. the last.month, with 185 further detail views, if Savills had an ufﬁct. near to Beech House they! may
have achieved similar (subject to Sunday opening).

Drespite this enarmous atteation and the soven appointments to show pmspcctt\c v:ewers around inv the Jast
two mtmths, we havenot received any offers to purchase, even following up all viewings-and responding to
ail queries regardmg parkmg and planning requirements. -

. The reasons given by viewers.for not proceedmg g
1. Theldck of parking; . .

2, - The Lotation, bemng ekt to a public house, particilarly the aci_pawnt entrance.
3. . Thecostof refurbishment, a8 it is Grade 11 Star listed.
4. [‘hc perceived high costofon gomb mmmenance

In c(mctusmn we have made every effi ortand pursueci every averiue npen to any estate agent toachieve a sa!e

- for your property and find the recent remarks regarding marketing inappropriate and insulting. ‘This is a large
property.{ 4000sft:over four floors, gzquwaimt to four, three bedroomed houses ) the poor focation, no parking

- and the high level of ongoing vosts of mafutendncs and refurbishment, perceived by prospecuve purchasers,

" in thie cuirerit éconatiiy no single family appéarsto be prépared 1o propose an offer, :

We trust that 'thi_s_'c'la:iﬁes (he cirrrent situation, we await your further instructions.

Yoyrs siicarely A

A Otiver-] cmt‘ ;
Managing Su
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SELITD

Surveyors atid Estate Agems

12. MAKKE’i Sj‘Rf-P’!’ ATHFR$TONE WARMCKSH!RS» CVSIET
’IEL{OESE’?)?H 904G ' ma(msv’;) 71! 444

www‘seiwit".dq.uk

Arragon Properties Lad
14 Market Street B
Atherstond

. Warwickehire:
CCVOET .

~ For thie attention of Mr J Bénnett

Dear Mr Bennett -

9th January 2013

"Re:- “Beeeh Ilnuse”, 19 Market Street, Athentune, CVOIET

. We again reiterate the fack of prog,ress i finding a pumhaser wﬁlmg to commit to the puruhase of

Beech House, at any price.

_We refer vou to ogr previous reports. and to the statements made at the various meetlnyx wg have attendui
regarding this property.
Despite the B-advised. comments regarding “qumt markctmg" from fhe WI, we have prevmusly sdv:qed
North Warks Planning Department and English Herivige of the level of marketing, viz:- ;
Leocally though our office in Market Street which is some forty paces from the property and open 7 &8}5 3.
week and in the lacal property pages of the area’s major weekly newspaper two or, three times a month forthe. -
past fotir-velrs.

Nationally through.our own webs:te and the countries fargest internet property: website.:- nghtmove, OB~
tmua[l;y without break, we attach the latest client iatketing report which shiows that “Beech House” contin-
- ues fo be one of the most viewed propenties in the areq, having been seen in search results over four thousand
times in the last month, with 185 further detail views, if Savills had an office near {0 Beech House they.may

have achieved simila¥ (subject to Sunday opening).
Despite this enormous attention and the seven appointments to show pmapccme viewers around iiv the- last
two months, we have not-received any offers t purchage, even following up all vmwmgs and respﬁndmg o
ail queries re,gzmimg parkmg and plann ing requirements,
The reasoris given by vxtwurs for ot proceadmg 1824
1. The lack of parking, . -
2. The Location, being nextfoa pubtlc house,. parhcul'u'ly the: a&;awm entrance.
3 The:cost of refurb:shment, as it is Grade |1 Star lisied, ‘
4, . The peregived high costof on going miaintenance’

* In conclusion wehave'made every effortand pursiied every avenue open to any estate agent to achieve & sale
for your property and {itid the retent remarks regarding marketing inappropriate and insulting. 'This is a Targe
property ( 4000sft over four floors, zquwaimt to four, three bedroomed houses '} the poor location, no parking
and the high level of ongoing costs of mainfenance and refusbishment, pcrccwcd by prospecuve purchasers,
if ﬂ:e clitrent BCORORIY no smgle family appe&rs tobe prepmd 1o propose an offet.

We frust that this c_la:;aﬁejs t_he clirent .ﬁ;ti_xxatio_ﬁ. e dwait yctir‘ﬁj:rthe;r Tngtroctions.

'Yo?rs 5 pg:re’iy"

A Olive:r'-_ldmf o
Managmg Su- gor
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: bmﬁmne STATEMENT .
- Beech i-!ouse, Market Street, mherstone, Warw!ckshire ‘ 'l

-Statement Cuverage and Content

7 The Statemient is prapared in response to the request for criteria‘to. support the attacheci Ptannmg
- Application for Subdlwsmn and’ associated Enabling Development at,and nearbv to, Beech House,
" Market Street, Atherstone, Warwickshirs, - :

" Tre reqq:red cntena dre m:se,verat formsanti dre defined in a'set'of pré application advisory notes...
_provided by the Senior Planning Officer. These notesalso set out:a range of réquired Submission

Documents which include evidence in support of the bmp'osai background information, an dppraisal ° EERRE

of the propesai itseif’ and Just;ﬂcatson and appraisal of the Enabl;ng Development e!ement ofthe
proposai

" Thié. Sen;ar Plann;ng Officer reguires that the justification for Enabimg Deveiopment Is. presented

with _reference to deﬁmt:on and description from the English: Heritage POIECY Sta’tement Enahling

De‘ve’lopment and the Consa rvatmn of Heritage Assets ISecond Edntian} and thh further reference
" to the National Plannmg and Pojicy Framework. i : S P

. Both the Ex: Pottcy Stateiment and the NPPFare cEted in detail in thas statement wrth reference to
. stated d =ﬁnstcons where required :

Backgm und & Historv '

The detailed preposals for Beech Hotse have been midde known to the P!anmng Ccmmnttee by pre-
: appﬂcat;on presantauon anci a suhsequem site visit, : . ‘

The application }ustory for Beech House has alsc been c!early outimed to the Pianmng Commtttee

and, in particular, the firm refusal to all proposals for an aiternatwe use despite the establishment of -

facts that, due to the sheer size, comemercial location and’ enormous future financial implications in 2.
5 ng[e owner~occup1er scenar;c, ithasno. future beneficial use asa smgle dwelling.

The vuew taken so far by English Hentage is thatany pmpusal to change Beech House fram a smgle
- dwelling wou!d be. harmfui to s’ vatueas # Heritage Asset,

This has left Béeth House jn a préecarious pos’itio"n

. Whl!st any amcunt of matntenance can be carried out to Beech Hcvuse by the Deve!aper, this in itself
* will nat make it any more viable as a single dwelling. Et will mereiy maintain its condition whilstit -
remams in retiundancy

Marketing to Demonstrate Redundancy, as more fuliv descrrbed below, prowdes sugpomve proaf
for the fact that it fs redundant as-a single dwelling,

‘ To mam‘taln the stance that, at whatever cost, the: bu:!dmg should remainasa s:ngle dwelling is to
deprnve Qeech House of the basic comfort of Conservation. i o

- The definition of Conservatmn {for Heritage Pal:cy} w:th:n the &FPF is as follews -
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= . ‘canservaﬁnn ifof her;tage po!:cy} The pmcess of maintaming and managing change m g
herltage asset na way that sus’tams and where appropnate enhances its sigmﬁcance

' The key part af this définition Is that OF managmg change to Beech House, & change thatlwaii ensure '
‘ that :t onge agaln anjeys fu!t sustamable and pmductwe use for the foreseeah]e future L

*Ehglish*Hefita’ge’wcrks wiih owner's'and developers to gi’ve Histcrib bu‘isdings a fuzuré."Wé' L
B understand that sometimes their best chance of survwa! comes from adapiang them to. -
) econamicaily wabte new uses : z

'Imaginmg how tired and neglected historic bulldings can be brought back to ife.can
. ‘sometimes be g chaiienge Wis also too easy to-be put off by an ;magmad mmef‘ eld of
- burgaucratic obsfacles {0 convertmg listed hutidmgs 1o viable new uses. :

Cf the fac:ts relating to the redundancy of Beech Hnuse asa smgle dweltmg canbe acknowiedgeci
theh these two statements clearly give huge enccurageme nt to the proposal the firstin recognising
© that change {as In.this instance} ersures survival through productive use: and seccnd that the ‘
pmcess ef managing such change shauld be straxghtforward ’

.The ?ropasal

 Accordingly, this proposai hias been carefuily measured agamst the reqwrements contained wlthtn

. fhe English Heritage Policy Statement and it is considered that viewed agafnst’ thase reqwrements
the prcpcsa! offers # sensible soiutmn to returning Beech House to beneficiai use, ‘rhe enabimg

-dévelopmént cornponent of this proposal does not provide. suﬁ'ceent margm 1o take i oatof deﬁcit :

-Bpon completion as defined inthe 331 ?ahcy Statement. This presents a signifi canl: toss 1o the

" Developsr as ‘evidenced by the attached Deveiopment Appra:sal However, the Deve!aper cannot .

- presently avail xtself of any addltwnal ‘development in relation to this: praposal. Comfort in the, short o
term has to come from being setore fnithe. knowledge that Beech House can agam positively thrwe '

under this proposal.. : ‘ SRR

Engiish Hmtage and ifs ?alicyStatement o ‘ K *

kis shouid be acknowteéged that Engtish Harltage has not been il to suggest any. viable attematwe
to the present redundancy suffemd by Seech House.

. Despite several fciiow ups, both the Senior. Ptanmng Officer and the appticant are st awactmg @
‘resporise frofm English Heritage :

_ThElr i’o!fcy Statement reEatmg 1o Enabﬁng Deveiapment is 8 lengthy document at amund mnety
: pages over haif of whmh reiate d;rectly to the proposal .concerned. .

The ap_ph;:ant is a;;preciat:ve .of tﬁe. hur_dgn-it. places upon the Planning (;oa:ﬂmiéte_e in requesting the -
Members to study the Policy Statement but firmiy ‘believes that the bMembers should come 1o their
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own decisson as to the welght and validnty of the pmposat measured agamst the critena cantamed REEERTE

- within the ?olicy Statement

'_ As the Semer Pianning Off' cer has made it clear to the Developer that xts Piannmg Statement will he o

) refe_rred}_ to Enghsh Heritage for the:r_comment the applicant has-understandable condern that
- English Heritage. wilt again disregard the facts and will make unfavourable recommeridation, That
the Members have scrutiny of the facts presented in this statement, rather than relying anly oni the

- Offi icers Repor’t witl ensure that this does not prevail.

To minimise the burﬂen uponthe Committee, and to avoid a full repetatuon of the Poiucy Statement,
the direct;ons below to the relevant parts of the Policy Statement are given by reference to

headings, humbered seet:ons]sub-secimns and pages riumbers with br;ef apphcant response to the

B parts concemed As follows:

Headﬁng - Palicy - Page 5.

| The proposal fully me&ts tems A’ m G

At w!i! not materiatiy haren the hmtage valugs ofthe piace or its semng »

Thare isno ev:denr.e to prove that the proposai will matenaiiy harm the hentage vaiues ofthe péace
arits setting. Inteed the €nabiing Development to the nearby Bankland and the former telephone

, exchange will positively enhance the. generai wcinity and have 3 pasitive impact to the rear aspects :
of both Beech Hotise arid the nearby timbered élevations of 11-13 Market Strest by opening up the

. area, -alE.éwing-pubiic view Of thesa important buildings and providing an area of public open-space. :
" The works requir‘ed to Beech House are Internally minimal and externally can only have impactto.

the reat eleuatlcn where the propused sta:rweit is constructed. As the construcnun would be in
keepmg w:th the deslgn and using period materials itis difficult to see: how this could 1mpact in the -
negaizwe Infact, a person who is unfamiliar with the presem view of the rear eievat:cm of Beech ©
House wauld have difficulty In | dent:fying tbe stairwed extension as a iater addit:onv

B. it awaids detrtmentat fragmentation of managemem ofthe place...

The management of the three units that result fmm the y:ropcsat would be hald under fhe present
freehold title with mdlv:dua[ leasehold titles belng granted If the units were to be sold at'some

future date. Thls will ensure that each of the lsaseholders would have a covenanted responsibllity: .

for the maintenance and upkeep of those. parts of the building cansidered fo be ‘commen’ suchas
main walls and roof. A regular service charge and-annual contribution to a sinking fund will ensure

- that generai penaduc ma;menance i achueved anid that significant future expenditure Is made
poss:ble

c It wm secure the long term future of the place and, whers applicabie, its mntinued use fcr a .
sym pathetlc pur;mse... o oo ‘ S

The proposal obviousiy satisfes thls requlrement.

0. 1tds necessary to- resnive problems arising from the inherent needs of the ;llace rathertban the .

- glreumstances of the present owner or the pun:hase price paid...
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" ‘ ’rhe pmbiems do mcieed arise from the mherent heeds of the p]ace The mhemnt need of. Beech
= House isthat jt be returned to viableuse from its present redundant state; As has been preweusly

. outlingd here, expenditure i mamtaining Besch House to amf standdrd wiii nokin itseif gnsure. that _j .

itiis returned to’ use as asingle dwalll rtg “There s simply no d emand forit as such, The required _
» subdivision resuits in manageable units thatare abie to attract demand from the current market .

inits current. form {asa smgle dweiiing) Beech Huuse purpnrts to present ELE) prestagieus, hzgh vatua_.‘ :
residence but possesses lozation and maintenance drawbacks that are seer; ag Eﬁtolerabie R '
. accompaniments, L.e. the location in a commercial enviconmient with & public house'and oﬂ‘ices

_ adjoining elther side and the aforementioned prohibitive maintenance burden. These factars are
clearly identrf’ ed within the attached repart on markeﬁng

- The subdivision naturaﬁy places the. resaitant smalier units ia dufferent marke: with Iess exacting
expectations from potential ogcupiers, lesser mdhnduai maintenance cost/burdern, censequertt
increase in market demand anda cﬂrrespandmg lmmedaate return to full and: productwe use,.

E Sufftcient suhs:dy is not avai!ab!e from any other source... :

Enqumes have been made w:th Advantage West Mldtaﬂds, English Hantage and the Landmark Tmst s
A respcnse i the negative has been recelved from the Landmark Trust and we understand: that
AWM aré no longer pmwdmg any grant asststance tawafds the mamtenance and. repair of Hsted
bu:ldmgs :

_ “Their past iriv‘oivemeﬂt with grant a'ssis,ténce of this nature in.Athersioﬂe‘ih‘in was if cénjun'ctiqn '_ .
with English Heritage. At this time, Beech House should have been of prime interest to the sc'héﬁ:é
‘a3 faid down but was inexplicably mreriooked No satisfactory explanation has been given for this
“significant oversight. . o - -

Refarence to the Enghsh Heﬂtage webpage fer Grants fer Histom: Bwidlngs, Mnnuments 3nd
Desfgneﬁ Landscapes indicates: < - :

‘These are mam!y offared for urgent repairs of other Work requirad awithin two: years to prevent Eoss v
Cor damage fo important archltectural archaeciog:cal or iandscape features’ .

Inthe event, subsidy for urgent repairs s not required As stated itis mtended that the Enabiing .‘ :
Development wou!d fund a pmgramme of ccnsewanm conversnon and subdawsicn ioenablea
returmn to use, . L .

R i demonstrated that the amount of enahting developmentis the minimum necessary to
secure the future of the p!ace and that its fam mammises harm to other piiblic Interests

The amount of deveiopmem is not. sufﬂcxent to leave the praposai without a s;gniﬁcant deftcit. _ _
However, it is the maximum develepment that the Deve!a;:er considers it can actua[iy do now gaven s
'the site oppartumiies . .

The form of the development, three cottages to the hank land two cottages and garagmg to'tha:
 forer telephone exchange and two cottages to the rear of 108 Long Street, does net harm any
public interest and no evidence has been offered to'prove that such harm would accur )
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appearance nf the presem:ly sta rk appearanoe o the rear of 108 aﬂd as has been proven, does not

detract fmm any views of the rear of 41-13 Market Street, any 5 such view bemg obscured by the .
remstatement of the'wall between 108 and the adjoining premises. The reinstatément of this wall by

the cwner of the adjommg premises, TNT, was gpproved by NWBC's Pianning Department in _‘
Februanf 2011 and effectively blocks any view of the rear of 11-13 from any point'in Ratcliffe Stneet

was Iargeiy reasoned and Justtf' jed by this Ioss of view

- The development 10 the hank land daes, 5 prevlouslv uutimed enhance this presenthy maccessuh!e

area- and provide vista 1o the rear of both Beech.House and 11-13 Market Street to the benefitof -
both of these bu:ldmgs it is pamculariy important in the case of 11-13 Market Street as, i also
providing an important elemient of public open space within the tnwnscape it once.more sllows a3
pubhc view of the rear of this building which would c;therwase be lost when, as outlIned alﬁcve, TNT’

‘ houndarywail has been completed o ‘ S _ ‘»‘_

The development of the telephone excbénge biings aiv existing structure back inta productive use

_anci provites én element of garagmg which may be used to enliance the des;rabihty ef the!l umts
- within the propuosed subdwis:on of Beech Hause

-G 'i‘he pubﬁc beneﬂt af seturing the future of the signiﬁcant place through sm:h enahimg
'.deveio;:merzt decisively autweighs the disbeneﬂts of hreaching other puh!:c po!:cies.., .

;

How the enabﬁng devezopment can breach pubiic pehcnes cannot be imagmed

Aside frum the obvious bénefit to Besch House, the enabimg development also enhances the
‘streetscape (108); brings life to: . sadly redundant Bufiding {the telephone exchange} and .
:aestheticaliy deveiops alandiocked and unattractive pocket of land {bank 1aad) with beneﬁts ta the
setting of at least two listed buildings and the provision of amenity space 1o the public good.’

I iso]ati;)n, any of the. propesals cfc;u!d bie considered sensible arid Worthwhile.‘!is partofa greater,

scheme, they serve to protect and revive an ineportant listed. building whilst greatty Fmpm\rmg its

. setting by cemphmentmg hoth its charac‘ter anci thatof 1ts surreundmgs
-Headmg-— Summary .
* Section 4 - Page 8,

The Buuidmg wiEl have a posmve value on; comp!etian of the corwerslon and will undoubtediy return

to henef“ icial use.

As prewousiy stated the market has been tested in accordance w;th the liter part of this Section,
the sup;;crtmg material is attached

‘ Headm_g - Tbe Concept of Ena bling Divelopmant ‘

sectibn 3.1.3to 115~ Page 10

PR

: Despite these points of fact, the past refusaf of planmng consent for development to the rear af 108 f .
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Three key points are stoted by English Hritage i thelr policy in addition tothe already Gutfined. - -
- statementsto theirwebsite=- =~ - - o e T

“Fhat survival of significant pfaéesg mcﬁ'rsibe"cayjsé they-are capable of beneficial use’.

“Built exterisions to historic buildings ARE acceptable as is a change of use* {even if contrary to -
gclicy} B - A - . E B o - [

“Sites providing snabling benefit do not have to be f elase proximity’ This may include that partof .

the proposal to the rear of 108 Long Street,

‘ Seg:tion 1.2.2-Page i1

- Aware of the issues faced by Besch House the Planning Authority falled to adopt a supglementary . - -
“Planning Docuinent when It was clear that problems would arise over the continued redundancyof ..

the buliding.
~ Heading ~Roles and Responsibifities

Section 2.4.1~Page 14

The Developer has previously commissigned all necessary expert adviceand carried out an adequate o
assessment of the place which 1§ provided ¢ part of the application. it should be. acknowledged that -

| English Heritage has been In possession of these expert reports and assessments for e

considerable tine, Seemingly this has not enabled them to apply eritical judgment to fhis'ar.eértiéf ‘ '

.. proposals.

The Develaper has assiduously explored a fult range of alternative devetbpén’entsstraiegies;_s - o
evidenced by the planning application history, L ‘ : e e
Heading ~ Understanding the plate and identifying optiots

Sections 4.3.2 to 4.3.5 - Page 22 | |

 The Developér has seristively and appropriately judged the optinurn viable usa fiom wide rangirg

options with the prescrised degree of realism and a genuine intarest to see the place retumedto’ . -

beneficial use, _ : _
“The Developer can prove redundancy in the place’s present forin frorn the detailed and fengthy "

single dwe;l?ng and has a benheficial use'as such.

tnarketing, However, Engfish Heritage has never been able to offer proof that the place s viable asa .

- However disprovable their opinion. may be they have considered it sufficient to et the
requirements of PPG 1S and have atcordi gly judged that use as 2 singie dwelling is the bast tise

and passed this on to the planning protess where, despite no proof being offerad, it has in the past -
been taken at face value and important spportunities to revive Beech House. from redundancy-were =

© lost,
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' To the Devélopers knowledgs, nocriteria ot biirden of proaf has ever been applied by the Planviing - _,

) Authonty to the advsces and opinsons of EH and consequentiy, demsions upon past proposais haue L

unfertunate]y not been based on the facts.
o This i ns a sencus faalure that is provmg to be the bar to :he place retummg T;a benefma! use
Section 4 3.9-Page 23 -

The Long Term Management ofthe piace will be achleved -as outlined above, by means of an
appropriate management comgany, levy of service charge, sinking fund and an act;ve managing
‘ commltt&e. ‘ . P

‘As previousfy stated, these requ:rements will be. ach;evad bv means of Ieasehoid covenant for any -

" fisture sale, In the shorter term :t is proposed to retain the piace inits.entirety thus removing the
need for 1mmediate management solutions. The longer term solution can be prepared from the start
and remain Tn dormancv uhtil such. leasehold Interests may be sold. Co

Sectmn 4. 7.1 Page 25

The need for market testmg as. described in this section’ has been completety observed Marketing
has been continllous and hasbeen adapted to offer the premises w:th parkmg}’ garaging although - .
- this failed to make any difference to the appeal of the praperty, The results have not however been
ackriowledged by English Heritage although it was cirried outand recprdgd ‘at their behest..

‘ Hehding{-— Understanding the Figures
Section 5 Pagas 33-48

A ﬁeve!cpment Appraisal hds been prepared in accordance w:th the gmde!mes contamed withm
Appendex 2 «Page 66: This Appraisal shows a considerable deﬁcit B, as earlner out]meti within: th:s
statement, the Déveloper cannot pres:antly Identify any further enabhng development that coutd be
proposed in order to close the def‘cnt

it is assumed that the rec'iuired draft Section 106 Agreement will be prepared by the Planning
" Authority, : . - _ : ‘ :

Canclusion

ti is hoped that the contents of this statement meet the mformatmn required by Enghsh Herttages ‘
Policy Statement, NPPF and the requ:rements ofthe Senior Plarming Officer,

. Certain of the requ:rements of the |atter are presented separately to this statement but, in
- themseives, are litfle more than requirements of the pfann:ng process and will have’ no real tmpact
upcn & judgment of the essence of this proposal,

That wdgmem wuli he in'the obsewataon af the factsas presented within thas statermnent and wdi
. reach the obvzous conclusion,
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; ‘That Eeech chse has, and can have, ne future asa smgle dwelhng That the enabiing d’evelopment
tiot oniv ensunes a ;:roduz:twe retum to wahdity fur Beech House forall time but, initself, comprises - )
‘ sensnb"te and balanced deveiopment ‘that enhances thss part of the consewatlon area and presents

o n&gatwe tmpact whatsoever : ‘ :

aeech House and Its surroundmgs have an eptlmisttc future in thns preposai 'Fo fose such an

opportunity would be t6- entnrely disiniss its lmpan’ance bath asa 3isted busidmg andto. ns
tontibution to the tcwnscape of Atherstone L : > :

The z:onclustan of thls statement wauid nct he compiete w:thout stmng reference 10 the poﬁc\/ set i
_ by the ﬂPPF as regards Ecanam:c Growth

‘ The fcl!owfng extract frcm the NF?F needs no’ explanatian i

_Deiwermg sustaznabie development

| ‘1 : Buildin‘g a stmng\,}c"cmpeﬁtive econcmy

18, The Govemment is comm:tted te secunng economiic growth m crder fo

~ create jobs and prosperity, building oh the country's inherent strengths, and
tn meeting the. twm chaifenges of g!cbai competitton and ofa iow carbon '
.future L . C , G

. 19 The Gavemment is commtﬁed fo ensunng that the piannmg system dces
everything it can to support sustainable economic growth. Planning should
_operate to encourage and not act as an impediment fo sustainable growth

Therefore significant weight should be placed.on the neefi to support

' economic growth through- the plarining systern.

B The proposa[s outhiied in thls statement not only create ten new dwenmgs but create 2 sxgnifcantf;‘ o

economic welfare asset by the assurance of cantinued work for over twenty Iocai constructicn

.employees aver a perind sfnot Iess than two years, .

Ag any concerns or que;tion‘s aver Heritage issues h_ave been answered by this Statement the
Applicant beligves that the NPPF'5.alm to support economic growth is framed entirely towards
propasals such asthis and conssquent?y that full approvai of the proposal is the only means hy
whsch the NPP?’S mhcy for emnomtc growth can have beenseen to be observed. -

' Having regard to aii of the facts and the éstablished directive posmy examined wsthm this Piannmg By
“Statement, the Appt!cant respectfully requests that the Plafning Commuttee lands the proposai it qu

support arid actordingly grams the reqmred consents

31 August 2012,
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" _Héaéﬁ Ef Ag'réérﬂénf -

. Reiatsng to Sect:on 106 Agreemem ’The Agreement’ as deﬁnad under the ‘Fown %
- Country Planping Act 1590 for secwing the ohgectwe of enablmg devaicpment at
. premises~ ‘The Premzses knownas:’

- Rear of 108 Long Street, Staar of 96 Long Street and Former Teiephone €xr§ha nge
_' Bul!dtng to the rear of 100 i.ong Street.

. Panie;tr; the Agreement: ‘ _ _
North Wérwicirshire Sﬁraugh Couﬁdi"w ’Thle’_(iduﬁcii' :
; ‘Arragon Cnnstructmn - "The Deveicper‘
Benefit: ng Assat -
Beech House, 19 Market Street Atherstone, Warwrckshrre
' ‘rerms Agreed )

‘ That The Premises do. callectweiy form part of The. Agreement and that The~
: E)evetoper hokis the Freehoid Title to The Premises. - : :

: That.the development of The Premis_es is considered to be enabling deveidp_ment _
. conditional upon repair and improvement belrig cartied cutto the Benefiting Asset
" . "and that such repair and improvement will be carried out in fill accordance with the’
Schedule of Works prepared for the Benefiting Asset and any conditlons lmposed by
‘the planning consent granted

By means of an obiigation as defi ned in The Agreement and by ‘condition of the
) pianmng consent, the enabling’ deveiopment of The Premises and the repair and
improvement of the: Benefiting Asset shall be concurrent and alf work to the ‘
Benefiting Asset shall be completed simultaneous to.or eariier than the comptetlan
-of the enabling deveiopment

That, within the term of The Agreement, drsposaf of interest in the whole ar any part

- of The Promises-or the Benefiting Asset will not release The Developer from any i
-obhgatron defined inthe Agreemeént om:e the enabling deveiopment hag
commenced to The Premases ' : o :

By means of obligation as defined in the. Agreement that no disposal of part of the
Benefi iting Asset may occur without the creation of a Leasehold Title to that part of
the Benefiting Asset to be sold together with the formation of an appropriate
Managing Company that shail seek to coflect monies by way of service charges.and
sinking fund from the holders of the derived teasehold Titles, in'dccordance with
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’ \attendant ccwanants for the pnrpase of thefuture maintenance, repair and

:mpravement of the Beneﬁtmg Asset

-That the specsf‘c performance of- ob!igations piaced upon The Eeveloper Is assured

by means-of 2 Performance Bond in a mutually agreed sum save that the Bond will, -

* be discharged upon completion of the scheduled works fo the Benefitihg Asset and .| .
future performance as regards the obligation to create derived title and Managing =~ -

“arrangements shall be ensured only by means of endunng conditiorito the p!anning SR
consent granted for the. Benefi iting Asset. . ‘ .
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s Fcr the aﬁenﬁon of Mr;J ﬂenpgtt :

" Yours "thﬁ‘illy

S EL o
Professmna} Suweyms and Fstate Agents

12 MZ\R}.E T, STREE’E ATHERSTONE, WARWECKSH]R&,CV‘) ﬂv
FEL(OISW)?!!BOG!?H‘J% o

“sel@ﬁrsﬁ:et’.hiz o . o wwwselit.co. uk

- Arragqn Pmpemes Lid -

14 Market:Street -

- Atherstoné
¢ ‘Warwickshire
CV9 IFT

 27th November 2013

I)ezir Mr ﬁ:ennett :

Since we were ihsmlctecl,' we have been m’a‘rka’ring Be,e_ch Hbusw: since 1 Oth Jaguary 2009..

We set 1P -a marketing qtrategy 1o mclude for the fal fowing:- -
A guide price of £550,000.
A prominent “For.Sale” sign at the f‘ront of the buildingy ; B :
- Exposure i the fronr window. of o town centre estate ageney ( forty paces away )
. Regularly advertising in the Tamworth Herald property section.”
- Advertising on the premier propsrty web site “Rightmove.co.uk
. O our own web site * Gei-xt £o. uk” dnd also on othu" pmperly web s:tes

' Dunng ﬁte first penod wg cohiducted a number of’y wewmgs {l 1in Number betwien January & May) Wwe ré-

céived two offers both subject1o.a change of use, (0 cofimercigl offices, one by the Town Cowneil it Jmma:;v

L2009 and. anmher froma busmess owner wmhmg to re-locare, both were subsequenﬂy thhdrawn

Dhring ﬂle foitowmg yead between March and Noveinber 2010 we canducted three. viewings but. recewed no
offers. |

1n June 2011 we were mstructeci to reduce the- askmg price to £350,000, tind to remarker in accordance w;th

the reqmremmt:- of Policy HE9- Murketing tir demipnstrate redundancy

This resulted in renewed interest-and we conducted fifteen viewings, but fio offers for purchase, even when
we were able to include inthe: marketing the posmbxhty of car! parkmg which has beers N majar isgue with
most vnewers

Throughemt the penod thiis pmpeﬂy has attracted a very kigh level of internet mterest (400() hits per month
with up fo 200 fm’ther enqumce pet month rewitmg in 25 requests for details on average per: mmlf.h} '

-3 larg_a amount of further interest. fro_m a range of_ uuhkeiy pros_pect_s, some fi rsl ilme buyers w1th a view of
buying 2 bargain spending circa £5/6000 and seliing on at £500,000 of alterugicly fnnn‘mg & comming of
three or four families to share the costs. If also resulied-in a large mumber of lengthy viewings {fifteen intwo
rixoniths somie of which were inexcess of two hours esch) and two offers, both atsimilar fevels (£100:& 125k
both based on a schedule of items which reflected the-anticipated hijh costof refurbishment under the listed

_ building criteria, } one offer not proceedable without the sale ofa unﬁmshed pro;ect, the other conditional on

a number of factors one of which was on site parking.

We trust that this clarifies the situation,
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tsie of Mast
DS 2XA
P24 822425
L1628 825005 Fal! '
asmgﬂnpo?yﬁam@whm odim |

i Jogurlt .

2" January 2014

ML Brown ’
" Heid of Development Oantrol Savice

- “North, Warwickshire Borough Gouncil

The Council House

South Straet

Afverstone

- Warwickshire:

CVODE - -

Déar Mr. Brown
- RarBaach House, Atharstcna o

As requested:by you at our reoen% maeting and Eater ema |1 i am wmmg io conﬁrm !ha follovmg
addifional inforimation. .

o Devalopment Cost Appmbal

~ Kissuggested ihat we may wishi to rev%sn s appm:sai in view uf the uptum in tha housing markef_

‘ n revision of the: appmsal we. shou[d aiso stmﬂy oons;dar the posmbﬁﬂy of rising oosts butfor simpllcaty
wé have disreganed thase.

" The Jatest UK Land Registry data for hcus’e piice infiation |ndmhés 2 annual regmnai intraase for -
Wairwickshire of 3.2%. This figure is spipropriate for uss asthe. ongunal Appra;sal Wwas ;:rrepared almast
exaclly one yearago at the slartof the index period appied,

In application of this pemen%age {o the Camp!ated Mari(et Value secﬁon oftha appra:sal this wiil .
increase the value by just short of£30 OQO 00, hence the Totai Compieted Maﬁcet Value will risefrom-
£933,000.00 fo£663, 000 oo,

Wehave applied the Increase-in pmpeny values 10 the site costs fof the Bank Lar!d1 Telephoaa
Exchangeand 108 which collectivelyintresses thel total value by £4,500.00, This ﬁgure must be
added to the Tota! Overall Cost o¥E1,505 731.00,ie.£1,510. 231.00. :

Tha niew deficitafier adjustmanis caiculates o apprommaieiy £547,600, 00 ds opposed to tha eadier
ﬁgura of £572 000 00a nomsnal d%ferenoe ofno szgmﬁcance gsver: the magnrhade of %he msts

Pmsarvaﬁve We:ks

Slace the acquisiiion of Beech House a regutarpmgramme of preventative mzintenance has been
carried out on an annual basts.

The effectivengss of this maintenance is proven by thie fact that in the decade sihce awnersh;p there
. hasbeen no deciine in its. overall condition,

c o TAmesve)
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. Mamtenance has of nec&esﬁy !argely been dmtﬁd’ martisthose alements ofthe. smc:?ure which, if -
nigglected, posa the gre.aisst rigk m lha nveralt mtegrﬁy of ihe structure. - ’

The roof has been permdma!ly :nspecisd and requiad repak‘s have beer; mmed out usmg tradsmna!
matersals and methods Gultefing has baen Eas;}ectad and cleaned in oomuncbon with roof repa;r

" 'quueni chacks have also been.made o tha exzimal joingry and parbcuia:iyiha lnﬁagniyofthe upper

ﬂoorwindows 0 ensura that thene ls no water ingress,

The quoms fo. tha mtemecuon of the front and nghi hand side gabla were showng signs of maathemg
. and have been made good and Hecorated. ‘

" The present| ptumbmg rnsta&ahon [ dated and reguiarcheoks have been mada {o ensure that taaks do
Not OCGUr. . . . )

Given that the eleclﬂcal supply is dated itis: mutmeiy swr!ched oﬁat ﬁw dlskmuhon board to. pre»ent
the possibi uyof*ar:y damaging short cmuit

The property i mspec:ted waekly and any mamtsnanae mattets ar;smg ars aﬁended o] mmednataly

Offers Received . )
. ASYou arg aware fn::m previous oorsaspmdance, W mceked intarest which resu!ted in two oﬁers

in orderia camp!y wsfh daia pmiachon requirernent we dre unabla to release tha persoﬂai datails of
those making the offers but we sre able icw wﬂm ihe facm and crwmslanoas thatenabled
quatfﬁcaﬁoa or otherwise of those offers.

The first offer was made subjdctio a piathom of cendi!!ons whnr:h mcﬁsded te. offered price oniy
bevoming firin in the event that Iater enguiries and inspections did riot reveal o indmie a oost burcier:
for repair ang mpmvemem beyond that anticipated atfhe e of theoffer,

As the cHer was made by @ person mih appropriste quai:ﬁcahons to aooumtaly ;udge the acmat amm
_of defect and associated | repaa“msts it would ba reasmab!e o e¥pect fiat the offer would not be -
sonditioned as such, : ‘ ) ) .

The condiions appeared (o ba Itﬁe mors Ehan a poarfy o sguis»ed rcsuia o fur!har nagcbsatmn an lha
© price at soine later stage.

Aside from the above; the offerfaﬂed oompletaly atthe oussetin that it was spec:fﬁcaliy cmd:honed
upon the availablity of on-site parking or garaging being available. The offering parly was naturaily
- infamet that we had made:stch an apptmaﬂonm tha past and that it bad been mfused .

- f!’here was ne-_a&ampt_ at further negotiation by ihe offering patly. <

The second offer was sublect fv sinlar condiions 16 the first except thal there was no requirement for
off siréet parking, However, the offering party has & giropery foselt Endl any ptirchase would be whdly .
dependentupon such a sale. Even if this party wera ina posﬂion io pmom this offer would fal due o
the presence of unquantrﬁabié mndmma

This offering parly was also proposing that parl of the gumhasa price be dealt with by oonsderahon
otherthan mDanalY. somaiiﬂng qui’be mguiar arw! entirely unacoepmble
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"O‘Page;'s' S ’: - January282914
We Ioak fom'ard to haa:ing fmm you foilowmg whai we mwili now be an mmmntra—oonsuliaﬁon

N _Yaurs s!r;cereiy,

- John Bennaﬁs L ' ' )
: Group Proparty — Arragon Group of Companiss

Registered Office; Nragoa House, Santon, iski of Man 4 1HH
~ Company No. 754520 :

4781



Brown, Jeff

From: - cee T Judy? Vero <secretary@athersioneclwcsocsety co uks .
Sent:. Lot T 13 Febiruiry. 2014 16 17 :
o Te ' o ... Brown, Jeff
o Subject: . - . - REBeechHouse o
" Attachments: - K ; Beech House enabling Nov12.decx .
Dear Jeff,

Thank yeu fur sendmg the iatast detmls from Arragon. -

afchitectural tmpartama of this Gradc i buxldmg, or they dv not really want lo sellit.

It appearsious that the whuic campaign hes.been orchestrated to give on}y thed mprcssmn that ﬁac property is for

sale, 1t began in 2009.at the bottom of the properiy market collipse, with an unrealistic price of £550,000. The price.

was-subsequenily reduced 1o £350,000, bt though it is mentioned as\a “major fssve’ thefe was no sefious offér oficar
. parkmg, even :hough the dpphcam owns most of the land around the cumiag,c: : .

The pmperty wag then advertised for sale mth any reasonable affer- consndered,’ but still no:car parkmg, as. lhe

. spplivant was claammg, that this could not be achieved. This is a little disingenuous as the Council's rejection of

- planning permmsmn for oh-sitécar parkmf, (11 Nov:201 [), did 'not rule out 4 less harmful scheme. As the Decxsxou
Noticé stated, 4.0 evidence has been submnted 1o show how such provision could bemade throdgh aliernative -
measurm, elther on-site ot off-sﬁe, such that the bcncﬁt maght be gained but through less harmful proposals.®

Amongst the rcasonabic offers? there. appea: to have been two subetanna] offers, £100,000 and £125,000 (SEL's
letter of 27 Nov 133, thotigh no dates are given, Although the need to sell 2 property to-finance the purchase miight -
have d:scouraged ‘the first offer, the second. one could have been satisfied by offering to apply {or re—apply} for

planning permission for on-site car parking. However, there &ppms to have been niowill by the appi:cam 10 pursue a
scheme for s imore sensitive sm.: for the car parkmg

. A§ we stateci in our lefter of 4 December 2012 (copy attached}, we feel that; if there-wasa real wﬂl 1o s, ethcr
agents would have been used, as a property goes stale afier a fong pmcd on sale. A houseof this standard would:
normally bemarkefed on a national basis rather than a local newspaper. A general properly website such as
- Rightmove, would not automatically atiract people seeking unusual homes. The unjgue survival of many of the

q\:gmal features of Beech House would quahfy it for write-ups in the specmltst pmss, bt 1o attcmpt to de that has
madc,, mdeed 16 astutc marketmg has béen attempted. : ‘ ) : .

Beech House is by fax the most important Lrsted dwelling in Atherstone, being the anly one with Grade I ﬁams As
& feature of the townscape with an attractive parden (now overgrown and neglected) it is a ksy i;uﬂdmg in the town
and 1s the focal pomt of the market square: Now tinat the propeﬂy market is showing signs of 1 1mpromug it ds timie for
a serious campaign to sell it: o ‘ . ‘ :

In our Jetier of 4 December we proposed 3 way fvrward {paras 4 - 7). WebeBeve that planning permission should
now be sought for the conversion of the former telephone exchange into garages and storage for garden equipment,
etc., conditional on-the sole use by the occupier of Brech House, With this permission the major impediment to the
salc would be removed. As o superior private dweilmé, houseand garden with a curt!iagre that included the former
teléphone exchange and the Bank Gardens, at a price that reﬁected the cost of repair, we betieve that Beech House
wonid find a buyer

Follawing the grant 0t‘planmng penission for this, a mew matketing campaign a‘hou]d be n:uhaied with agents -

. specislising in this type of property. The specification should also inclrde a schedule of repair's with provisional costs
to'satisfy Enplish Heritage and the Countil. As the property market improves, a sale (even at £1) f a purchaser with

. the respurces 1o 4o the renovation conld certainly be achieved. “Then the applicant would not have to subsidise an
‘enabling” development to segure the building, thus saving the £547,000 which is the revised deficit on the schene in

1

4/82



ins bizdgct chch chsa weald bf., mﬂured to ns pmmon as Athem{one & mcst pmshgzous and archztecmralty .
: gm;mrtam pnvate hcmse and the Cnnsmtmn Axea would remam unspm]eﬁ ‘ . .

L hudyVero.

Hun, Secietery .

atherstone Civie Sociaty -

Tel.: 1827 712250 -
Ernail Secretarv@atherstonecmcsocietv k

- Frami. Emwn, Jeff [ mgiim'ieﬁsmwn@%nnm;ggsggg, ggi
Sent: 31 Januery 2014 11 04 S

- Tos Judy. Vero .
Subject: Beech House

oy

Beech Heuse wias re—advert:sed fast) year fouowmg advicé on the marketing 10.be adopted We have now recewed 2
schedule from the applicant summansmg that campaign. ms is attachad together wath alatter updatmg some of .
the background mfﬁrmatlcn S -

lf yourhave any add;tmnal comments to those prewousiy made perhaps you would forward these wrthm the next
. two wWeeks please . ; ‘

" Thankyou:

Jeff Brown BA, Dip TP, MRTPI
Head of Development Control

Direct Email: jelfbrown@northwarks.aov.uk
Office Email: planninacontroli@notiwark
‘Fax: 01827 719363
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' '_f Athersmne Cmc Secmty N "

\f{r ¥ Bmwn
Head of Development Cnntml

- North Warwickshire: Borough Counczl- .

The Council House
‘South Street . B v o
- Atherstone CVOIDE . . - .. 4December2012

_ " Daat Mr Brown

e I’mposa]s at Bceeh House, M arket Street, tlze rear of 94 94 sand 8 Long Street, ihe furmer Telephona .
- Enhange, Narth Sireet and to the rear of 108 Long Street, Athersioue. ‘ :

Tharﬁc you for your letter of21 November 2(112 mgelher with mm}latmns Onr responseq are as fu]}ows
Beech Hause Plalmmg application: PAP201()10462 Llsted Bmiding Applicatwn. mvzmmm

1. Wa senth Iang,thy respotise 1o consultalmn an i February 2011, and 2 ﬁznher aneon 9 Febmary
2011, ' We wish those comments 10 fefmaisy 4§ dur response 1o this application, In response to vour
letter of 21 November regarding the proposél for enablmg deve]opmem we wzsh fo makc the

fo Elmvmg mments, .

‘ 2. The ca’se for enabling development normally rests on there being a conservation deficit. English
.' Heritage’s Policy Statement, ‘Ensbling development and the conservation of significant places,”

© defines this as *when the éxisting value (often taken as zero) plus the developrment cost exceeds the
value of the place after developmerit.” (?aragraph 5.4.1}. ‘Our understanding is that Beech House has
been guietly on the market for some time at & price of £350,000. 'The building has suffered several
YeArs ot neglect and is now on Ilnghsh Hentage 8 ‘Bmidmgs at Rtsk’ regxster

lemmg Sta!emem : : '

3. At Al{referring to the En,g,ixsh Hentage Policy Stmement on Enabhng Devr:iopmem), regardmg harm.
" tothe heritage values of the historic aréa (and also G, regarding public benefit), it does not appear -
that the applicant has accepted that the green spaces proposed for development are part of the
intrinsic character of this part of the Conservation Area and provide a setting for the Listed
Bnﬂdmgs Any modem development, no matter how sensitively designed and executed will impact
upon this character. This is the only part of the Conservation Area where restraint has been: imposed
in the interests of the historic enviroriment, Elsewhere. devciopment has been allowed, much of it by

. thig apphczmt Thie point should also be made, that even in the period of intensive development of the
back yards and gardens of the town during the 18" and 19% centur;es, this area was left
undeve}opcd a green oasis in the heart of the town.:
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At Il)-i‘he'apphcant. cia;ﬁm that Beech Hiise has no ﬁ.\t:me as 'a-smgle dwéﬁiﬁg Tfus lS‘ szz\npl ¥ ngtr-

true. All thediigh its history it has been a single: dweifmg up until the time that the applicant bought
it:'We'are not convinced that the marketing exercive was serious as, 16 ur Knowledge, fio agent’
nationally recognised for dealing with important hisforic houses was appointed to handle the sale,
Instead it was Ieﬂ very"qmeﬂy on the markez with a‘iocai agent a‘nd a nﬁninmm of a'dvezﬁsihg‘ ‘

The towu-centw Iauatwn is séen by the apphcant as a dr&wback, aithoug.h many prest@ous h:stonc
residences are to be found in the centre of market towns; The previous family lived there for over
sixty years and only felt the need to move when bcmavement and advancmg ycars rendered ihe
house unsuitable, ‘ . ‘ .

The mamtcnance burden-will net be eased by sphmng the propeﬁy into ﬂats If; as the apphcant }ms
done elsewhere in the town, the flats are fo be Jet rather than sold, the fabric ofthe building-will be at ;

. risk from transitory tenants: who may not have sympathy for the hzstcm featuws of the house and

may be hard-pressed to mect the mainlenance Costs.

JIn refe‘n:in_g to NPPF policies the- applicant claims that the &ievélopment‘vf nine new dwellings wilt

sécure jobs in the construction husiness.. Theyhave fadled to mention that Artagon Propertiés
already has at least three development sites under construction at present in Atherstone, all of them :
on backland. The largest one, Phoenix Yard, has been under construction for several yearsand no’ @
dwellings yet appeario be acwpted There is no guarastee that, 1f thesc applwatrans were approved .

 Besch House woald bc any fiearer o ﬁndmg arcoecupant,

We are not mnvmced tht approvai of these apphcatmns wmﬂd result it the s repair of Beech House :
On the west side of Church Street, o row of Grade I1 Listed buildings in the ownership of Arragon
Properties has jain derelict for several years, awaiting repair which was a condition of a planning

- consent for the Phoenix Yard residential écvelopmem to the rear. ch can we be sure that the same
7 sitaation wouid not arise at Bewh House? . . .

' 9

- Qcmda tion Reporr

Be:ceh House was iri a. msemblc state of mpair whv:n Array:m bought it Athmtom Civic. Socmty
was given free access to survey the building for a project funded by the Hﬁr:tage Lottery Fund and
members spent several days carrying out a survey, under the direction of Bob Meeson. As faras we
can ascertain since Arragon purchased it the bmidmg has been eft to decay, The once-beautiful
garden has become overgrown and the house has been dsed 252 storage avea; with no evidence of

anV routine mainfenance. THs is very distressing when.onie considers that, pmvmusiy, Heech Hnu‘
wis wei] cared for. . S

10. Enghsh Heritage's guidance on enabling development states that owners should not aiiow"their
 buildings to fall into decay (paragraphs 1.2.1-2). In effect the community is being asked to reward

T L

Arragon Properties thr their neglect. As paragraph 3.5.1 of the guidance points out, “The idea ofthe -
cnmmumty losing one assef to acquire a greater one is analogous to that oFindivaduals paving taxes
to acquirg the right to public goods emd services'— mcludmg the conservation of the historic
environment,” S _

"In their supportbtg documents Arragon Properties are using the decay of the building and the
overgrown state of the garﬁma as support for their proposal. To allow them to profit fom sucha -
wilfurl lack of care would send the wrong signals to other :iweiupers The Guidance makes it clear’

that this should not happen ‘Local authorities should casure that the case is based on the peeds of the

s place, not the owner. * {puragraph 3. 17.4)

, Sc}zedzg!e of Worlks.
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12”

13,

NMuch of the'conversion work would necessitate the removal of historic fabric, such as the thralls in
- the cellar, dath and plastcr wﬂmgs \riodem decurat;w ﬁmshes would erase the (:hﬂmcter of the e
buﬂdmg . . . S

We are alsa mneerned tlmt the wbrks wouid 1ot be easily’ revereible F\mhenncre, the subdmsm

- of such an iconic town-centre building would send & strong signal to the.wider population that

Atherstone was in decline as a place fo live. Beech House is the focal point of A:herstone 5 }nstom

. centm It s heahh is wtaily m:portant to the hf,alth and atatus of the iown e

H ertmgc Sta !é’m end

X

We dq not agresthat fhe pmpcsal to subdivide Beech House and build on its cum}age wouid beneﬁt

. the building, the adjacent Listed Buﬁdmgs or the Conservation Ares, becanse it would unpact .
. “itrevoeably:on the gualities which make this whole area warthy of long-term ‘protection, Thisisa:

rare survival and as time pgoes on it gets more and more precious. Ifthese developments were 1o take
place the atmosphere and character of the area would change. The whole idea of a Conservation.

- Area, as the apphcam states is to ‘preserve or enhance’ the "character. or appearance’. - The attifude

afthe app]:cant appears 1o be that developmmt “tidies up’ land. There is no consideration-ofthe

‘ 'wﬂdhfe orthe desrabihty of pn:scrvmg, some :-rrmii fragmmf af fhc past for the i}eneﬁt of ﬁmsre

15.

. _15

17,

geaeratlons

1tis uni‘ormnate that Atherstone lias become. the focus of a determined developer who wishes to ‘
stamp his mark on the Conservation Area. He has done this viery eﬁectwely We will notargue with -
the fact that much of his development elsewhere in the Conservatjon Area is appropriate in design.
for its: s&ttmg But we would argue that it has becamc $0 ub1qmtmls that the: genumely hxsfonc has
become cmfusad wtth the pasuc}xe . ) ,

The applmatmn site amd xts surroundings have f0 f&r asaape& this. 1mpact ami in pur view, itisthe -
very least we could expect that this last remaining fragment of history is allowed to stay as ithas -

~ been for- ‘several hundred years. The town has no need ofthe dwellings which the applicant wishes to - '
build, * Atragon Propm’tles already has ut Jeast a hundred smail dwellings either built or under -

development within the Atherstone Conservation Area. The slowness of completion of these
developments indicates that there js no market for $0 many, especially as mcst aréprivate remal
propcrtxes

PPS5 Pract:cc Gmde . 20 ‘the three values’. The pfoblem seems to be that the applicant does. not
understand the prineiples of conservation and appears to have no sensitivity to what is appropriate

* development. He has not shown understanding of the nature of significance of the historic area, or

the extent of the fubric of the strictures or the level of imporfance.  In our view, these would not
only eﬁcompass the fabrie ag it stands today, but what it tells us about the past' from the original door

 fastenings-in Beech House, to the fact that the Bank Gardens land was used in 1646 asa garden

18

orchard, barn, hovel and place to 1ay dung or ‘cowpass’.

Atharstone Cmc Society has resedarched each of these buildings and has built upa chroncicg;y of

' ‘use, ownership and oceupation which strétches back to 1547, For Beech House we have also

‘discovered an inventory of 1723 which describes the interior and shoWws it has changed very little. .

" since this date. Inventories and wills survive for the owners and occupiers of other buildings.and telf -

us much about this area. Atherstone has a rich archive at the Warwick County Record Office. When

- read in conjuriction with these bujidings; the documents add coasxderabiy 1o the historic interest: of
‘ .the area, and, consequently, to ‘the three values.” :

9 The applicant appears only to be able to see development potemlal We do net understand how

development can possibly improve the sefting” of the surrounding buildings. Until Arragon
© Properties acquired this key part of the Conservation Area, the setting was an attractive cottage
garden which he has allowed te become overgrown in order o *make i ¢asier” to obtaih plahning
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: Building Appiicanmi PAPZ{}IZIOSZI Ercetion of three cottages.

. perrnission However, during that tinie it has, at Jeast remaived as'a haven for wildlife, 4 preciots,
asset in an area which has very little other gmen ‘space. The upplicant claims that the garden will

- becomie pubhc open space’ {p: 2, para 3, 2% point), though he aisc uses the term ‘devcloped pu"b]lc ‘
. g,ardem, (See Bank Gardens, para & bslcw) . : . ‘

‘ 20 At point 3, the devc!opar states t‘hat without develc pment none ofthe so—caiied benr.»,ﬁts cail be
provided: n our view the only benefit would be the repair of Beech House: If the.owner would
" reduce the sale price to 2 level that properly reflects the estimated £250,000 reqmred forrepair
~ {minus the cost of conversion), he would not have fo expend the money on repmr and there would be.
" fo. questmn nf endbling development, of the. sub~dw1s1on of the bulidmg : .

21, We do not bei:eve that thf: applicant’s Hemaga Statemem addresses thie issues i professional
' manner and it would appear to us that it has been written by individuals who have only a superﬁc:ai :
~ kiiowledge of the subject. It would have been more convincing had they mpioyed aqualified
specialist:in conservation. Sueh: lack of pmfassmnal expertise.does notgive us the conﬁdence that
B approvmg these: apphcatxons would msuir ina: satxsfactory nmcome .

Bank Gardens, rear of 94, 96 and 98 Long Street Plamxing Apphcmon PAPIZ{)DIGSIS Lxsted '

1 We object to this .apphx.anan. Inprmczpai itis. s:‘mﬁm' to the one submiltcd w2007 fur fhree .
‘dwellings (PAP2007/0597) and our cormments expressed in emails dated 15 February 2008, 20
March 2008 and submission to PINS -af29 August 20()8 for APP!R:S’?GSM!OS’ZG‘?QOO%\‘WF stﬂl N

© stand, ;

2. ’I’hls appeal was: d:smxsseé and the Inspec%or wrote in her Repoﬁ dated 11 Febmary 2009 ‘The
- proposed developmént would be liarmful to the character and appearance of the arca, which lies in
. Atherstone Conservation Ares, and wonld be contrary to the provisions of Policies ENV12, ENW 3 -
and }ENVIS ofthe a{iopted N‘o rth Warwmkshxre Local Plan {LP) am! PPGlS {Para 9)

3 Sub‘sequenl!y, Arragon Properties '_submttte,;i a p!annmg apphcatmn for two :dweiimgs, e
BAP2609/0183, which we responded o on 28 Septenber 2000 wnd which was refused by the
" Council. In ourTefter of objection we did siggest that, if the Council'were minded 1o approve the -
appheation it should be considerad a8 an cnab[mg dcvelapmtmt for Boech House

4. However, that suggestion did not extend fo Lhe conversion of the building into flats It merely “
. suggested that the marketability would be improved by the addition of car parking space. The
apphicant has now gone some way to show how this could be-achieved. Although the schefne for the -
~ conversion of the tefephone: exchange i unsaﬁsfactory, if pmnts the way to a poss:ble soiutmn to thzs
probﬁcm (see below) _

Consemaﬂon Area dl Impacf Smtem ent

5. Site: Itis mt correct to say that this Sxtc was adécd to the curtzlage of Beech House, appmx:mately
12 years ago.” In 1991, when we held a garden party there the lower garden was already a well-
established addition to the main parden. In our estimation Bank Gardens have been pait of Beech
House for at least 30 years, and, to the best of curknowledge, were probably acquired by the owhers
after Lloyds Bank ceased fo have a manager living over the premises. Indeed, if the applicant has the
old deeds-he will be ablé to-confinm the daté that the land passed to Mr and Mrs Chesterton. -
However, we believe that the land was part of the curtt]age of Beech House at the time it was
upgraded to Grade II"‘ ’whmh was in the late 19895!&1&1’13:19903

6. Poli my,ﬁE( This garden is only overgrown because the apphaants has ne:glected 1t All the t:me it .
was in the ownership of the Chestertons it was well-maintained. On page 3 (patiigraph 3) of the
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: Herxtage Statement, the apphcam claxms that ‘Pubim opcn space will be pmvaded in :hxe form. of open -

- gardens in the central area between the pmpcsed dwellings and Access will be available. fromboth -

10.

Long Street dnd North Street.” However in this section the Applicant states that, ‘the pmposed
schemne will provite aceéss:to this area dnd form again.a garden that can be enjoyed by afl the:
residents within the Pcst Ofﬁce yard and Bank gardens cnmmmuty Whmh simement is correct" ’

Access. We wouid be concemed about the removal of. fabric from the boundary wali “The walis 3

. dmdmg the old burgage plots are my important:lement of the character of the ared.,

Boundgy Wa!ls. We would be strongly oyposed to bulldmg 50 close to-the old walis that 1t i

‘impossible to maintain them. This would replicate the. twﬁchc!’ bf the oId yards,: whtch filled with

rubbish and beeame a, health hazard to occupants

Sxtmg Precast oonurete % net d tradxt:onai mntena] for paving in Hisicric pIaces and sould haved

harmful impact on the Conservation Area. The evergreen plants suggested for the garden.are the -
typical low-maintenance choice of developers and do not reflect the existing planting, which

o although overgrown, 15 inthe Enghsh cottage garden style

’I‘raff‘ ic. -As we have $aid beiore Athersmne isa rural market town wsth hm1ted services, and 1t s not

- feasiblé to insist that residents do not own cars, The result of this will be that: they will park
_ elsewhere in the town, depnvmg shoppers ofthe car par}cq which are essentlal in attracting trade

11,

The apphcant‘s determination to c!ew:lcp every open area of }and inthe fown w;th tmy dwellmgs a
poor outlook and cking in amenity space is rapidly turning Atherstone into a transient community.

Living in these small units can be very depressing and eonsequuntly residents will only wishto staya

short time, adding little fo the local community. Elsewhere in the town Arragon’s small dwelhngs lie
unfinished and unoccupmd Is it too miuch to ask that this cnxc:al towg-centre green space should be

allowed to remain undeveloped ag it has been ever smce the first settiemem of the fown.in Ang"io- .

'baxon times?

Former Telephone Exchange, rear of 100 Long Street - Planning Application PAP2012/0514:
© Conversion to twa I-bedroom dwellings and = garage

i

We obje@t 10 this ¢ 5pphaat1cm Altheﬁgh this is-ah 1'@%.510#3 éoititmn tu the'pmblem of pmvidmg car-I '

to Post Office Ya:d in the out-of scale width of the up- and -over garage door. 1t will also impact

aupon the amenity of the occupants of the flanking dwellings. Furthermore, this would not protect the

copper beech tree, which would be 4t risk from the need to Iop the ‘nranches which overhang the
bulldmg .

In dlsn‘ussmg Arragon Propemes appeal agams: the refusal of planning permission for three

dwellings (APP/RI705/A/10/2123411), the Inspector reported on 13 September 2010, that the

copper beech tree casts a ‘considerable shade.” Added to the walls at the font of the dwelling,

* occupants would have *a poor. standard of natufal light and a very poor outlook. He found the free .

to be ‘important, well-fcnned atwd attractive’ and did not support its Jopping; "'t_he resi_dential use of
the premises would be most likely to result in irresistible pressure to remove or limit the size of the

o tree despne its protected status.’ He: cancluded that the scheme was *harmful and ccntrary to the

deveiopment plan

Rear of 108 Iiong Street - Planning Application:_ PAP2012/0517: Ere_ct’ion of two dwéilihgs |
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© 1 We object to thig éf:phé:atmn,‘v‘ihzéﬁ appeafs to be identical to PAP/2010/0315; to which we objadeé
on 20 December 2010, Afiet the Council refuised pemusswn we Te-stated thss cbgectmn m evadm:ce '
to an A}:peal {APP!RB?OSIN 1 If2137984) : . .

2. In d:sxmsssng the Appeal, in his Rc;mrt the Inspectm wmie “The propased dwellings wcuid faﬂ to
preserve the clements of the setting which make-a positive-contribution fo the Conservation Area.
The proposal would therefore fail to pregerve.or enhance the chargeler or appearance of the
Conservation Area. anﬁ wnuld harm the character and appc&rance of t'he quﬂoundmg area.” (Pal'a 10)

3; Althaugh therc have been changes to polmy sinee thesc Appeais, they have if anythmg let}. tod :

' t:ghtenmg up of conservation policies. The Local Plan pelicies are still relevant although the
emerging Core Strategy, having reiiched its Pre Submission Consultation now has inore wexght

*Policy NW6 states uneguivocally that, “The quality, character, dwersaty dnd Eocal distinctiveness of
the namral and }nstm‘:c environment will be conser\r&d -anil &nhaxwed

4. Thu Draﬁ Athwmna Conscrvatmu Area Apgrmsal in dmcussmg the rear of the east side of the
' Market Place says, *These gardens, though private and mostly hidden font view, are 1mpsrmm and
- rare green spaces within the consérvation area. So too are the historie gardens surviviiig behind
Beech Hoase (wiuch comams a mag,mﬁcent Iarge heech tree} and 15-1 7 Nriarket Stwet (Para 52.22)

© B The NPPF is very clear on the mlportance ofconsemng zmd enhancmg thc hrstonc environment. .
‘ Paragraphi 132 considers the impact of a pmpus«f development on the a.lgmﬁcance ofa des:gnated
_ heritage asset. “..great weight should be given to the asset’s ¢onservation. The more important the.
asset, the greater the weight should Be. Significahee can be harmed or lost thmugh alteration.or
destruction of the herjtage asset or development within its setting.’ {para 132) Clearly the impact of
the proposed development on the Grade 11* Beech Housc a8 well as, other Listed bulkimgs and the
wider- Comervatmn Ama would be considerable. ‘ ,

6. Although the NPPF atlews for new: developmem wrdun lescrvation Areas, paragraph 137 stotes
that it should ‘enbance or betier reveal their significance.” This cannot be said for the proposed
development which would introduce 2 significant &mcum of new build to the green spacex wh;ch are
,:mtrmsm 10 the chidracter of the hxstonc core of thc oW, . :

We therefore wish to reiterate Out previous nbjectzons. fo this proposal.

Breech House

' DEveIopmeni Cost Appmim! '

1. English Heritage’s Guldance puis the onus on Jocal suthorities 10 ‘ensure that only an’ appmpnata
normally nominal, site or acquisition value is included.” (paragraph 5.17.4) We would suggest that
the market valae® which zha developer has put on thc propertyis c.xt.emve in today £ éepressed
mark&t : _ S

2. Arragon Properties bought Beech House at the top of the market and it would appear-to us that they
- did not realise that there would be# problem seiling it withouta garage. There has thus beena
difficulty in attracting ¢ suitable buyer, especially when the house was markeéted though a ocal agent
and not & specxaimt in selling prestigious historic houses. Indeed, the marketing was so low key that
weare of the opinion that Arragon Properties did not wish to sell it. In our view it was bought with-
the intention of finding a commercial use, either as offices or as a multi-occupancy rental property.
Neither of these u§es are suitable as both would impact detrimentally on the fabric and charaster of
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the bu:ldmg and its Settmg Therefore, comuderahie effort shoaid be made to seli itass pm'ate house R

; ‘wnh the. a.tn&ﬂltle‘; wh\ch an nwner ‘ofa propcrt}* of this status wculd expect. .

_ On a s1mp}e exam:mt ion of the Development C()st Appraxsal, it appears that the Des:z,n & -
Construction Costs, Statutory and other Charges, and Developer’s Profit approximately equate to the

Complete Market Value, In effect this means that the putative values of land and interest charges on

 this Iand will be written off. Therefore, if Beech House and the Telephone Exchange were soidoff .
for £1; the developer would probably be in a butter financial position. Beech House would then ﬁnd :
a buyer who Would sympathetmai‘ly renovate it and occupy itasa pnvatc dwelimg

A wyjbmnm‘ Jar :Beeaki Hoifse L

4

We have argued for some time that, in order for Beech House to find a buyer, it needs car-parking

‘space. By adding thie former telephone exchaiige building to the cuntilage 'of Beech House, notonly
would it acquire aecommodation for cars, but also storage for sarden tocls, and possibly a'small flat

as dependent accommodation for a housekeeper or elderly relative. Because the building would be
nder the control of the owner'of Beech: House there would not be the same threat to the copper -

‘beech tree as if it were in separate ownershlp The planning application proposmg the partial use of
the bmldmg asd gara;_,e, suggests that the apphcam is beginning to accept thls a5 saiulmn

Such an addxtmn shnuld atfract a pnvate buyer who would carry out the' negessary repazrs 10 Begch

_Hmse and modernise it, so that it wnuld becnme # comfortable and desirable dwelling for'the. long

term.

‘The apphcam’s Deve!apmem Cost Appraxsa] shﬁws that they do nm cons:der ihe repau' of Beech
. House or the conversion of the former telephone oxchange to be cost-effective, Therefore, Beech!

House should be sold at a nomiinal price which reflects the cost of repair. The former telephone

exchange, which it would appe&r from the dismissed Appeal, has nio development potential (:iespxtc
- theapplicant’s claim that it is worth £50; 000), wou}d add neatly to ﬂae curtliage of Beech H()USE -

stm;sqed Appcals on the Bank Gardem, and the rear of 108 Long' Street also indicate that these
pieces:of land have no developiment potential. Therefore, if the applicant would accept this soluuon
it would allow Beech House to become a family home again and retain its statos as Atherstone’s.

. post xmportant résidénce. ‘We haivé no doibt that with nationial marketmg through one of the leading

property agents it will soon find 4 buyer ‘Other historic houses in the area have done the same. The
key will be the price, whmh should reflect the st afremovmg Beech House from the Buildings at.
Risk Regmter iy

Yours S.incerel)(,- &

Judy Vero - |
~ Hon. Secretary -
~ Atherstone Civie Society

Grendon Lodge, Long Street, Atherstone, Warwickshire CV9 1BA
Tel: 01827 712250, Emaik: secretary@atherstoneciviespeiety.co.uk
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, ‘me appea .}hade whder seation 78 of ihé Tawﬁ and Eéuniry Ptanning Ax:t ;
against a: refish ;ogrant planring permission: .

Decismn R

_,1 The appeat is. dlsm:ssed

‘ =2 The ap;:ziit:atmn farm indicates 3 deve]opment of three dwellings but the
. proposal wes changed o two r:tweiiings during the application:process. Fi
‘avoldance of doubt; the plans Lpon which this decision: has bean made
0108 011 ., 012}& and 1}1259 Locatipn Plan. .

' Appti:ation for costs

3. An applicat!on for costs was made by Arragon Properties against North
‘ Warwicksmre Borough Council Thas appﬁcation is the: suh;e of .
Becision. : :

 Main =__Inua§.;

- The effect roposed: ‘
the surrnunding\:a'rea _d hether the pmpcsal wou!d pres
chamdzer or. appearance Df the Atherstane Conservatio A

;-:Reasons

5, The Councit pubi:shed its dra?c Atherstone Conservataon Area::Appraasa
* documiént {(ACAA) in. 2006, The ACAA has.yet to be adopted, but has:
' snbject of public consultation-and so.1 accord it some weig e
.docummt Identuﬁesqthe appeal site to be wathsn the ‘Back Lands cha_ra

e planTgpoTtal
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_development, In this case there are no slgnificant b
outweigh the harm. . o
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E %, Appeal Decnsnon

i 26 SEP 2@ f»:;g

* Num;wami_cmpim U
Borough Coundlhy,, o™ . ?mff:f'g:u‘“““"""* BAlHens) Mse

i Irimpector appalived by ums:mry of State
) far ﬂummnmh- and Lovsl Gewmm:nt

bk . "
H Site vislt made on 13 September 2010

Appeai Rﬂ- APP!R3?05[A{1Q[2123411
Fost Office ‘Yard, North Street, Atherstone CV9 1AP:

«: The appeat is miade under section 78 of the Towiand Cauntw Piannmg Adk 1990
1 agalnsta refissal to grant plannirig pemuss:on :
*: ‘The appéal is mace by Amagon Pmpertles against the decision of North Warwickshire
i Boreugh Council, .
.+ The application Ref PAPJEDOQ{M&? datec[ 20 April 20Q9, Was refused by notrce dated
i 13 October2009. .
»: Td'he ?evelopment proposed is the converslon of an ex-tefephone exchange ta3 ene—beﬂ==
Codwelllngs,. . . . N ‘ ! )

nccisim : o
!, Idismiss the appeal.
: Preliminary matter

> 2? ‘As the correct address of the appeal bunding is not. dear ta rne, the address :
- given above is. baken from:the applicat!on and inciudes the past code from the :
appeai form.. ' S

" Main issues ‘
R 1 corxslder that the mam Issues |n the appeai are as foi!ows

{1} Whether ornot the occupiers of the proposed dwellings would enjoy a -
satisfactory standard of amenities in pecordance with pallcy ENVll uf
the North Warwickshive Local Plan (2006).

{2y Whether or riot the appeal scheriié would preseéive of enhance the
: ‘character or appearance of the Atherstene Conservation Area and -
. would preserve the'setting of the Listed Building at Beech House.
Reasons - = ' IR o '
| Amenities

4‘ A targe COPPer beech tree Overhangs the appe:at building and T saw tha!: when‘ y
In laaf, it casts a considerable shade, especially over the rear of the bunldrng. A
- Light to the rear windows, which would serve kitchens and.dining rooms, is also
. restrizted by a high boundary wall facing those windows over about a metre or
. two. Windows at the front of the proposed térrace face 3 high wall on the
" other side of the adjoiring avcess drive. Despite the dpén arfangernent of
- internal living space, T judge that the above-mentioned reoms would have a’
| poor standard of natural light and a very poor cuticok,. Upstairs rooms would
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 Appeai ‘be_:tsfu;& szkﬁesfﬁia{izzﬁﬁi

T benefit) from dormers and n:mfhghts but't accept the likelihood that occupiers

5.

‘would bé apprehensive, perceiving a threat of falling branches. The guality’ of P

fiving conditions would also be limited by vehicies and activity on the drive at -

the: front of the terrace anci the: Iack of pnvate outdmr amenity spaoe for the

Fo some xtent these. shnrl:commgs couid be addmssed by removing
gverhangifig branchies, as suggested in the appeliant’s arbaricultural report, -
But in my assessment this would invdlvé reimovitig 2 substantial portion of the .
tree, which would cduse dracteptable harm to the character and appearance of
tha locality, as explained below,. Ican conceive of no conditions that would

* gvercome my concern about these matters. I conclude that the prospective
" occupiers would not'enjoy ‘@ satisfactory standard of residentis! amenities and,

therefore, that the scheme Is not in accordance with policy ENV1L of the Local
Plan. It does rot support !:he ?lan = cbjemve 1o secure development of- a hlgh

: ,quahty,

Character and appearance

6

1 find that the above-mentioned beech tree is an important, weil»fon-ned and

. aktractive featyre that contributes Yery posmvely to the makure character and

appearance of the Coriservation Area: It Is protected by & Tree Preservation

Order. The-appellant’s tree survey describes the tree as an excelfent exarple

- of the species. Isaw that it enhances the setting of Beech House, a Grade 1™

Listed Buliding, in ‘the garden of which jt grows. 1 have no réason te doubt that. .

it aiso has htstoric:a! interest, as exptained by the Athersbone Civic Society,

. ‘Were the proposed deve!apment to be permstted 1 consider thatconsiderable ™
" works to the tree would be nesded in the interests of the Scoupiers® residential
‘amenities, The appellant’s arboricultural assessment. itself proposes that the

branches be pruned where they overharg the building. I my judgment the
amount of work necessary would be such as to harm the appearance of the

‘tres, i not its health and ife’ expectancy. Moreover, the residential usé of the B

- premises would be most likely to result in irresistible pregsure to remova.or
- limit the size of the tree, despite its protected status, ‘

. 5

For these reasons 1 mnciude that the-appeal scheme would not premrve Qro
enbance the character or.appearance of the Atherstone Conservation Area and
would not preserve thé setting of the Listed Buiidmg af Beech House. Jbis
contrary to Local Plars pollcy ENVIS and inmy view it would undermine the

;. purpose of thie Tiree Preservation Order and policy ENV4. Itis notin
- accordance with core policy 3, which requires the protection or entianceiment of .
. landscape and townscape character; or with core policy 11, which reguires

such proposals to respect or enhange thelr surroundings, T appreciate that the

- scheme would Have some planning benafits, but these would fall far. shert of

outweighing the harm Ihave idenﬁﬁed

Gther matters and overall conciusian

B,

Ini view of Its town centre location, no parking provision is made for the appea! .
scheme, As observad by the county highway authority, a cycie storags faciiity
would be required, and vehicular actess would be expected for the purpuse of

_picking up, dropping off, and loading / unloading, The access drive would be

narrowed to accommodate what appears to be a walkway at the front of tha
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" apped bullding. Inview of the ‘other development in the viEinity, the lifnited
- space, and the use of the drive and adiacent parking area by other users, Ifind
that more eviderice is required to determineg whether the requireitients of the
“'stherne could be'met without affecting traffic moverents 1o an extent that
. reduces safety. This adds to my concern about the schame, although my
“findings ‘on the two main issues are alons sofficlent to account for my overall
conclusion that the scherig is harmful and.contrary. to the development plars. .f
‘have considered all the other matters ralsed in the written. représentations but
find frothing to cotwelgh this harm. Consequently the appeal is dismissed,

| _ _inspectnr

O mecewen |
29 5Ep g

North ’thim _
' 9“‘“@“3& Councit
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by Ehzabeth Hlll m.:;uem), BPhil, MRTPL -emngmmm'

an Kispector appainted w « Secretary of Siate - Dackion

: o m:cgmnmnhlwanﬂw m{ AxFaby
’ Appea! Ref: Appmamsmmmwsoo fo S
 Land to the rear of 98 Long Street, Ath e, Warks; cvg 1AP ST

¥ "'The appea% fs made Under section 78 of the ‘fgmn and Ccuntry Piar‘n g Act 1999
., eoainsta retusal to. grant piarm(ng permissiod;
+ | The appeal is miade by Arragon Properties LM against the decn;ion of North
o Warwickshire Borough Goundil,
= The-appiication Hef PAPQI)O?{OSQ? dated 14, Septemi}er zonf was remsed by not:ce
dated 28 March 2008,
= | The devélopment piopnsed I 3 No, 2 tied 2&&;;@5}‘ terraced houses within an exisung
© | wallad garden ‘withi shared communa! ‘garden:. New access gateway thmugh garden

wall, . o L o

: 'bgqsisio!%

“1.i dismisstheappeal.
Main Issuas . ‘ .
: 2 I corsssder the frisin ;ssues tcz be t:he eﬁ'ent of the propesect éeveiapment £+]1

1} thé character and appearance of the. area, wmch ix&e n Atherstona
: Conservation, Area, o .

& 2) the setting x:rf" the ttsted buudings at :i,l 19 Market Street and 48 Long
Street and,

3) the Ewmg conclltmns of future accupia;‘s; n terms of dayiaght and cutiook
' Reasuns '

Character Emd appearance

3;:: ‘rhe progosed devalopment would ta ke pisce to the rear of the bank premises L
at 98 Long Street, which i& e malp szmaﬁ of Atherstona, Tha town praserves S
i its bradittorial enprket town character ams ‘the urban grain of t:hrs parkofthe
| rown reflects the burgage plots off Lorig Street and Market Street. The site,
N which mazinly comprises 2 walled gardep' rea, forms part of an apen ares
-1 where the burgage plots from Harket Styeit and Long Street meet.

4. The draft Conservation Aread Appra%sa! fécument, which although has.not been -
adopted, has been the subject of public gonsultation, identifies tha site as
parlly within the back[ands and partly wihin the market place argas of the
i tawry. The srea.around the siteis cbarae,tensed by a mix of back exténsions, a .. .
| few buildings along North Streek arid OpED space ‘within the burgade plots. The
‘tmportancﬁ sf the retamed gardens s sel oat in par:agraph 5.2.22 of the o
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Am::raisaf gacurnt, aéthuugh :: is uncfear whather this site g saecsm:any

- included wathin the area ment:onad in the text.

fhi evidence submitteﬂ by the Elvic Snciety shows that the sate mtght at ong
“Hirfg have abulted prwas part of & % borgage plot which was's garden and
prehard with a barn and stable, although' sarfier docurhents also mention a

hovel,  Submissions, sgv that thess bulldings were urilikely 1 have been
substantial structures and, by LB88, the Ordnance Survey mag shows the site

a5 glmost totally open, i copmen. with ather sgace to the rear of properties oy B

this part of Long Street, 1L Is ot disputed that there Has been £henge in this
arsa over Hrae but the- changes put forward by the appeltants are-not subtle .
bt wauld resdlt in long-tesm: dm*einpmmt in a currently: open area. Aithough :

‘ compfising Eargely unused gardens now,these apen areas-ars ioportant In

rnaintaining the [acai!y ‘distinctive urban farm. of the eentrai area of the town.

There has been more recent devaiupment tothe rear of sprme.of the pmnerﬁeﬁ
oy leng: Street; “Far example at Bakers-Court, However, thase: deveiapmen'a

"have been ihthe d#rkay closest to !:he buiiéings o Long Street-and have not

Tipinged significantly inta the-more open area beyond. The proposad
develppmentiwould extend the existing terrace in Bakers Couwrt further | o the
vear, well neygnd the deveionment in 0ld Post fo:ce Yam and into the open
area behmd

. the. proposed éevekepment woul& ue gabfed, in:common wlth me tear cf many

of the bulldings on Market Street, However, tha proposéd terrace would not bé
firvear, winlch 352 ENAractarigtie of the devetcpment into the yards to the rearof
Long Stréet, but would incorporate dominsnt Front wings. The' ridge would be

: '_  at 2 similar level to that of Bakers Court but it might bave besh sxpected that

R

itwanld have dropped-again further away from the main bulldings on Long
Street, breaking up therun of devalopment to the rear.  The trées b the sie
waiuld be retalned as part of the development Bet; [ wintar, the uphei parts cf .

. the proposed deveiupmant would-be seen as an incongruous addition to the .

area in qiimpsed views thraugh them from; Radx:i ffe Stroet.

The density of the deveiopment on praviously-deveioped ian;i in a sustainablé.
incation, wWould be In accordanice with the puidarce incPlanaing Policy
Stawmeut 31 Houging,. However, this would not outweigh the adverse affects
of the praposad develapment, which would neither conserva nor enhance the
character and appearance of Atherstone Conservation Arex and would be

- contrary to paragraph 4.14 of Plaphing Policy Guidanze Note 15 Piannmg arsd
" the Histerﬁc Environment (PPG15). ‘

- As such, 1 conciude that the propoged ﬁeveiepmen: wonld be harmful to the

¢haracter and appoararice of the srea, which Hes in-Atherstone Conservation

" Acea, and would bé coptrary to the provisions of Policies ENV1Z2, ENV13 and
T ENVAE pf the adopted Norh Warwickshire Lochl Plan (LP} and PPGiS‘ :

' 'L:sted bui?dmgs

10. There are fmgertant groups-of listed burldmgs on Market Strect aspacialiy

rufbers 11-19. Thielr backs, which face bnto the site, retain. many 4f thelr
histuric featurés, intluding gables; and their imposing nature suggests that
they were designed to be seen Fram this direction. The site used to forr patt
of the curtilage of the listed huliding 2t 98 Lung Street, one of the larget

2.
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pmpemés on. this stref:t, and. subsequenstiy was the ganc?en to the H* ftsted :

: ‘property @t Beeth Hotse, Mirket Street Pardgieph 2.16 of PPGLS requires

fegard to.be had to the desirability of pr&gewing the safting .of listed Buitdings

- and paragraph 2,16 makes réference 1o § e grouptng of ti'te buudings ang the

11,

o hudldings,” The proposed tevelonment sy

o listed buiidmgs from Ratcliffe Street, espe

. notin leaf. Bespita the Couricit’s photg Lo
. propasal than the fisted bulldings on Ma: ket Strest, the development would sl

. dntrude into views of the garden areas :

quaiity of the spaces between them.

The gardens areas form’ part of the opeq settang to the roar uf the tssted

iuld shscure views of parts-of the
clally i winter when the trees were
aph 3 being taken closerto the

rpm them. The end of the burgage
plat, ‘which.is l!keiy o have been dtthe ﬁaundar\; af the site with Beech House,.

wottld sl be discernible bift the orientaizun of the developrient with its

coramunal gakden araa to the front' would confuse the legibility of the hustnric

Jend use of the area. The loss of the for{mr ‘garden arga to 98 Lang Streat
would diminish the orsgéna! spacious surgolindings to this large bank.

' buiiding/Mouse: and its r!etat:onship to t;; aé;acent bu:ldmgs andd open sgage.

‘ “setting of the. listed bu;idings at11-19 Market Streat and 93 Long Street,

Accordingly, I conchude that the probpsetl develogment would be harmul to the |

-_ -contrary ta Palicy ENViG of the L and ?pGlB
Lmng cond;tiens . ' - ‘ }

13

The pro,rxosed dwe]iings would have unlyfa single asp,ect to the front: and wauld

‘e enclosed from this-direction by the walled garden: The oitlpok to the front

- would be of ahigh wall in close prax’mitiz with shade from the mature trees in;

the summer. :The screen walls which woulc by needed for privacy would

" reduce the-outfook fusther, The windowsizes are-small In comparison with

ovierall room sizes and. sorne of tha windbws would be recessad behind the

frant wings to the dwellirgs, limitinig thefarmaiink of light further There, would

be patio doors to the ground floor front gocms and juliet balconies to the first
floor windows but i both cases the windows would be relatively narrow and

. would not increase the light to any. significant degree. Such dwellings might
_ weli be marketable but this does not nedagsarily mean that they would provide
. satisfactory living conditions for thvaar acéup:ers, ince the[r dayiight and outlook

| would be restricted,

14,
. conditions of fulire ecupiers, in’ “erms Bf dayhgh" and putlock, contrary to

: Couciusions

15,

EAHH
IINSPECTOR

1 conelude that khe prcpased cie\felopmeﬂﬁ would be harrnfui to the living

Policy ENV1Y of the LP..

Theérefore, For the réasons given abuve gnd havmg regard to 2l other matters -
taised, I comlude that the. appeat shouh: be dismissed..
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'Appeal Decnsnon

Y ‘SEte v!srt made on 1% September 2&10

by Graham C Cundaie m\(mm) nsc
HRYPYMIRER . - .

. Inspwctar appu‘inlm! by thw s«m:tarv o! ﬂm
for ::ommmltlx amd Local Governmant

‘ Appcal Ref: Appmsms;umfnzuu

~ Bank Gardens, rear of 94/96 Long Street, Athamone CVS 1AP"

. The appeal i made under settlon 78 of the Town and. Countw Planning Act 1990‘
+ against a refusal to grant planning parmission, i
| The appeal is made by Arragon Properties against the dec:sion ar North Wamickshlm

" Borough Coundil

. 28 October 2009,

| The application Ref ?AP{ZOQQ/QIBS dated 27 Aprli 2009, was mfused by nottce dated

; The deveiopment pmpbsed Is two 2-bad 2 storey cottages.

‘. Decision

1.

I dismiss the appea!.

_Procedural matters

.2‘

A representative from the Councit did not attend my site vis]t. Hawever, ‘

- having been granted access by the appeliant I was able to carry out my

- Inspection satisfactorily on an-unascoimpanied baSiS-

My refergnces [o 98 Long Street take account of the Council's cbservation ‘that - -

- the fist description is- incorrectly addressed as No 96. The vaifditv ‘of that .

. observation makes no tifference to my conclusions. Nor does the acturacy or -
| cthdrwise of the above stated site address, which is based én the appl:catlor:

: form

Maln issues

4,

| The main issues in the appeal are as follows.,

(1) The effeci:s on the character or appearance of the Atherstone
: ‘Congervation Area and the settings of Ljsted Bultdmgs st Lcng
-Street and: 11-19 Market Streets.

2) Thes effect _on_h:ghway safe_ty._

Reasony

Character and Appearance

5'.:

The appeal site comprisas an overgmwn garden area to the rear. of bank

1 prémises on.Long Street, the main street of Atherstone, a market town with an _

important medieval legacy. From what I saw and from evidence supplied by

i the Councit I am satisfied that the site forms on= of the' important.and rare
. green spaces that contrlbum to the amenity of tha Conservation Area. By
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virtue of its openriess, the sita helps-to illustrate the town’s past socio- ,
-economic development. Theurban grain héreabouts comprises fong hurgage _

plots axtending back from historic bulidings frontmg Long Strest-and Market

‘Street, including gardens of houses formerly occupled by the wealthy
- inhizbitants of the tawn. The site iies where the backs of plots on hoth streets
. meat,

. “Theappellant contends that there were farmerly cm:tages on the site, 1find

this to be unsubstantiated and insufficient to justify such a significant reduction

of the important open quality ¢f the site, - The scheme involvas the constriiction
of twh cottages, parking and turning areas, with & drive and a pedestrian

access-way Lo be taken separately through an existing boundary wall to fink

‘with a shared drive in the Post Office Yard, That'there has been development

within the burgage plots in the past is not in my view a cnmpemng reassrn far it
to continue. By extending davelopmant well beyond the existing terrace at
Bakers Court and into a notable area of garden land the scheme would harm

* the amenity, historic interest and legibility of the Conservation Area.

Moreaver, the developrient would be vimbie from public vantage points, for .

sxampla on Ratcliffe Street,

The Eouncil maintaing mat buﬁding LW more. hauses within the histaric
curtifage of 98 Lorg Strdet would result in the loss, not only of the garden but
also of the sense that the Listed Building forms part of a plot of iand whose
length is probably-a survival from the original burgage plot of the madieval.
period, The form and intensity of the propesed develsprment makes it mdre ,
akin to the 18" and. 19" century “yards’ of Atherstone, associated with industry
and worker housing. 1 find good grounds for this view. 1t supports my :

canclusion that the scheme would detract from the interest, distinctiveness and

amenity of this ares associated a5 it 1s with the Tormer gardens and houses for
the town's wealthy. Notwithstanding that the site is now part of the grounds of
Beach House and walled off from the bank premises, T conclude that the -
proposed cievelopmer;t woufd not preserve ‘the settmg of the L:stad Building at

_No g8,

1 aiso consfde_r.-tjha‘t it wou_ld:falf o preserve the seztmgs of Listed"Bmidings at
11-19 Market Stresf. Rear slevations of thuse bulldings aré impressive and
interesting for their visual anvenity and archibectural interest,  In views from :
the south east, including Reicliffe Strest; they would be partly obscured by the
proposed two-storey development, particulariy-at tirmes when the intervening.
trees do not have thelr leaves. Furthermore, I find that the opén quality of the .

- area th the rear-of thie Market Street properties complements the statys of

S,

these buildings and contributes to thelr setting; regardless of the present -
property h'qundarjies. ’thg-appea! scheme would reduce this open guality.

1 conclude that the appeal scheme would nelther preserve nor enhance the
character or appearance of the Conservation Area, and that It would fall to
preserve the seitings of Listed Bulldings at 98 Long Street and 11-19 Market
Street. It is notin sccordance with pollces ENVIS(2Y or ENVLS{2) of the North
Warwickshire Local Plan (2006). In falling to respect or harmonise with its
surroundings, or to "positively integrate into” those surroundings, the scheme

‘ aiso canﬁicts with policies ENV1Z and ENVL3, as weii as core potfcy i1,
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10. The pmposai before me. takes the form cf two saparate cottages rather than

the 3-dwalling terrace that was the subjex:t of 2 previous propcsai dtsmsssed on‘ :
appeal in February 2009 (ref. APP}RB?GS]A!O&HO?%&) Nevertheléss I - '
belleve iy conchisions ate condistent ‘with that appea[ de,cision, wh:ch I treat .

’ as a material consideratlon

"Road safety

13. The scheme makes prowsiun for parkmg ang. turning vehsc!as on the site and 1
tcansider that plinning conditions would be capable of rmzking such

arrangements acceptable in safety tarms. However, I also believe that the

" proposed dwellings would be likefy to cause a materlal increase in the traffic

‘using the shared drive leading to the entrance on to North-Street. A this

entrance I saw that there is poor visibility for motor traffic crossing the footway

-~ -and joining the highway: In my judgment, and taking into account the
_-objection of the county highway authority, the resulting additional use would.

not be in the interests of the safety of both those users and the pedestrians -

and drivers on.North Street. Bearing in rind the extent of the land in the
- appellant’s contral I am not satisfied that the degree of hazard here could be. -
sufficiently reduced by means 0f fmprovements that could be secured by

12,

planning condil:ions

1 eonclude that the scheme would be prejudiclal to mad safety W:thout asafe

- vehicular access to the site the scheme canflicts wzth Locat Plan poﬁcy ENV14,

Concius:an i

13

I have taken trto account ail the other matters raised in the written

. representations, including the alterations to PPS3, but find nothing to alter the
" balance of my overall conclusion that the appea! scheme is contrary to the .

deveiepment pian and would causa unacmptabte harm.

'{?CCwmﬁ&

: !nspector o
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