BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 28/02/2012
	Item No: 5.3

	Report Originator
	Alan Davies
Assistant Development Officer
	Application No:

KET/2011/0732

	Wards Affected
	Rothwell

	

	Location
	22 Bridge Street,  Rothwell

	Proposal
	s.73A Retrospective Application: Installation of roller shutters to front elevation

	Applicant
	Mrs A Rowe 


1.
PURPOSE OF REPORT

· To describe the above proposals

· To identify and report on the issues arising from it

· To state a recommendation on the application

2.
RECOMMENDATION

THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that this application be REFUSED for the following reason(s):-
1.
By virtue of its industrial appearance, uncharacteristic design for the area, projecting housing boxes and lack of visibility into the shop, resulting in the creation of an unwelcoming, unsympathetic feature within the street scene, it is considered that the proposal will result in development out of context with the prevailing character of Rothwell Town Centre and will neither preserve nor enhance the character of Rothwell Conservation Area. The proposed security shutters are considered to be contrary to advice contained in national planning policy PPS5, policy 33 of the 1995 Local Plan for Kettering Borough, policy 13 of the North Northamptonshire Core Spatial Strategy and the Kettering Borough Shopfront Design Guidance SPD, which all seek to ensure that development is in keeping with the character of the surrounding area.

Notes (if any) :-

· NONE
Justification for Granting Planning Permission

Not applicable
Officers Report

	3.0
	Information


KE/1998/0518 – Illuminated shop sign. Approved 12/11/1998.
	KE/1997/0711 – Removal of protruding architrave above shop fascia to provide space for signage. Approved 23/12/1997.
KE/1997/0465 – Change of use: Ground floor shop to A2 (Estate Agents) and retaining residential flat on upper floors. Approved 17/09/1997.

Site Description

Officer's site inspection was carried out on 19/12/2011.

The application property is a three storey Victorian red-brick terrace building on the north side of Bridge Street, Rothwell. The property consists of a sweet shop at ground floor level and residential use on the first and second floors. The building is one of six matching red brick terraces which share the same brick type and stone detailing above and below the windows and around the ground floor doors. Together they make an attractive set of buildings within Rothwell Conservation Area and they create a sense of rhythm along this part of Bridge Street in Rothwell. Each of the six ground floor retail properties have similar window and shop front features and signage that attempts to retain the original character of these historic buildings. None of the surrounding buildings on this terrace have external security shutters.

Proposed Development

It is proposed to retain two dark brown external security shutters. One protects the main shop window and the other is the right of this to protect the door to the shop. The porch area and access door to the residential accommodation above will not be included within the shutter. The metal housing for the shutters will be located immediately below the main fascia sign and will project approximately 20cm from the existing shop front.  

Any Constraints Affecting the Site

Rothwell Conservation Area
C Road

	

	4.0
	Consultation and Customer Impact

	
	Town Council

Rothwell Town Council supports this application because these shutters are similar to others within the Conservation Area and are unobtrusive.

Neighbours

One objection has been received which states that the town is steeped in tradition and history and it should be conserved. The shutters are unsightly and contrary to this tradition.

A petition in support of the proposal from the applicant has been submitted with the application.



	5.0
	Planning Policy


PPS1. Delivering Sustainable Development


33. Environment: Advertisements, Signs and Shop Fronts

	64. Shopping: Development Within Established Shopping Areas
SPDs

The Kettering Borough Shopfront Design SPD.

	

	6.0
	Financial/Resource Implications

	
	None



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1. Principle of development

2. Impact upon Rothwell Conservation Area

3. Design, character and appearance

4. Residential amenity

1. Principle of development

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a duty upon the local planning authority to have special regard to the desirability of preserving or enhancing the character or appearance of the Conservation Area. Any proposal to install features such as security shutters to commercial properties would have to satisfy not only this test, but also accord with the relevant policies which constitute the development plan. The development plan consists of all relevant local planning policies which in this case are Policy 13 of the North Northamptonshire Core Spatial Strategy, policies 33 and 64 of the 1995 Local Plan for Kettering Borough and the Kettering Borough Shopfront Design SPD, which are all intended to maintain and improve the character and appearance of the surrounding area and not cause harm to the visual amenity of the area. It is considered that this proposal fails to preserve or enhance the character or appearance of the area and this is discussed in greater detail below. 
National planning guidance is offered by PPS1: Delivering Sustainable Development and PPS5: Planning for the Historic Environment and both aim to achieve high standards of design, development which is appropriate within its context and proposals which preserve or enhance the character or appearance of the Conservation Area in which the host building sits. It is considered that this proposal would threaten the character of Rothwell Town Centre and detract from the attractive appearance of the host building and the surrounding area by virtue of its design and this is also discussed in the subsequent sections.

2. Impact upon Rothwell Conservation Area

Rothwell is a historic market town with a character that is defined by its tight streets, buildings which abut the highway, the palette of materials used and the proportions used in detailing such as fenestration. The dominant character of the Conservation Area has been preserved and modern intrusions, such as security shutters and grilles are uncharacteristic, particularly on the historic buildings. The proposal to install a brown painted solid steel roller shutter on the outside of 22 Bridge Street would result in an obtrusive feature that is uncommon in the town centre and would detrimentally affect the appearance of this building and the character of the surrounding area.

The proposed shutters and housing have a definite industrial appearance and are more suited to modern warehouses or late 20th century shopping precincts, neither of which is a characteristic that the historic centre of Rothwell exhibits. The proposal is therefore considered to be contrary to policy HE7.2 of PPS5, as it will lessen the significance of Rothwell Conservation Area by introducing a modern, industrial appearing installation. It is also contrary to HE7.5 of PPS5, as it will not make a positive contribution to the character and local distinctiveness of the historic environment. It also conflicts with HE9.1, as it would result in harm to the designated heritage asset, which in this case is Rothwell Conservation Area. There are other less-harmful solutions to the security issue, such as laminated glazing, internal grilles more sympathetic with the age of the building and CCTV/surveillance measures; none of which have been explored in the Design and Access Statement submitted with this application.

3. Design, character and appearance

The Kettering Borough Shopfront Design Guidance SPD, which was adopted in September 2011, offers guidance to business owners as to what the Local Planning Authority would consider to be acceptable, particularly for historic properties within Conservation Areas, such as the application property. Section 9.30 recommends the use of laminated plate glass as a security measure in unlisted properties and sections 9.31 – 9.33 offer advice on roller shutters. It states that internal shutters may sometimes be suitable and when proposed they should be of an open mesh design to allow light to filter through and certainly not an external shutter which completely obscures the shopfront, presenting a hostile, bleak street scene.

The security shutters proposed in this application do completely obscure the shopfront and create an unwelcoming, crime-infested appearance to a historic building within the commercial centre of Rothwell. This proposal is therefore considered to be contrary to the Kettering Borough Shopfront Design Guidance SPD and policies 13(h) and (i) of the North Northamptonshire Core Spatial Strategy. It is also contrary to policy 33 of the 1995 Local Plan for Kettering Borough and national planning policies PPS1 and PPS5, which require development to be designed to be appropriate within its context and to preserve or enhance the character or appearance of an area, which this proposal fails to do.

It is considered that the host building, a set of six matching three storey red brick Victorian terraced properties with retail units on the ground floor, would be negatively impacted by the appearance of the shutters. The six terraced properties create a sense of uniformity within the street scene and the architecture featured within the front elevation of the host building, and those surrounding it, refers back to a very specific architectural period. To add an incongruous feature to the building would identify it as being separate and out of context with its surroundings. The shutters are therefore inappropriate for the host building, as they will detract from the architectural simplicity of the building. 

In the submitted Design and Access Statement the applicant refers to other properties within the Conservation Area which also have security shutters. The first of which, 15-17 Bridge Street, is the Co-operative pharmacy. Whilst the building does indeed have shutters, it is a modern building that is not characteristic of the Conservation Area and this would have been considered when permission was granted for the shutters. The second set of shutters referred to in the Design and Access Statement is the Post Office, 12 Bridge Street. Again, the building is an uncharacteristic modern building and whilst this is no justification for such installations in the historic heart of Rothwell, the shutters have a less harmful impact upon the character and appearance of these modern structures than the application building. The fact is that neither 12 nor 15-17 Bridge Street have a historic appearance which is desirable to preserve or enhance, whereas 22 Bridge Street, the application site, does.

4. Residential amenity

Policy 13(l) of the North Northamptonshire Core Spatial Strategy aims to protect the amenity of neighbouring residents from development which is overbearing, leads to an increase in noise, air or light pollution or results in overlooking. Whilst this proposal will not result in any of these impacts, it will have a detrimental impact upon the visual amenity of the area, thus resulting in a general worsening of the ambience of the area, creating an unwelcoming space for neighbouring residents. The proposal therefore fails to satisfy the aims of policy 13(l) of the North Northamptonshire Core Spatial Strategy, as it would have a detrimental impact upon the lives of neighbouring residents.     


	
	Conclusion

The proposed security shutters are considered to be contrary to policy 33 of the 1995 Local Plan for Kettering Borough, policy 13 of the North Northamptonshire Core Spatial Strategy and the Kettering Borough Shopfront Design Guidance SPD, which seek to ensure that development is in keeping with the character of the surrounding area. By virtue of its industrial appearance, uncharacteristic design and lack of visibility, resulting in the creation of an unwelcoming, unsympathetic feature within the street scene, it is considered that the proposal will result in development out of context with the prevailing character of Rothwell Town Centre and will result in harm to the significance of the heritage asset that is Rothwell Conservation Area.

A report seeking authority to take enforcement action follows this report. It recommends a 6 month period for compliance which, although longer than usual, allows sufficient time for the applicant and officers to negotiate an alternative solution.
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