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2.
INFORMATION
2.1
The Breach of Planning Control
It has been confirmed that a breach of planning control, namely, without planning permission, the carrying out of building operations, has occurred.

The development being carried out includes; removal of the slate roof and its replacement with grey concrete roof tiles; removal of chimney; removal of sash windows at first floor level on front elevation and enlargement of openings; removal of the front elevation of the building at ground floor level and construction of extensions to the rear of the property.  These works all fall within the definition of development and since they materially alter the appearance of the building they require planning permission. As such, all of these works are unauthorised and constitute a breach of planning control.

Members should note that the list of unauthorised development that has taken place is not exhaustive since the development is progressing rapidly. Therefore further breaches may be identified between the publication of this report and formal action being taken. Any further breaches identified would be included in any enforcement notice served if they cause harm and it is expedient to do so.  

2.2
Site Description

The application sites lies in on the eastern side of the High Street, in a prominent location on one of the principle streets within the Rothwell Conservation Area. The site comprises a former public house, which is currently vacant. The building had been subject to some alteration over the years but had retained its vertical sliding sash windows to the first floor front elevation and its natural slate roof covering together with a chimney stack adjacent to no.24.  The brickwork to the front had been painted.  
Whilst the adjoining buildings are a mixture of ages, styles and materials, there is a strong vertical emphasis by way of window openings and natural slate roofs are the prevalent roofing material.  Furthermore the adjacent buildings on the western side of the High Street have retained much of their historic character and these have a positive impact upon the character and appearance of the Conservation Area. 

The character of the area was last assessed in the Conservation Area appraisal carried out in March 1978, however descriptions of the Conservation Area are for the most part still relevant today. The appraisal notes that development throughout the centre is almost all close up to the back of the pavement, comprising two and three storey properties of a human scale, constructed of ironstone or red brick, with Welsh slate as the predominant roofing material. In respect of the High Street, it is noted that the introduction of modern roofing materials detracts from the uniformity of the Welsh slate. The special character of Rothwell depends upon the scale, disposition and appearance not only of its significant buildings but also of many of its lesser buildings which perform vital supporting roles.

Therefore, the Rothwell Conservation Area has a strong character and works affecting the appearance of any building within the Conservation Area has the ability to either conserve and preserve the character and appearance of the area, or damage it.
2.3
Relevant Planning History
KET/2001/0129 – Rear porch APPROVED 10/04/01

KET/1985/0897 – Various signs APPROVED 04/02/86

RO/1960/0014 – Alterations APPROVED 12/10/60

In addition, enforcement action has been taken previously by the Council in relation to the works currently taking place at the site. In October 2010 it was reported that works of alteration were being undertaken and, following a site visit, a temporary stop notice was immediately served. The notice related to changes to the front elevation that were taking place.  A meeting was held with the property owner, who agreed to halt the external works pending submission of an application for planning permission. The works ceased, however the works have now resumed with no such application having been submitted.

2.4       Policy Implications
National policy 

PPS1 Delivering Sustainable Development

PPS5 Planning for the Historic Environment

PPG18 Enforcing Planning Control

Local Policy

East Midlands Regional Plan (EMRP)
P. 1 Regional core objections

P. 2 Promoting better design

P. 11 Development in the southern sub-area
P. 27 Regional priorities for historic environment 

North Northamptonshire Core Spatial Strategy (CSS)
P. 1 Strengthening the existing settlement network

P. 13 General sustainable development principles

P. 14 Energy efficiency and sustainable construction

SPG

Sustainable Design SPD

2.5
Appraisal

S.72 of the Town and Country Planning (Listed Building and Conservation Areas) Act 1990 (The Act) requires Local Planning Authorities to give special regard to the desirability of conserving and preserving Conservation Areas. In addition PPS5, policy 27 of the EMRP and policy 13(o) of the CSS all state the importance of protecting heritage assets.  

The development carried out to the frontage and south elevation of the building is highly visible from the Conservation Area and since the works have resulted in the removal of original parts of the building, such as the first floor windows and roof covering, and include rendering of the painted brickwork, large scale remodelling of the fenestration at ground and first floor level, removal of a chimney and introducing concrete roof tiles. These works have removed the vertical proportions to the window openings, created a roof heavy in appearance contrary to the appearance of the surrounding roofspace which is characterised by Welsh slate roofs, and the detailing on the rendering to the south elevation is totally out of keeping with both the simple appearance of the original building and the surrounding area where ironstone, brick and simple painted elevations are the predominant elevation treatments. 

These works have therefore degraded the character of the building and in turn the character and appearance of the Conservation Area. This development therefore fails to meet the requirements of The Act. 

The works taking place at the rear of the building include re-roofing, replacing the previous slate roofing with concrete roof tiles, and removing an existing single storey lean-to and constructing an enlarged single storey extension. The rear of the building is reasonably well screened from the surrounding area by buildings, garden boundaries and planting, however there are still views of the site from the approach to the Church and from rear service areas/car parking associated with neighbouring properties. Therefore these aspects of the development may still harm the character and appearance of the Conservation Area. Furthermore, due to the location of the extensions alongside neighbouring properties the extension may harm the amenities of neighbours.

A building regulations application has been submitted which indicates that the proposed extension would wrap around the rear and side elevation of the building. In addition the plans submitted with the building regulations application also indicate that a fire escape is proposed on the side elevation of the extension with a metal staircase projecting out above the ground floor extension.  These works all constitute development requiring planning permission. If these works commence prior to the service of an enforcement notice then they would be included in the alleged breach of planning control. 

2.5 Human Rights Implications

Service of an enforcement notice in this instance is not a breach of the property owner’s human rights. Whilst it does affect their property rights they will have an opportunity to challenge the decision by way of an enforcement notice appeal and that provides adequate safeguards in accordance with the Human Rights Act 1998 incorporating the European Human Rights Convention.

2.6 Expediency

Planning enforcement action is a discretionary power which may be exercised where there has been a breach of planning control which affects public amenity or otherwise affects land or buildings meriting protection in the public interest.  In this case it is considered expedient to take enforcement action because of the negative effect of the development within the Conservation Area.

3.
CONSULTATION AND CUSTOMER IMPACT
Concerns have been raised by Rothwell Town Council and the local ward member.  The concerns raised include the safety of the building and neighbouring buildings as a result of the works and the restoration of the building to its original state due to its prominent position within the Conservation Area. 
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1.	PURPOSE OF REPORT





	To seek authorisation to take Enforcement Action in respect of unauthorised development at The Old Greyhound, 22 High Street, Rothwell





4.	RECOMMENDATION





That the Head of Development Services be authorised to take Enforcement Action as is considered necessary in respect of unauthorised development at the site.








