LU/55/22/L

Recommendation Report for Listed Building Consent for Alterations, Extension or Demolition of a

Listed Building

REF NO: LU/55/22/L
LOCATION: The Flintstone Centre
East Street
Littiehampton
BN17 6AW
PROPOSAL.: Listed building consent for the installation of 3000mm high welded mesh fencing

and associated single leaf gate along a section of the northern boundary line and
along the rear elevation, Ornamental fencing and associated gates to be installed,
located adjacent to the existing southern side entrance to the building, as well as
the installation of 3000mm high welded mesh fence encapsulating the existing
boiler room to the rear of the building, demolition of existing side secondary
entrance including existing ramped access and associated fittings. Repairs to the
section of wall affected by the removal of the entrance.

SITE AND SURROUNDINGS

DESCRIPTION OF APPLICATION

TOPOGRAPHY
TREES
BOUNDARY TREATMENT

The proposed works comprise the following:

- Erection of a 2mhigh ornamental fence separating the front
hardstanding with the rear car park. The fence is to include a
vehicular swing gate;

- Removal of existing 1.2m high fence around stairs and
erection of 3m welded mesh fence with pedestrian swing gate;
- Removal of existing mesh fence and gate. Erection of 2m
high ornamental fence with pedestrian swing gate between
building and playground;

- Erection of 3m welded mesh fence above the existing
cobbled wall set onto independent posts to fence set back and
above rear boundary wall at South and West boundary.

- Alterations to the secondary access to the south elevation of
the building including removal of the flat roof extension and
ramped access and all associated fixings and provision of a
tarmacadam sub-base.

The works are required to provide security for the occupants
and means to safeguard from trespassers (which has been a
reoccurring event in the past few years), safeguard health and
safety (specifically falling from heights) around a basement
stairwell and provide further security within the premises
boundaries to include a clear separation of the car park from
the front of the school.

Predominantly flat.
None affected by the proposed development.
Much of the existing perimeter comprises cobbled boundary




SITE CHARACTERISTICS

CHARACTER OF LOCALITY
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walling.The front of the site has a modern bow-top fence and
gates at 1.2m high aluminium black powder coated fence
extending along the South-West corner for the carpark
entrance; which will be removed. The site has a flint and brick
wall with black painted cast iron rails along the front the
premises. A 3m high square mesh fence surrounds the north
playground and extends between the building and the
playground with a pedestrian gate. A flint and 1.8m high brick
wall extends along the rear (West) boundary, North and South
margins of the premises forming the boundaries with the
residential neighbours.

The Flintstone Centre and low wall to the front of it are both
listed as Grade Il. The school fronts on to East Street and
forms an imposing building. The building is constructed using
local materials in a 'gothic' style and is a good example of a
late 19C school building. It was constructed for the growing
town and is currently in use as an education establishment.

The site lies on the edge of the town centre. The area is
predominantly residential with the character and appearance
of the area is largely derived from the nearby buildings which
are Victorian/ Edwardian in style, form, function and materials.

RELEVANT SITE HISTORY

LU/219/20/L Listed building consent for the erection of new fencing & Withdrawn
gates to the rear & sides of the building & removal of wire 14-10-20
mesh fencing & gate between the playground & building.

LU/125/20/L Listed Building consent for removal & replacement of ApproveConditionally
existing failed concrete ceiling of basement boiler 09-07-20
room/floor of the WCs, replacement & reconfiguration of
existing WC's.

LU/54/22/PL Installation of 3000mm high welded mesh fencing and

associated single leaf gate along a section of the
northern boundary line and along the rear elevation,
Ornamental fencing and associated gates to be installed,
located adjacent to the existing southern side entrance to
the building, as well as the installation of 3000mm high
welded mesh fence encapsulating the existing boiler
room to the rear of the building,

demolition of existing side secondary entrance including
existing ramped access and associated fittings. Repairs
to the section of wall affected by the removal of the
entrance. This application affects the character and
appearance of the East Street Conservation Area and is
in CIL Zone 4 (Zero Rated) as other development.
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REPRESENTATIONS

Littlehampton Town Council.
Objection - Mesh fencing at rear would have a detrimental impact.

Conservation Advisory Panel - No Obijection.

The proposals are welcomed and now fully overcome the Panel's concerns in respect of the previous
application.

The works will enhance the setting of the Listed Building and the character and appearance of the
conservation area; therefore complying with the relevant paragraphs of the NPPF and policies contained
in the ADLP relating to the protection of designated heritage assets.

6 Objections

- Already have a fence erected that does not match.

- Adverse appearance looks like a jail fence with razor wire.

- Proposed fence is welcomed as a measure to stop pupils from the school climbing over the wall.

- The proposed Euroguard weld mesh fence is ugly and inappropriate. It would be visually incongruous to
the residents of The Old Dairy Farm. It would be erected within 10m of the front of numbers 1-5 The Old
Dairy Farm, protruding above the existing flint wall, and also along the garden wall of number 8.

- If heritage fencing is appropriate at the front of the Flintstone, then it surely should be appropriate at the
back as well.

- Would be supportive of a black heritage style fence to the rear.

COMMENTS ON REPRESENTATIONS RECEIVED:
Comments noted and will be covered in the Conclusions section.

CONSULTATIONS

CONSULTATION RESPONSES RECEIVED:
Conservation Officer - No Objection.

The proposed fencing is required for reasons related to security associated with the education use. It is
of a mixture of styles, with those stretches visible from the conservation area to the front of the building
being of a more appropriate heritage style.

The elements of the fencing with the heritage appearance will be freestanding and independent of the
South cobbled boundary wall and/or to the Flintstone Centre itself. Further, it will be set back from the
front elevation of the listed building which will help to reduce its visual impact. This element of the design
is acceptable.

The remainder of the fencing is of a more standard design and 1m taller. There is already a good amount
of this type of fencing within the curtilage and whilst not necessarily the best design, will be located
behind the existing rear wall, which will reduce its impact. The presence of other similar style fencing will
mean that this will read as an extension to existing fencing as opposed to the introduction of something
which is completely new to the site. The design also allows views through to the listed building, which will
mean that it will still be visible. However, it is not necessarily appropriate for the grounds of a listed
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building or the immediate local area, and is therefore problematic.

This proposal includes for the careful removal of the flat roof extension including the ramped access.
This extension is of little or no significance. Its removal is acceptable and will better reveal the southern
elevation of the building.

The heritage statement identifies that it is anticipated that there will be a requirement for minor brickwork
repairs and flint wall repairs to the main building. It is requested that this is controlled by condition.

The proposal (when taken as a whole) is such that the impact can be described as causing less than
substantial harm in accordance with paragraph 202 of the NPPF (2021).

COMMENTS ON CONSULTATION RESPONSES:
Comments noted.

POLICY CONTEXT

Designation applicable to site:

Within built up area boundary

Within Littlehampton Conservation Area
Grade 2 Listed Building

DEVELOPMENT PLAN POLICIES
Arun Local Plan 2011 - 2031:

HERDM1 HER DM1 Listed Buildings
HERDM3 HER DMS3 Conservation Areas
HERSP1 HER SP1 The Historic Environment

PLANNING POLICY GUIDANCE:

NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

POLICY COMMENTARY

The Development Plan consists of the Arun Local Plan 2011 - 2031, West Sussex County Council's
Waste and Minerals Plans and Made Neighbourhood Development Plans.

The policies are published under Regulations 19 and 35 of the Town and Country Planning (Local
Planning) (England) Regulations 2012.

There are no policies in Littlehampton Neighbourhood Development Plan relevant to determination of this
application.

DEVELOPMENT PLAN AND/OR LEGISLATIVE BACKGROUND

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states:

"In considering whether to grant Listed Building Consent for any works, the Local Planning Authority shall
have special regard to the desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses."



https://www.arun.gov.uk/adopted-local-plan
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Section 71(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states:

In the exercise, with respect to any buildings or other land in a Conservation Area of any powers (under
the Planning Acts), special attention shall be paid to the desirability of preserving or enhancing the
character or appearance of that area.

The proposal is considered to comply with these criteria in that it is not considered to materially affect the
character or the setting of the Grade Il Listed Building or the character of the Conservation Area.

OTHER MATERIAL CONSIDERATIONS

It is considered that there are no other material considerations to be weighed in the balance with the
Development Plan.

CONCLUSIONS

PRINCIPLE

The application concerns external works to a Grade |l Listed Building. Given the building's listed status,
any alterations should protect and enhance the special historic and architectural character of the
building, and preserve its setting.

Policy HER DM1 set out criteria for which proposals must meet in order to be acceptable. These include
preservation or enhancement of the building, protecting its architectural and historical integrity, as well as
its special interest. Additionally, because the listed building is a significant heritage asset proposals
should protect the setting of these buildings.

Policy HER DM3 states planning permission will be granted for development which preserves or
enhances the character and appearance of a Conservation Area or its setting.

Chapter 16 of the NPPF paragraphs 194, 195, 196 and 197 relates to identification and assessment of
the significance of the heritage asset, the weight given to the conservation of the asset and the its weight
against public benefits of the proposal.

SITE HISTORY

Application LU/219/20/L was previously submitted in 2020 for fencing around the building. This was
withdrawn following feedback from the case officer. This commentary stated:

"Due to the siting, height and design of the proposed fencing/gates to the front right-hand side of

the building (which would be most visible in the street scene) the proposals would have a harmful

impact on the significance/setting of the listed building and the character and appearance of the
Conservation Area. The Conservation Officer has raised concerns in this regard, and the Council's
Conservation Area Advisory Panel have raised an objection on these grounds. NB the sections of
fencing and gate and the other sides and rear are considered acceptable (given their limited visibility and
existing section of fencing/gate left hand side of building)."

The new fencing design seeks to provide security to the premises without altering the front boundary of
the building and by avoiding disturbance and damage to the surrounding boundary walls. The proposed
amended design of the fence relates to areas that can be seen from the front elevation and is specified
to a maximum of 2m in height. The separation between the car park and the front hardstanding is
proposed be set back from the boundary to avoid encroaching or shrouding the front elevation.

HERITAGE IMPACT ASSESSMENT
The submitted Heritage Statement advises that the boundaries of the premises have not changed since
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the construction of the East Street School and the surrounding wall is believed to be part of the school's
premises since it was established.

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires the Local
Planning Authority to have special regard for the desirability of preserving the building, its setting or any
features of special architectural or historic interest which it possesses. Para 194 of the NPPF requires
such information to be provided in order to assess the impact of the proposal upon these assets. In this
instance, the development does not cause harm to the Conservation Area in which it is sited, or
neighbouring Listed Buildings. This is due to the fact that the works are reasonably minor in scale. The
fencing would not be of permanent construction and the higher weld mesh fencing to the rear would
allow views through it. As such, the proposal should be determined in accordance with the relevant
sections of the Development Plan.

Paragraph 194 of the NPPF requires the LPA to identify the significance of the heritage asset affected by
a proposed development. The applicant submitted a heritage statement which includes a description of
the listed building and concludes that the benefits of the proposed works outweigh any negative impacts
on the property. Overall they have minimal impact on historical value, due to the age of the materials /
features being replaced, location of the proposed works and the mitigation measures proposed. The
design is set to avoid fragmentation of management of the asset and assists with the continued operation
of the premises for educational purposes which is its intended occupation. There is a sensitive design
approach which retains the boundary lines, and it does not restrict views, whilst avoiding alteration to
existing site features and respects the character of the area. As per the requirements of the National
Planning Policy Framework, the works will allow for the building to be sustained, maintaining the benefit
of long-term current use.

The building is of architectural and historic significance, clearly being part of the development of the
town, and a place of social, leisure activities and interaction (which is a focal point of the town),
prominently located in the streetscape and of high aesthetic and communal value. The heritage asset in
this case is of high significance.

Paragraph 195 requires the LPA consider the significance of the impact upon that heritage asset. The
existing flat roofed structure appears as more recent fabric and detracts from the appearance of the
building generally. Its removal is therefore of no significance.

The design of the ornamental fencing has been amended to be more in keeping with the character and
age of the Listed Building and reduced in height at the site frontage. The higher fencing to the rear would
not form a hard visual barrier and is minimally intrusive causing limited disruption to historic fabric. It
would have a low impact and would not look out of place given the presence of similar existing fencing
on the site.

The alterations to the secondary access to the south elevation of the building include demolition of the
flat roofed extension which due to its age, construction, and current condition is of limited significance
and merit. The dismantling of the extension will have a minimal impact on the historical significance of
the Flintstone Centre. The flat roof extension is of modern construction, and has limited historical
significance and the removal of this building fabric will restore the original appearance of the south
elevation, which is of benefit. The removal of the flat roof extension also facilitates the setting

back of the fencing to the front boundary, reducing the visual impact of the fencing installation on the
prominent elevation of the building.

The development will lead to less than substantial harm to the designated heritage asset. In accordance
with para 202 of the NPPF the harm is outweighed when considered against the public benefits which
include a safer environment for users of the site, improved safeguarding, less opportunity for trespass
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which assist in facilitating the continued use of the building.

Following comments from the Conservation officer it is not considered the proposal would harm the
significance of the heritage asset and as a result is in accordance with HER DM1 and HER SP1, in that it
is considered to protect and enhance the special historic and architectural character of the building.

SUMMARY

The works will have an acceptable impact on the setting of the Listed Building and the character and
appearance of the Conservation Area and the proposal is recommended for approval subject to the
following conditions.

HUMAN RIGHTS ACT

The Council in making a decision should be aware of and take into account any implications that may
arise from the Human Rights Act 1998. Under the Act, it is unlawful for a public authority such as Arun
District Council to act in a manner, which is incompatible with the European Convention on Human
Rights.

Consideration has been specifically given to Article 8 (right to respect private and family life) and Article 1
of the First Protocol (protection of property). It is not considered that the recommendation for approval of
the grant of permission in this case interferes unreasonably with any local residents' right to respect for
their private and family life and home, except insofar as it is necessary to protect the rights and freedoms
of others (in this case, the rights of the applicant). The Council is also permitted to control the use of
property in accordance with the general interest and the recommendation for approval is considered to
be a proportionate response to the submitted application based on the considerations set out in this
report.

DUTY UNDER THE EQUALITIES ACT 2010

Duty under the Equalities Act 2010
In assessing this proposal the following impacts have been identified upon those people with the
following protected characteristics (age, disability, gender reassignment, marriage and civil partnership,

pregnancy and maternity, race, religion or belief, sex or sexual orientation).

The proposal would have a neutral impact on the protected characteristics.

RECOMMENDATION

APPROVE CONDITIONALLY

1 The works for which Listed Building Consent is hereby granted must be begun not later than
the expiration of 3 years beginning with the date of this consent.

Reason: To comply with Section 18 of the Planning (Listed Building and Conservation Areas)
Act 1990.

2 Any brickwork or flint wall repairs required following the works hereby permitted shall precisely
match in colour and texture those of the existing brickwork and walling.

Reason: In the interests of amenity in accordance with policies HER DM1 of the Arun Local
Plan.




