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Cherwell District Council	 		
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	16 August 2023		


Dear Mr Wentworth

T&CP (Development Management Procedure) (England) Order 2015
& Planning (Listed Buildings & Conservation Areas) Regulations 1990

SITE AT CALTHORPE STREET AND MARLBOROUGH ROAD BANBURY
Application No. 23/01633/F

Thank you for your letter of 21 June 2023 regarding the above application for planning permission. On the basis of the information available to date, we offer the following advice to assist your authority in determining the application.

Summary

Historic England considers the proposal will cause some harm to the significance of the Grade II* listed Calthorpe Manor through development in its setting and some harm to the Banbury Conservation Area through the introduction of large residential blocks that do not reflect the local character and distinctiveness. It will be for your Council to take account of this harm in determining the application in accordance with the NPPF, and with reference to the Local Plan policies.

Historic England Advice

Significance of the historic environment

This site lies in the centre of the Banbury Conservation Area and whilst does not include any buildings that are of historical or architectural interest in themselves, is adjacent to a number of listed buildings. Historic England’s interest in the site relates to the role it plays in the wider townscape of Banbury. The site forms part of the Calthorpe character area of the Banbury Conservation Area. 

The Calthorpe area is characterised by the 19th century residential expansion to the medieval core of Banbury, brought on with the arrival of the railways and canal network. Most of the buildings are three storey terraces or semidetached dwellings. The buildings have a shared palette of local materials ensures that all sit happily together.  Much of their charm of this townscape is due its small scale: earlier buildings are not dwarfed by more recent ones and, despite some out of character infill development of the town in the 20th century, the centre still retains the character and feel of a market town.

Unlike the rest of the character area, the northern parts of the Calthorpe character area, which are the subject of this application, has undergone dramatic change. Historically it formed part of the grounds of Calthorpe Manor (now subdivided into three houses, known as Danvers, Dashwood and Calthorpe), but by the nineteenth century had been developed with residential terraced housing along Calthorpe Street and Marlborough Road and industrial infrastructure behind. In the 20th century this pattern of development was washed away to make way for the large superstore and carpark that occupy the site.

The loss of the historic pattern of development that bounded Calthorpe Street and Malborough Road and its replacement with a large surface carpark and utilitarian superstore, along with some less successful infill developments nearby, have created an area which bears little relation to the rest of the town. In our view the application site detracts from the character and appearance of the conservation area.

Grade II* Calthorpe Manor (now Danvers House, Dashwood House and Calthorpe House) stands as one of the oldest buildings in Banbury. Whilst the building has been subdivided and much altered, it retains a 16th century core. The setting of Calthorpe Manor has much changed, originally set with extensive parkland. That green setting has been lost and has now been replaced by the superstore, which austere elevations abut the boundary of the house and carparking that wrap around the north, west and eastern sides of the building. This severely detracts from the setting of the house. The relative low rise of the superstore and openness of the site does however allow some fortuitous views of Danvers House and the tower of St John the Evangelist behind. 

Potential impact of the proposal

The proposals seek the complete redevelopment of the site to provide 230 residential units spread across seven blocks ranging from 2 storeys to 5 storeys in height. The tallest blocks will be located in the centre and to the south of the site, whilst it would step down to the north.

As demonstrated in the verified visuals (PB Imaging May 2023) and Corstorphine & Wright modelling (September 2022), the development is likely to have limited negative impact on appreciation of the wider conservation area and suggests the appreciation of the development would largely be restricted to short range views through and around the site. 
As shown in Views 5 and 6 (PB Imaging May 2023), the proposals would reinstate the historic built edge to the northern end of Calthrope Street and Marlborough Road. We consider that this aspect of the proposal would have a positive effect on the character and appearance of the Banbury Conservation Area.  
We think that the introduction of large residential blocks of 4-5 storeys to the centre and southern end of the site is of some concern. The harmful impact of taller buildings in this street can already be judged from the modern Calthorpe House, midway down Calthorpe Street, which does little to reflect the character of the conservation area. It would be regrettable to further harm the significance of the conservation area and the listed buildings nearby by erecting more overly large buildings.

We think Block A would have some impact on the significance of the Grade II* Danvers House, as it would bring larger buildings in close proximity to it, reducing the perceived sense of openness to the north of the house and competing with its prominence. Whilst no views have been provided to demonstrate the impact on the setting of the former Calthorpe Manor, we feel views of it through the site will permanently be seen in the context of these large residential blocks. 

The development would introduce a mass and scale to the conservation area, which apart from some individual infill developments is largely absent. This will change the experience through this part of the conservation area, which retains some locally listed buildings such as 15 and 25 Calthorpe Street, believed to be the former gatehouses to Calthorpe Manor. The large scale of the buildings so close to these locally listed buildings has a harmful impact, somewhat weakening those building’s place in the streetscape and their visual connection to the Manor. 

Relevant policy considerations

Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 places a statutory duty upon local planning authorities to give special attention to the impact of proposals upon listed buildings and their settings, and on conservation areas.

Government guidance on how to carry out those duties is found in the National Planning Policy Framework (NPPF) 2021. At the heart of the framework is a presumption in favour of ‘sustainable development’, which includes protecting and enhancing the historic environment.

Section 16 of the NPPF sets out how the historic environment should be conserved and enhanced. It makes clear that authorities should avoid or minimise any conflict between a heritage asset’s conservation and any aspect of the proposal; this included effects from development in the asset’s setting (paragraph 195). It makes clear that any harm or loss to a listed building requires clear and convincing justification (para.200) and should be given great weight whatever the degree of harm, with correspondingly greater weight given to higher graded assets (para.199). Any harm identified should then be weighed against any public benefits (para.202). Supplementary Planning Practice Guidance makes clear that public benefits may include heritage benefits.

The Cherwell Local Plan 2011-2031 (Part 1) contains (at paragraph C.158) specific reference to the application site being an ‘opportunity to regenerate this historic part of the town centre which has experienced vacancies. It provides the opportunity to deliver a mixed-use scheme including car parking.’

Policy ESD 15 on the Character of the Built and Historic environment. This stipulates that proposals must contribute positively to an area’s character and identity by creating or reinforcing local distinctiveness … within conservation areas and their setting. It continues to add that proposals should ‘conserve, sustain and enhance designated and non-designated ‘heritage assets’ (as defined in the NPPF) including buildings, features, archaeology, conservation areas and their settings, and ensure new development is sensitively sited and integrated in accordance with advice in the NPPF and NPPG.’ 

The Banbury Vision and Masterplan Supplementary Planning Document (SPD) (December 2016) identifies the site as one that ‘could be redeveloped for town centre uses and car parking.’

Historic England’s Position

In principle we have no objection to the site’s redevelopment which we recognise offers a rare change to greatly enhance the town centre if done very sensitive. However, the current proposals fail to take this opportunity. We have concerns regarding the scale, massing and design of the taller blocks and the resulting harm this would cause to the character and appearance of Banbury’s historic townscape. 

Whilst the reinstatement of historic street pattern to the north of the site is of some benefit, we do not feel this is sufficient to outweigh the harm caused elsewhere, which would introduce dominant structures in the backdrop of listed and locally listed buildings, and not follow the prevailing character of the conservation area. We consider some harm would thus be caused to the conservation area through these proposals. This harm would also be less-than-substantial in the language of the NPPF.

The scheme would not appear to dominate wider views on the basis of the available information. It would be screened to an extent in longer and glimpse views by existing trees and would not impact key views of the conservation area. Taking all this into account, we consider the harm to be relatively low. The harm would also be cumulative in nature due to the adverse impacts already presented by Calthorpe House. 

The proposals are a unique opportunity to reconnect this part of the conservation area back to the town and enhance the historic environment. Its therefore regrettable that this application has not taken those opportunities to the fullest, and we feel the scheme could be more successful in responding to the area’s local character and distinctiveness, as required by the NPPF (paragraph 197c). 

We feel there is scope for the harm to be reduced through modifications to reduce the height and break by the massing of the taller blocks through material changes and alterations to form. Stepping back the upper storeys and giving them mansard or pitched roofs would further help to reduce the scheme’s prominence. 

If your Council concludes that the development cannot be delivered in a less harmful way, then you will also need to be satisfied that the remaining harm has clear and convincing justification as required by Paragraph 200, before weighing the harm against the public benefits in the manner described in Paragraph 202. 

In assisting your authority in this regard, we note there are some heritage benefits that would be delivered by reinstating a sympathetic built urban edge to the northern end of the site along Calthorpe Street and Marlborough Road. There are also minor improvements to the immediate street-side landscaping of Calthorpe Manor, however we feel these could go much further. In our view these benefits could be delivered as part of a more sensitive and less harmful scheme. We do not consider that these benefits alone outweigh, or are close to outweighing, the combined harm to heritage assets, but note that they should weigh in the balance as a public benefit.

With regards to the setting of Calthorpe Manor, in our view the proposed improvements to its setting should be more ambitious. Under the existing proposals the existing modern boundary treatments and car park to its west, both which adversely affect the setting of the house would be retained. We would encourage a more positive landscaping strategy is delivered that seeks genuine enhancements to better reveal the setting of this important asset and tell the story of this house and its historic connection with the application site, which was once the parkland. 

In reaching your decision, your Council will need to be mindful of Paragraph 199 which sets out the need to give great weight to the conservation of designated heritage assets (and the more important the asset the greater the weight should be). It notes this is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to significance.

Recommendation

Historic England has concerns regarding the application on heritage grounds. We consider that the issues and safeguards outlined in our advice need to be addressed in order for the application to meet the requirements of paragraphs 199, 200 and 202 of the NPPF.

 In determining this application you should bear in mind the statutory duty of section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to have special regard to the desirability of preserving listed buildings or their setting or any features of special architectural or historic interest which they possess, and section 72(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 to pay special attention to the desirability of preserving or enhancing the character or appearance of conservation areas.

Yours sincerely


Andrew Scott
Inspector of Historic Buildings and Areas
E-mail: Andrew.Scott@HistoricEngland.org.uk

cc: Joyce Christie, Cherwell Conservation Officer
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