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1.      Introduction 
 
I have been asked by The Knowle Society to prepare a considered response to the planning application for a 
new Waitrose store in Knowle and specifically to consider the impact of the application on the historic 
environment. 
 
I visited the site on 18th November 2011. 
 
The advice included in this short report follows the national planning policy guidance, in the form of Planning 
Policy Statement 5 – Planning for the Historic Environment 2010 (PPS5) and the accompanying English Heritage/ 
DCMS guidance “Historic Environment Planning Practice Guide. March 2010”. 
 
I have addressed specifically the impact of the proposed developments on the character and setting of the 
conservation area. I have not addressed the design of the Village Hall or the new housing, because in my opinion 
neither element impacts on the character of the Conservation Area. Please let me know if you would like me to 
address either of these specifically purely in design terms. 
 
I have not made any comments on the car parking numbers. I have, however, made comments on the 
landscaping.  An illustration of the historic boundary alignments is included in Appendix 1. 
 
2.      Existing Character of the Conservation Area 
 
The Conservation Area Appraisal provides a summary of its character but it does not describe all areas of the 
village in detail and it does not provide a detailed assessment of the character to the west of High Street or that 
on the north side of Station Road. As with all appraisals, it should not be assumed that areas which are not 
described are not of any value.  The appraisal forms a starting point and any application must consider the 
character of the conservation area by looking in detail at the evidence within the immediate area and the 
surrounding townscape.  
 
In the absence of any useful description of this part of the conservation area by the appraisal or with the 
application, I have provided my own assessment of its significance here, as required by PPS5. 
 
A significant swathe of the west side of High Street, which was redeveloped during the 1960s and 1970s, is 
included within the Conservation Area and was included in the conservation area when it was designated in 
1968. The reasons for including these frontage buildings in the conservation area in the first place were probably 
for continuity of experience and for the fact that they form part of the spirit of the place, as they largely have no 
architectural or historic merit.  I have inspected the walls, boundaries and outbuildings to the rear of these 
buildings and with the exception of the Red Lion Inn and its boundaries, there are no surviving traditional walls 
or outbuildings.  There are, however, a number of hedges, some of some age and a real mix of species.  The 
existing walls and hedges which subdivide the properties for the most part fall on medieval alignments and this is 
the principal thread which integrates this area and contains a rather ephemeral relationship with the medieval 
settlement. 
 
The northern part of the application site lies beyond Nos. 1636a – 1658 Warwick Road (High Street). These 
properties, which were largely rebuilt during the 1960s and 1970s, had a continuous rear boundary to the west 
which abutted fields until the 1950s. This rear property boundary appears to reflect the extent of the medieval 
settlement and it survives in the form of a brick wall dating from the 1960s and a tall hedge, which is overgrown 
and poorly maintained (see map in appendix 1). 
 
The southern part of the application site lies partly within the medieval settlement framework and partly 
outside.  The public footpath which now leads from High Street to St. John’s Close, adjacent to the Westminster 
Bank, separates the two sections of the rear boundary of the medieval plots and to the south of this footpath 
the boundary has been altered.  Where the back wall of Nos. 1636a-1658 meets the boundary of the former 
White Swan Inn (Westminster Bank) the boundary was staggered and this appears to relate to the presence of a 
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pond. It then continued southwards to meet the rear property boundaries on Station Road.  This boundary is 
still defined by the back property boundary of the bungalows Nos. 2-20 St. John’s Close, although there are no 
traditional details and it has been largely replaced with a panel fence (see map in appendix 1).  The segment of 
boundary which abuts the Red Lion car park also contains a hedge with some mature Field Maple, indicating a 
much older boundary, and a variety of other species, including privet.  The boundary which is shared by the 
bungalows and the Bowling Green is not visible at present and could not be inspected but it appears to be a 
hedge with considerable laurel.  The row of bungalows Nos. 2-10 removed a segment of the croft behind Station 
Road, which left a square area for the creation of a Bowling Green. 
 
Each frontage which faced High Street would have used its backland area for a few livestock and ancillary 
smallholding functions.  The two coaching inns, The Red Lion and White Swan, had further buildings, stabling and 
possibly coach-houses. In medieval villages the frontage (the dwelling or “toft”) was often intensively developed, 
and the backland (the “croft”) was large enough to accommodate a number of smallholding functions, resulting 
in long, narrow plots. These are often known as burgage plots. In the case of Knowle, although this form is 
suggested by the early OS plans, the earliest detailed plans (1816 Estate map and 1820 Enclosure map) show a 
more spread out pattern of development with large gaps between buildings along the west side of High Street.  
This can indicate a settlement with large prosperous yeoman farmers, who were able to afford substantial 
houses.  Whilst two of the largest properties flourished as inns - the Red Lion and the White Swan Inn, the 
photographic and map evidence is inconclusive about the historic use of the land to the north of the White Swan 
as part of the medieval settlement.  Photographs show the White Swan Inn (demolished) and to its north a row 
of cottages of nineteenth century date (early 1800s) and a house of the 1850s, locally known as the Malthouses 
(also demolished), and a short terrace of four cottages to the north (two were demolished).  The lack of 
evidence of medieval or even seventeenth century building along this frontage may indicate a period of 
redevelopment replacing timber-framed medieval houses or perhaps a phase where there were no houses north 
of the White Swan and equally may indicate that this land was taken in from the open field during the eighteenth 
century. 
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Aerial view from the church tower towards the application site circa 1830 - in this view the White Swan (the timber frame 
building) still stands as do the Malthouses, and an earlier Bowling Green, which lay on the site of the later village green. 
The gardens behind High Street are clearly visible. Photograph reproduced by permission of The Knowle Society. 



 
The redevelopment of buildings along the west frontage of High Street during the twentieth century has led to 
the development of rear gardens with little regard for local character. Old ancillary buildings, which would have 
supported the functions of the coaching inns and rural enterprise, have been removed. Panoramic photographs 
taken from the church tower during the 1930s show this area in detail and reveal that there were a large 
number of ancillary buildings, stabling, barns and outbuildings running mainly at 90 degrees to the High Street 
and running parallel with the long narrow plots. Space dictated buildings of narrow gable width, steeply pitched 
roofs, a number of two-storey form. During the twentieth century in several places rows of flat-roofed garages 
have been built behind the frontage buildings, parallel with the frontage and crossing this earlier grain.  In the 
more southerly part of the conservation area, the development behind the High Street frontage has been 
particularly unsympathetic, eg. the rear extension of 1686-1688 Warwick Road. 

 
The former Bowling Green lies wholly within the conservation area.  It is not an important public open space as 
the access routes do not connect it to historic patterns of public activity and it is isolated. It is not identified in 
the Appraisal as an important open space although its character derives from its form as a green space, a croft, 
and a remnant of the original agricultural setting of the village, and the medieval settlement pattern.  Its historic 
use was as a small croft (field) and as a brickyard (1841 Tithe apportionment).  There has been no reason to 
consider its removal from the conservation area in the boundary review of 2007. 
 
The buildings fronting Station Road have a low key and quiet character and there is a marked contrast in scale 
between the residential buildings which run from the application site to the west (from No. 26 Station Road) 
and the commercial shop units which run from the application site (No. 22) along the east side of Station Road 
and wrap around the corner into the High Street. 
 
To summarise the character and significance of the application site and the land to the west of High Street; 
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Aerial photograph of the west side of the High Street looking towards Station Road. This image of the 1930s shows a 
large section of the application site and the gardens to the back of the frontages. Photograph reproduced by permission of 
The Knowle Society. 



• An area with historic semi-agricultural character which has changed to a more urban character, in 
association with the redevelopment of buildings and the creation of car parks 

• A pattern and grain of development which generally follows the medieval boundaries and long narrow 
plots, but which is becoming fragmented and frayed at the edges 

• Important built frontage to High Street but taller buildings and blocks of development running parallel with 
the High Street have been permitted and are starting to change the hierarchy of spaces and built form  

• The historic medieval boundary alignments survive in part but there are few walls dating from before the 
late twentieth century. Those that survive are brick and eighteenth and nineteenth century. The 
boundaries within this part of the conservation area are dominated by hedges, ephemeral elements of the 
townscape, which appear to reflect the original form of boundaries separating the crofts from the 
agricultural land to the west 

• The land has been extensively redeveloped during the twentieth century and most of the redevelopment 
has been unsympathetic to the character of the conservation area 

 
3.      Impact on Views 
There are three critical views affecting the conservation area, upon which the development will have a negative 
impact. 
 
There is a fourth view from the access road adjacent to 14 Station Road where the development will also have a 
negative impact but as this is located on private land and the area has already been affected by so much 
unsympathetic development that the view is significantly damaged, I have not dwelt on this impact. 
 
1. The view from the High Street, adjacent to the Red Lion (see group of photos A-C) 
This particular location is one of two affected by the proposed development within the frontages where there is 
a relatively wide gap between the buildings.  The neighbouring property provides access to Thimble Lane, a 
short row of cottages.  
 
The loss of an outbuilding serving the Red Lion Inn on the frontage and the replacement with a brick wall has 
resulted in the current large gap, which has been evident since the 1930s.  There was historically an entrance 
here that provided access to stabling.  
 
The view is important because it is an important pedestrian route through the village, connecting St. John’s 
Close with the High Street.  Although a concessionary(?) footpath over the pub car park it is a well-used route 
and whilst I was on site I observed how often it was used. 
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View 1 - A (above) view of the application site from High Street. The 
central element of the view will contain the brick storage building 
View 1 - B (above right) view through the car park 
View 1 - C (right) view from the car park towards the new building 



2. The view from St. John’s Close through the Red Lion car park towards High Street (see group of photos D-F) 
Again this view is very engaging as it is framed by the bungalows on St. John’s Close and the buildings on High 
Street are a focal point. This glimpsed view from beyond the conservation area boundary is quite important 
because it provides one of the very few visual connections between the historic buildings on High Street and the 
land to the west. It also reinforces the sense of the historic character of the settlement as the view is channelled 
between the historic boundaries of the medieval plot, now the pub car park. 
 
The buildings at the Red Lion (1672) and at 1678 and 1-3 Thimble Lane have been extended sympathetically over 
the centuries and the hierarchy of buildings and scale of development shows how the High Street frontage was 
treated as the most important elevation and the rear buildings are smaller and subservient in scale and form.  It 
is an important and charming group. 

 
3. The view from Station Road between Nos.22 and 26 Station Road (see photo G). 
The large gap between the small red brick cottage and the three storey building at No. 22 reflects the historic 
use of the space, probably in association with commercial or light industrial use following its use as a brickyard.  
There are no indications that this frontage was ever developed. 
 
The frontage is now enclosed by a tall hedge and panel fencing and gates.  This location is the “natural” point of 
entry into the application site for the Waitrose 
building. 
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View 2 - D (above left) view of the application site from St. John’s 
Close.  
View 2 - E (above) view through the car park 
View 2 - F (left) view from the car park towards the new building, 
which will replace the parked cars on the right. The new 
development will dominate this view 

View 3 (photo G) - hedge and panel fencing form the 
enclosure separating the commercial buildings from the 
residential buildings on the north side of Station Road. The 
new service access involves the removal of the hedge and 
provision of new vehicle crossovers and kerbs.  Full details 
of the scheme are not specified in the application. 



The proposed development has an impact on each of these three views. None of these have been addressed by 
the Heritage Statement (CgMs) submitted with the application.  The Heritage Statement concludes that the 
store is “largely concealed from the Conservation Area” but overlooks the fact that the Conservation Area is a 
designated heritage asset in its own right and the site falls within the Conservation Area, so it fundamentally 
cannot be concealed from it. 
 
The impact of the storage building will be to introduce a bulky and tall building into the view from viewpoint 1, 
which is out of scale with neighbouring development and which in terms of building hierarchy has no place in this 
backland area.  
 
The impact of the store and storage building intruding a significant way across the Red Lion car park is to 
obscure the view from viewpoint 2 and largely remove the visual relationship between St John’s Close and the 
High Street frontage. 
 
The impact of the storage building on viewpoint 3 will be twofold; 

i)          it will introduce a very bulky and tall building into the backland streetscene, as seen from Station 
Road 

ii)         it will create an even larger gap in the street frontage by removing the enclosure (hedge and fence) 
at the back of the pavement and introducing more engineered elements, such as crossover and large 
kerbs. The design and detailing of this frontage is completely omitted from the Design and Access or 
Heritage Statement. 

 
4.      Impact on Boundaries 
The redistribution of car parking creates a new flow against the historic grain of the settlement pattern and 
there are two further impacts of the proposed development; 
• The loss of character in the removal of the historic medieval plots / boundaries by amalgamating spaces. 

This was a primary negative characteristic identified in the Appraisal and the importance of preserving 
historic plot sizes was a key recommendation. 

• The “urbanisation” of the rear areas between High Street and St. John’s Close by removing hedge 
boundaries and introducing continuous brick walls and panel fencing.  

 
Important hedges being removed include the northern and western boundaries of the Red Lion car park, the 
boundaries behind the bungalows Nos. 2-20 St. John’s Close, the boundaries of the Bowling Green and the 
hedge fronting Station Road (see map in appendix 1). 
 
5.      Building Design 
1. Height of buildings.   
The immediate Bonhams storage building, which was built in the late twentieth century, measures 10 metres 
high, according to the application drawings.  It is one of the tallest buildings in the conservation area, with the 
exception of the church tower.  
 
The height of the proposed Waitrose storage building measures 11.5 metres high at the Red Lion car park.  If it 
truly reflected local character a traditional roof pitch of 45 degrees would result in an even taller building. The 
planning consultants all state that the proposed building at two storeys fits into the immediate environment of 
two storey buildings.  The Heritage Statement states that “at two storeys the store would be concealed behind 
neighbouring buildings”. This is a factual inaccuracy.  None of the statements take account of the fact that the 
immediate neighbour is a recent development, which is out of keeping and scale and the two storey buildings in 
the village have much lower eaves and ridge heights. These measure typically 4.5 metres to the eaves and 7 
metres to the ridge.  This is a significant difference.  These statements also do not take into account the reduced 
scale of buildings behind the building frontages and the hierarchy of building form.  Even the three storey 
Georgian house, Stowe House, the only traditional full three-storey building along this part of the High Street, 
measures approximately 6.5 metres to the eaves and approximately 9 metres to its ridge and Nos. 16-20 Station 
Road measure approximately 6 metres to the eaves and 9 metres to the ridge. 
 
The only other tall buildings in the conservation area are those forming the redeveloped section of the High 
Street, including the Westminster Bank built in 1939 (two storeys plus attic dormers), Nos. 1638 – 1642 (three 
storey incorporating a flat roof), and Nos. 1646-1654 (three storey with third storey contained within a mansard 
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roof).  These are atypical of the general building heights within the conservation area and should not be used as 
the marker or precedent for building heights when considering new development.  This is reinforced by the 
Conservation Area appraisal. 
 
It is difficult to reconcile the need for a building of the height shown. Whilst the ground floor to ceiling height is 
dictated by the height of the unloading area, the floor above surely does not need the headroom provided. It is 
unclear what is dictating the height of this floor as the use of this floor for toilets and staff changing would only 
need to floor to ceiling heights of 2.3 metres rather than 3 metres.  The building appears to have been shoe-
horned into the available space with the result that this has influenced the height of the building.  There has been 
no computer modelling or three-dimensional modelling to show relative building heights.  This would be useful 
but will probably show that the new storage building is taller than all of the buildings in the conservation area, 
except the Church tower. 
 
2. Massing, materials and details 
The design of the Bonhams storage building appears to have influenced the proposed eastern flank of the 
Waitrose storage building, although this is not explicitly stated in the Design & Access Statement.  
Unfortunately, the scale of the late twentieth century Bonhams storage building is entirely out of place and 
stylistically is reminiscent of a railway engine shed, although it incorporates local details such as dentilled eaves 
and stepped brick verge.  The large segmental arches that are proposed running along the eastern flank of the 
new building repeat, in a larger form, the arches on the Bonhams building but at this scale and level of repetition 
they are incongrous as they are unrelated to openings. The Bonhams storage building has a number of damaging 
impacts. It creates enclosure where there wasn’t any, it blocks views and it breaks the rhythm and pattern of 
development by running at odds with the grain of the medieval pattern of development. By reproducing a similar 
form in a larger scale and crossing the medieval boundaries, the proposed Waitrose building consolidates the 
damage. 
 
A much more sympathetic approach would be to lower the eaves of the two storey element and locate the first 
floor windows in true dormers. Suppressing the eaves height would reduce its overall impact. 
 
The design of the Waitrose retail area comes out of the design stable for retail units and is very typical. It 
incorporates 38 degree roof pitches, shallower than that of the 40-45 degree roof pitches of local buildings.  
Grey slate or similar is proposed for the Waitrose building. The Design & Access Statement states that this is 
designed to “visibly break up the building mass” and draw “less attention to the building’s overall scale”.  There 
are only a couple of examples of slate roofs in the conservation area (e.g. 1692 Warwick Road and 34-38 Station 
Road), so it is atypical and not typical of the immediate local vernacular. The small unit sizes of clay tiles are 
important as it is this detail which creates texture and variety and a homogenous quality to the streetscene. In 
views across the village and certainly from St. John’s Close looking eastwards and in glimpsed views from Station 
Road, the roof of the proposed store will be a prominent feature. It is important that it blends into the 
surrounding townscape and that red tiles are used to assist in this. The Design & Access Statement seems to 
indicate that the architect recognises the building mass as proposed is very large and needs breaking up.  The 
design should do this rather than the materials.  Provided that the eaves are deep and the building is well 
articulated the use of brick and tile together should not be the cause of a significant impact. 
 
The building incorporates a number of details, which are said to relate to traditional local details.  This is not the 
case.  The roof pitch is shallower than most at 38 degrees, the soldier courses of bricks running along the north 
elevation relate to 1960s development and are not a local traditional detail, the raised coped eaves is not a 
common local detail, although it can be found on The Olde House. Local details that the building could have 
adopted include predominantly stepped verges, deep overhanging eaves, and dentilled brickwork with corbelled 
eaves.  Soldier courses and decorative brickwork bands are generally out of place and do not reflect the 
character of the High Street frontages. 
 
6.      Car parking and landscaping 
 
As a result of the proposed car parking layout and servicing, the scheme is largely inward looking. Many of the 
details are unspecified at this stage and need clarification.  Surfaces for car parks, kerbs and edging will all need 
careful thought as these details can easily be overlooked and the result could be heavily engineered with 
concrete finishes, paving and tarmac which will make the scheme look like any other town, rather than 
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preserving a village character. Key elements of the details, particularly paving and kerbing need to reflect local 
character.  Brick paving should reflect the local vernacular materials and patterns (i.e. brick bond and mainly blue 
clay brick). There were also areas I noted in the historic photographs of cobbles in front of the White Swan. 
 
The proposed brick walls are out of place and do not reflect the traditional brick boundaries. The brick walls 
follow the precedent set back the 1960s redevelopment, where soldier courses of bricks over tile creasing were 
a common style. Peep holes with metal grilles, tile creasing and soldier courses for a coping are all inappropriate 
and merely consolidate already unsympathetic development. The traditional brick boundaries within the village 
have moulded brick copings in triangular sections, both red and blue brick, or roughly dressed stone (see photos 
below).  The proposal to replace the existing hedge at the back of Nos. 1646-1658 creates a secure but very 
hard edge to the conservation area and an urban character which is out of place.  Low shrub planting beyond the 
hedge does not reduce its impact. The proposal to introduce the same wall (type A) behind the frontages Nos. 
1660-1670 also introduces an alien feature into the conservation area. This should be built in traditional form, 
with traditional copings and be solid, rather than broken with peep holes.  The proposal to replace the hedge 
and panel fencing to the rear of the bungalows on St. John’s Close with a brick wall (type A) is also an 
unsympathetic treatment for the boundary of the conservation area for introducing another distinctly hard 
urban feature.  It is important that the original soft hedgerow boundaries between the original medieval 
settlement and the fields are preserved in the landscaping scheme. I think it would be inadequate to add hedges 
as an amendment into the planting scheme because they are unlikely to grow to their full potential in front of a 
wall.  I realise that it is problematic in introducing elements which have to be regularly shaped and maintained 
but this largely defines the historic character of this part of the settlement and without hedges I think there will 
be very little left of its original character. 
 

 
In terms of soft landscaping, it will be very important that there are sufficient trees around the periphery of the 
area, not just demarcating the parking bays. The current proposal has very few trees along the historic 
boundaries and these could help to reinforce the historic alignments where boundaries are being removed.  
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Traditional brick 
boundary walls with 
moulded clay and 
shaped stone copings, 
all found within the 
Knowle Conservation 
Area 



7.      Permeability and Connectivity 
Permeability and connectivity are important considerations, affected by the important views I have identified, 
nos.1 and 2.    A major omission from the scheme is a new link with Station Road. Although it is not a current 
pedestrian route, by turning its back to Station Road and avoiding any pedestrian links between this southern 
part of the Conservation Area and the new supermarket, it is cutting off a large number of shops and people 
from the new development. This is a major problem as I see it, in planning terms, rather than pure conservation 
terms, because it further divorces this part of Knowle and its retail uses from the activity near the car parks and 
it risks marginalizing some of these shops, if not now, perhaps in the future.  The creation of a service access 
into the site will result in the removal of some car parking along this northern section of Station Road. 
 
I would like to see a pedestrian link and a secondary store entrance from Station Road but it is difficult to see 
how this could be achieved without conflicts as the service vehicle manoeuvres and swept path are so tight.  
However, this opportunity should be explored by the architects. 
 
The majority of pedestrian movement is currently east west across the space and via three locations. The Design 
and Access Statement, however, states (page 45) that there is a strong north-south movement desire line.  It is 
difficult to reconcile these two contradictions. There will be a new north-south desire line created with the 
construction of Waitrose and there is a fundamental problem in that the layout of the car park goes against the 
east-west flow, and the result is that some of the boundaries between the medieval plots are being removed. 
 
 
 
 
Melanie Lloyd Morris Dip. Arch. Cons, IHBC, MRTPI 
24th November 2011 
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General Overview & Conclusions 
Having read the documentation and visited the site, it does appear that the heritage has been an afterthought 
and that the heritage consultant has been brought in at the end of the process to justify the scheme rather than 
be involved at the outset in order to inform the Design and Access statement.  I have scoured the Design & 
Access Statement for clues as to traditional building details or design parameters taken from the historic 
environment but I can find none.  It seems clear that the design process has not been led by an understanding of 
the heritage but rather they have relied on the Conservation Area Appraisal verbatim and taken a cursory view 
of existing immediate tall buildings and existing boundaries, most of which are modern. 
 
It is a great shame that a Development Brief was not produced by the planning authority, as recommended in 
the Conservation Appraisal.  However, this should not influence the outcome or be a reason to accept a scheme 
which is flawed. 
 
The difficulties of addressing improvements to the design in this location are that any significant reduction in 
scale may result in car parking spaces being removed and / or further intrusion into the views between the High 
Street and St. John’s Close. It is the nature of having identified a location for Waitrose which is being over-
developed.  
 
There are certainly grounds to object to the scheme on conservation grounds. If the planning authority are 
minded to refuse the application then the negative impact of the storage building on the character of the 
conservation area should be cited as one of the grounds as well as the loss of enclosure and frontage onto 
Station Road and the loss of historic boundary alignments and medieval settlement pattern. 
 
There is scope for alterations to the design to address many of these concerns. However, in the present 
location it is difficult to see how the design of the two-storey element could be significantly reduced without 
interfering with other issues, such as blocking views or removing car parking.  It is certainly a question for the 
architect to address.   
 
You mentioned a few other points and I have addressed these as follows; 
• the dominant position of the store as seen from the car park and when approaching from Lodge Road. In my view 

this is a secondary issue and I don’t consider that the retail shop floor frontage is overly dominant from 
either of these aspects in conservation terms. The two-storey storage element is, however, overly 
dominant, as I have set out above. 

• The impact of the size and prominence of the signage and its illumination. I am not aware of any signage 
located away from the main entrance. There is an optimum size of sign necessary below which it would 
not work effectively across the car park. The canopy and overhanging element of the atrium helps to 
reduce the impact of an internally illuminated sign.  I have no concerns about this element on conservation 
grounds as it does not front the High Street and is a supermarket after all. 

• The size and prominence of the car parking area and its appearance being partly in the Conservation Area and 
otherwise on its edge.  The problem with the car parking is not the amount or the fact that there will be 
further car parking in the conservation area, it is the implications of removing historic boundaries and 
cutting across the grain of the historic settlement pattern. 

• The impact of the lighting of the car park.  There are a number of ways of reducing the impact of the lighting; 
ensuring that there are cowled lighting columns, discreet, well-designed lights to mark pedestrian routes, 
avoiding lampposts wherever possible, requiring a certain quality of lighting, with an inward looking lighting 
scheme. I would completely avoid any Victorian style lighting because it does not relate to the High Street 
frontage, this is an area of new development and there are so many good schemes which can transform 
the quality of the environment. I would insist on the highest quality of modern fixtures and fittings. 

 
These negative impacts have to be weighed by the planning authority against the positive benefits of the whole 
scheme.  In my view, these negative impacts on their own may not carry sufficient weight against the positive 
benefits of the scheme to, on their own, defend an appeal.  However, they would form part of a wider bank of 
reasons for refusal which collectively would defend an appeal. 
 
 
Melanie Lloyd Morris Dip. Arch. Cons, IHBC, MRTPI 
24th November 2011 
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