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Dear Sir / Madam,
 
Please find attached a consultation response in support of the proposed allocation of the Fred Ellis Site, Settle.
 
Best regards
 

Associate Director
              
t:  | m:  | w: ruralsolutions.co.uk
Canalside House, Brewery Lane, Skipton, North Yorkshire, BD23 1DR
 

The information contained in this communication is confidential, may be privileged and is intended for the exclusive use of the above named addressee(s).  If you are not the intended recipient(s), you are expressly prohibited from copying, distributing, disseminating, or in any other way using any information
contained within this communication.  We have taken precautions to minimise the risk of transmitting software viruses, but we advise you to carry out your own virus checks on any attachment to this message.  We cannot accept liability for any loss or damage caused due to software viruses.  If you have received
this communication in error please contact the sender by telephone or reply via email.
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9th February 2018 



Craven District Council Planning Policy Team

[bookmark: _GoBack]Via Email



	

Dear Sir / Madam, 	



PUBLICATION DRAFT LOCAL PLAN CONSULTATION RESPONSE IN RELATION TO SITE SG035 F H ELLIS GARAGE, SETTLE 



We write on behalf of Candelisa and the site’s owners to fully support the draft allocation of the site in the Publication Draft Local Plan. 



The draft allocation for this well-located brownfield site is fully justified, effective and consistent with national planning policy. The plan is also positively prepared as it relates to the proposed redevelopment of this site.  



Candelisa currently has a pre-application enquiry with the Council and the detailed covering letter and heritage statement accompanying that pre-application enquiry are attached as appendices 1 and 2. 



It should be noted that the Council’s heritage advisor has commented on the pre-application enquiry and has raised no objections to the site’s redevelopment. 



The allocation of the site should be maintained in the Submission draft Local Plan. 

 

Yours sincerely

[image: C:\Users\Rural-LT02\Desktop\To Do on Return.PNG]



James Ellis

Associate Director 

james.ellis@ruralsolutions.co.uk

07910 190872



Appendix 1 – Pre-application letter 

Appendix 2 – Heritage Statement submitted with pre-application  
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26 t h September 2017   


 


Craven Distr ict  Counci l  P lann ing Department  


F .A.O Andrea Muscroft  


 


 


By Hand  


 


Dear Sir  /  Madam,   


 


PREPREPREPRE----APPLICATION ENQUIRY IN RELATION TO REDEVELOPMENT OF SITE APPLICATION ENQUIRY IN RELATION TO REDEVELOPMENT OF SITE APPLICATION ENQUIRY IN RELATION TO REDEVELOPMENT OF SITE APPLICATION ENQUIRY IN RELATION TO REDEVELOPMENT OF SITE AT AT AT AT 


SETTLESETTLESETTLESETTLE    


    


We write on behalf  of Candel isa in re lat ion to a pre-appl icat ion enquiry for the 


res ident ia l  redevelopment of a car sales and maintenance s ite in Sett le .   


   


This letter together with the drawings package , des ign statement , pre-appl icat ion 


enquiry form and fee forms the pre-appl icat ion enquiry in relat ion to the proposal .  


 


Together with the architect and representat ives of Candel isa we look forward to 


meet ing with of f icers at the s ite to discuss the pre-appl icat ion enquiry ,  in advance of  


submiss ion of an appl icat ion for the s ite .   


 


A s ite meet ing with the counci l ’s  her itage adv isor and planning off icer is  sought .  


Informat ion on relevant her itage issues pertaining to the s ite is  set out in this  letter  


and the statement of the arch itect .  However ,  on the bas is  that the scheme is  at the 


pre-appl icat ion stage and as we are seek ing feedback from the counci l ’s  her itage 


adv isor on the des ign scheme produced, a fu l l  her itage assessment has not yet been 


produced. The need for and scope of a fu l l  her itage assessment to be submitted is  to 


be discussed at a pre-appl icat ion meet ing.  


 


This letter is  structured into the fo l lowing sect ions :  


 


1 .  Summary  


2. Relevant Informat ion on Candel isa 


3. S ite Deta i ls   


4 . Proposed Development   


5 . Benef its  Ar is ing from Development  


6. Local and Nat ional Planning Pol icy Address  


7 . Pre-appl icat ion Feedback sought from Craven Distr ict  Counci l   
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1 .  1 .  1 .  1 .  Summary Summary Summary Summary     


    


In summary , i t  may be noted that the pre-appl icat ion enquiry is  brought forward by 


Candel isa ,  a deve loper that specia l ises in high qual i ty new developments ,  frequent ly 


working with her itage assets .  This has included the award winning recent convers ion 


and restorat ion of a l is ted bui ld ing in Sett le Town Centre to apartments .   


 


Working with a Sett le based architect ,  the company br ings forward a pre-appl icat ion 


enquiry for the redevelopment of the Fred El l is  Garage s ite in Sett le .  The s ite is  not 


al located for a (reta ined) commercia l  use in either the adopted or  emerging Craven 


Loca l Plans (and it  may be noted that the town has extens ive exist ing and proposed 


areas al located or ident i f ied for commerc ia l  purposes) .  This s ite s its  in close proximity 


to res ident ia l  propert ies and a redevelopment has the potent ia l  to improve the 


amenity of exist ing res idents .   


 


The s ite has been ident i f ied in the Sett le  Conservat ion Area Appraisa l 2008 as an 


‘ i nt rus ive feature at the edge of the town centre ’ .  


  


The redevelopment of this  prev ious ly deve loped s ite can del iver a number of benef its  


inc lud ing:  


  


•  Benef its  to the Sett le Conservat ion Area through redevelopment ,  


acknowledging the ‘des irab i l i ty  of new development making a pos it ive 


contr ibut ion to loca l  character and d ist inct iveness ’  as foreseen by NPPF 


paragraph 131.  
 


•  Creat ion of a high-qua l i ty des ign by an award-winning deve loper , improving the 


entrance to and percept ion of Sett le more genera l ly .  
 
•  Del ivery of an apartment deve lopment which i s  wel l-su ited to meet ing the loca l  


hous ing needs of an ageing populat ion.  
  


•  Support ing the vita l i ty of Sett le Town Centre and bus inesses by locat ing 


res ident ia l  deve lopment in c lose proximity to it .  
 
•  Increas ing the proport ion of development on brownfie ld land with a reduct ion 


in the amount of green f ie ld land required for release to del iver Sett le ’ s  hous ing 


need.  
 
•  Replacing a commerc ia l  use of the s ite ,  which has been the subject of 


env ironmental hea lth compla ints ,  with a res ident ia l use . This has the potent ia l  


to create an improved relat ionsh ip with an amenity for the res ident ia l  reuses  


that s it  to the east and west of the s ite .   
 
•  Economic benef its  associated with de l ivery of a substant ia l  construct ion project ,  


job creat ion , new homes bonus and counci l  tax payments .   
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2 .  2 .  2 .  2 .  Relevant Informat ion on Candel isaRelevant Informat ion on Candel isaRelevant Informat ion on Candel isaRelevant Informat ion on Candel isa     


 


Craven Distr ict  Counci l  is  c lear ly aware of Candel isa as a developer based in Skipton 


and act ive in the Craven area .  


 


However , i t  is  cons idered important to out l ine the company’s exper ience in deve lop ing 


sens it ive schemes of h igh qual i ty  des ign ( invo lving her itage assets and in conservat ion 


area sett ings) g iven the conservat ion area sett ing of  the proposed redevelopment s ite .     


  


We provide be low detai ls  of an award-winning project  undertaken in Sett le  within a 


few hundred metres of  the Fred El l is  s i te .  


 


Other examples of deve lopments involving l is ted or non- l is ted her itage assets  


(bui ld ings and conservat ion areas) are prov ided at Appendix 2 .  


  


Candel isa ’s  manag ing d irector is  a former architect and a l l  of i ts  sta f f  are committed 


to del iver ing very h igh-qual i ty des ign in its  developments .   


 


Cragdale Lodge , Sett leCragdale Lodge , Sett leCragdale Lodge , Sett leCragdale Lodge , Sett le     


 


  
 


Cragdale Lodge s its  within just a few hundred metres of the Fred El l is  s i te in Sett le  


town centre . Candel isa won a prest ig ious bui ld ing industry award ( ‘best change of use 


of an ex ist ing bu i ld ing or convers ion ’ at  the Loca l Author ity Bu i ld ing Control  (LABC) 


Yorkshire Bui ld ing Excel lence Awards) for it s  res ident ia l  convers ion of the former 


Sett le pol ice stat ion .  


 


The grade two l is ted former pol ice stat ion and court room, which s its  with in Sett le ’s  


conservat ion area , dates back to 1830 and was or ig ina l ly bu i l t  as a pr ivate res idence 


before becoming a pol ice stat ion and court .  


  


Candel isa converted the bui ld ing into apartments ,  whi le keeping many or ig ina l 


features .  
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3 .  3 .  3 .  3 .  S ite Deta i ls  S ite Deta i ls  S ite Deta i ls  S ite Deta i ls      


    


General Descr ipt ion General Descr ipt ion General Descr ipt ion General Descr ipt ion and Ex ist ing Use and Ex ist ing Use and Ex ist ing Use and Ex ist ing Use     


        


The s ite cons ists  of a garage used for car sa les ,  MOT test ing and servic ing fac i l i ty that 


has occupied the s ite for some decades .  


 


A number of images of the s ite are inc luded at Appendix 1 . I t  can be seen that the 


s ite cons ists  of a number of ut i l i tar ian bui ld ings of vary ing ages and des ign and 


mater ia ls .  As noted later in this  letter the s ite has been assessed to have a negat ive 


impact upon the Conservat ion Area.  


 


The operator of the garage has noted that the bui ldings are uneconomical for a modern 


use being inef f ic ient from a heat ing perspect ive and with off ices and di f ferent uses 


spread across the s i te in di f ferent bui ld ings .  The owner is  act ively explor ing 


opportunit ies to re locate the bus iness to modern purpose-bui lt  faci l i t ies in Sett le ,  


a lthough as noted be low the s ite is  not protected in p lanning terms for a commercia l  


use (so the relocat ion of the bus iness is  not a determin ing p lanning i ssue) .  


  


The s ite is  s ituated in close proximity to res ident ia l  propert ies to the rear .  These 


res ident ia l  propert ies pre-date the deve lopment and growth of the bus iness on the 


s ite .  Photos at Appendix 1 ref lect the close proximity of  the commercia l  uses on the 


s ite to res ident ia l  propert ies .  The bus iness is  open from 8-17.30 on a Monday-Fr iday 


and 9-16 .00 on a Saturday .  


 


Graham Tarn of Craven Distr ict  Counci l ’s  Environmenta l Health Team has conf irmed 


that no ise complaints have been rece ived from neighbour ing propert ies in relat ion to 


the uses on s ite ,  which include a number of noisy uses . The emai l  at  Appendix 4 from 


Mr Tarn conf irms this .  


 


The histor ic images be low show that the northern part of the ex ist ing s ite (used for 


car sales) formerly accommodated res ident ia l  property.   


 


 
 


Above and be low:  1909 and 1974 OS  Maps show fo rmer  res i den t ia l  u ses  on  the no rthe rn pa rt  


o f  the  ex i s t ing  s i te .  
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In terms of vehicular access there is  access to the s ite from both Duke Street pass ing 


the s ite and a lso from High Hi l l  Grove Street to the rear of the s ite .  These rear  


accesses to the s ite which pass through a res ident ia l  area , are in use on a dai ly bas is  


by commercia l  tra f f ic associated with the bus iness .  


 


Plann ing History P lann ing History P lann ing History P lann ing History     


 


Hav ing rev iewed the planning history of the s ite on the Counci l ’s  website there are 


only appl icat ions for minor development such as advert isements on the s ite and none 


which are cons idered relevant to th is  deve lopment proposal .   


    


References to S i te in Loca l P lans (Adopted and Emerg ing) and Conservat ion Area Appraisal References to S i te in Loca l P lans (Adopted and Emerg ing) and Conservat ion Area Appraisal References to S i te in Loca l P lans (Adopted and Emerg ing) and Conservat ion Area Appraisal References to S i te in Loca l P lans (Adopted and Emerg ing) and Conservat ion Area Appraisal     


    


•  Craven 1999 Local P lan Craven 1999 Local P lan Craven 1999 Local P lan Craven 1999 Local P lan     


 


The plan extract from the adopted 1999 Local P lan shows that the s ite fa l ls  ent ire ly 


with in Sett le ’s  Conservat ion Area (shown by the dashed red l ine on the image be low) .   


  


The s ite is  outs ide of an Art ic le 4 direct ion area which took away r ights for window 


replacement without plann ing consent ,  as shown by the unbroken red l ine.  


   


The s ite was not a l located for a reta ined employment/commerc ia l  use in the 1999 


Loca l P lan . I t  should a lso be noted that the s ite is  and histor ica l ly has been in a sui  


gener is  use and would not be covered by any of the p lan pol ic ies relat ing to B-class  


uses . There are no other histor ic pol ic ies in the Loca l P lan which are cons idered of 


major relevance to the proposed development .  
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Above :  Ex t rac t  f rom CDC 1999 Loca l  P lan showing  s i te  wi th in  Set t l e  Conse rvat i on  A rea  by 


dashed red l i ne  


 


•  Sett le Conservat ion Area Appra isal  Sett le Conservat ion Area Appra isal  Sett le Conservat ion Area Appra isal  Sett le Conservat ion Area Appra isal      


 


The Sett le Conservat ion Area Appra isa l was publ ished in Ju ly 2008 by Craven Distr ict  


Counci l  together with Env is ion  


 


The s ite fa l ls  with in the Character Area – South and West of Centre, the relevant text  


and photo of which are copied below.  


 


Character ArCharacter ArCharacter ArCharacter Area ea ea ea ----    South and West of CentreSouth and West of CentreSouth and West of CentreSouth and West of Centre 


Enter ing Sett le on Duke Street ,  now the main road into the centre of the town, the 


propert ies standing back from the main road inc lude large semis and terraces bui lt  


around 1900.  The f irst  bui ld ings of  histor ic interest are the imposing Terrace of ear ly  


19 t h century houses inc luded one house that was occupied as a school  boarding house.  


The group of smal ler bui ld ings inc lud ing Undercl i f fe House and ad joining cottages was 


the or ig inal Gir ls  High School ,  founded in 1907.  
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OnOnOnOn    the oppos ite s ide of the road to The Terrace , a modern car salesroom presents an the oppos ite s ide of the road to The Terrace , a modern car salesroom presents an the oppos ite s ide of the road to The Terrace , a modern car salesroom presents an the oppos ite s ide of the road to The Terrace , a modern car salesroom presents an 


int rus ive feature at the edge of the town centre .int rus ive feature at the edge of the town centre .int rus ive feature at the edge of the town centre .int rus ive feature at the edge of the town centre .  On the bend, fac ing Underc l i f fe ,  is  a 


group of Georg ian houses set back f rom Duke Street ,  inc lud ing the former Set t le Post  


Off i ce and houses now used as of f ices .  The footpath cont inues into the Greenfoot car park 


alongs ide the sports f ie lds of the North R ibblesdale Rugby Club .  
 


(RSL emphas is)  


 


The negat ive impact of the subject s ite on the Conservat ion Area provides for the 


opportunity to enhance the des ignated area through redevelopment .   


 


The Sett le Conservat ion Area Appra isal recommended removal of  the s ite from the 


Conservat ion Area as part of a wider delet ion of part (PBC 03) of the des ignated area , 


as shown in the image below. 


 


 
 


Above :  Image f rom Set t l e  Conse rvat i on A rea  Appra i sa l  recommending  remova l  o f  s i te  f rom 


Conse rva t ion A rea ,  w i th  p roposed  rev i sed  conse rvat ion  a rea bounda ry shown in red .   


 


Roy Banks of Craven Distr ict  Counci l  has conf irmed that this  recommendat ion was 


not taken forward on the bas is  of ob ject ions f rom Duke Street res idents .   
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I t  is  noted that the Conservat ion Area appra isa l for Sett le includes guidance for Layout  


and Sit ing and Design of Bui ld ings and Extens ions . This gu idance is  incorporated at  


Appendix 3 and the des ign of deve lopment has had regard to this  guidance .  


 


I t  is  a lso noted that the Conservat ion Area appraisa l does not assess there to be any 


important /  s igni f icant views into or out of the des ignated area through or across this  


s ite .  


 


•  Emerg ing Emerg ing Emerg ing Emerg ing Craven Craven Craven Craven Local P lan  Local P lan  Local P lan  Local P lan      


 


The emerg ing Craven Loca l Plan ident i f ies the s ite within the Sett le Conservat ion Area 


(and the conservat ion area boundar ies) have not changed from those shown in the 


1999 adopted Loca l Plan. As with the adopted Loca l Plan the s ite is  not des ignated 


for any retained employment use .  
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4 .  4 .  4 .  4 .  Proposed Development  Proposed Development  Proposed Development  Proposed Development      


 


The proposed development is  the demol it ion of a l l  exist ing bu i ld ings on-s ite and 


redevelopment of the s ite for res ident ia l  uses  consist ing of 32 apartments .   


 


The res ident ia l  redevelopment of the s ite re f lects the h istor ic use of part of the s ite 


for hous ing, as noted in sect ion 2.  


 


32 car park ing spaces are proposed, the major ity of which are undercroft spaces . This 


provides a rat io of 1 car park ing space to 1 apartment . I t  should be noted that the 


s ite is  wel l - located for  Sett le ’s  town centre fac i l i t ies ,  inc lud ing bus services and train 


stat ion , reducing the need for owners to have (numerous or any) cars .   


 


The des ign ethos of the proposed development is  descr ibed in more deta i l  in  the 


statement of the Arch i tect ,  Sandy Johnston . However , i t  is  noted that the proposed 


development has been carefu l ly des igned to ref lect i ts  conservat ion area sett ing and 


the road entrance to Sett le with high qual i ty tradit iona l hous ing to the west of Duke 


Street ,  opposite the s ite .  Regard has been had to ensure that the proposals  re late wel l  


to their  histor ic context ,  in part icular the l is ted houses opposite , whi le at the same 


t ime not s lavish ly copying ex ist ing bui ld ings or proposing deve lopment which is  


past iche.  


 


I t  is  a lso apparent that the Architect has used var ious di f ferent mater ia ls ,  roof heights 


and other des ign features in order to ensure that the bui ld ings do not appear over ly 


bulky or provide a monotonous street scene.   


 


The des ign of the development has been undertaken with regard to the gu idance from 


the Sett le Conservat ion Area Appra isal on the des ign of new bui ld ings with in the 


des ignated area (gu idance inc luded at Appendix 3) .   


 


 
Above :  S t ree t e l evat i on fac ing Duke S t ree t    
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Above :  Sou the rn  e leva t i on  d rawing  showing re la t i onsh ip  to  p roper t i es  a t  the  oppos i te s i de  o f  


Duke S t reet  


 


Amenity issues assoc iated with the impact of  development on res ident ia l  propert ies 


in the surrounding area has been careful ly cons idered . The separat ion d istance from 


the eastern elevat ion of the new bui ld ing to houses on High Hi l l  Grove Street is  c .  


26m. Whilst  the distance between windows on the western elevat ion and res ident ia l  


propert ies fa l ls  s l ight ly  below 20m reduced distances are common in urban areas and 


this  is  not cons idered to result  in any unacceptable loss of amenity to neighbour ing 


res idents .  I t  is  a lso notable that there is  ex is t ing over looking from the s ite between 


commerc ia l  bu i ld ings ,  including f irst  f loor off ices ,  on the s ite and res ident ia l  propert ies  


and the redevelopment of the s ite wi l l  a lso result  in a reduct ion in no ise creat ion from 


the s ite .  


 


  


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 







 
 


 


 


 
 


11 


 


5 .  5 .  5 .  5 .  Benef its  Ar is ing from Development Benef its  Ar is ing from Development Benef its  Ar is ing from Development Benef its  Ar is ing from Development     
 


The proposed development has the potent ia l  to del iver a large number of benef its  in  


env ironmental ,  soc ia l  and economic terms .  


 


These benef its  are summarised below and wi l l  be expanded upon in a future planning 


appl icat ion submiss ion.    


 


Env ironmenta l Benef its  Env ironmenta l Benef its  Env ironmenta l Benef its  Env ironmenta l Benef its      
 


•  Removal of exist ing development which has been assessed to be an intrus ive 


element in the Sett le Conservat ion Area 


•  Replacement of ut i l i tar ian des ign with a careful ly des igned ‘gateway’ 


deve lopment to Sett le ’ s  Town Centre  


•  Removal of a commercia l  use with CDC’s Env ironmental Health Team has  


conf irmed has resulted in noise complaints from loca l res idents  


•  The del ivery of hous ing in close proximity to local fac i l i t ies and services and 


transport infrastructure reducing the need to trave l by car ,  with good safe 


pedestr ian access a long a short distance 


•  Use of a previous ly developed s ite for hous ing reducing the need for greenf ie ld 


land to be used for hous ing in Sett le  


•  Remediat ion of any contaminat ion that might be found on s ite dur ing the 


deve lopment process 


•  Addit iona l patronage for loca l bus inesses in Sett le from new res idents 


    


Soc ia l  Benef its  Socia l  Benef its  Socia l  Benef its  Socia l  Benef its      
    


•  The provis ion of apartments vary ing the ava i labi l i ty of house types in Sett le  


•  Provis ion of a house type that is  wel l-suited to the elder ly ,  prov iding them with 


hous ing choice and potent ia l ly a l lowing them to vacate ‘underoccupied’ houses  


in the town 


        


Economic Benef its   Economic Benef its   Economic Benef its   Economic Benef its       
 


•  A mult i-mi l l ion-pound economic benef it  ar is ing from the development (at an 


indicat ive construct ion cost of XX the proposed development would del iver an 


XX economic benef it 1) 


•  Creat ion of c .48 temporary construct ion jobs based on a rat io of 1 .5 


construct ion jobs per dwel l ing 2 


•  New Homes Bonus payment to Craven Dist r ict  Counci l  or North Yorkshire 


County Counci l  of £257,700 (based upon an indicat ive Counci l  Tax banding of  


B £1,342.19 per apartment x 6 to ca lculate New Homes Bonus)  


                                                
1      The UK Contractors Group found that a £1 investment in construction results in £2.84 in terms of benefits to the 


wider economy. This figure has also been used in the recently published Lyons Housing Review “Mobilising Across 
the Nation to Build the Homes our Children Need”. 


2  The Economic Footprint of UK Housebuilding 
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•  Ongoing annual Counci l  Tax payments of £42,950 from 32 apartments 


(compared to c .£12,000 bus iness rate payment from use of s ite at present) .   


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


    







 
 


 


 


 
 


13 


 


6 .  6 .  6 .  6 .  Loca l and Nat ional P lanning Pol icy AddressLoca l and Nat ional P lanning Pol icy AddressLoca l and Nat ional P lanning Pol icy AddressLoca l and Nat ional P lanning Pol icy Address     


 


Loca l P lann ing Pol icy Loca l P lann ing Pol icy Loca l P lann ing Pol icy Loca l P lann ing Pol icy     


 


As noted at sect ion 2 the s ite is  not des ignated for any reta ined employment use in 


the adopted Loca l Plan and the histor ic pol ic ies of the plan are cons idered of l imited 


relevance to the development proposa l ,  with emerg ing pol ic ies and NPPF pol icy 


cons idered of more relevance .  


 


Whilst  Craven Distr ict  Counci l ’s  Loca l Plan i s  st i l l  at  an emerging stage and has not  


yet reached the Publ icat ion Stage , fol lowing review of the emerging Loca l Plan as it  


relates to the s ite we note as fol lows:  


 


•  The s ite is  not al located for a retained employment use in the adopted (and 


emerging) Loca l Plan.  


  


•  Draft Pol icy SP2 : Economic Act iv ity and Bus iness Growth and Draft  Pol icy EC2:  


Safeguarding Exist ing Employment Areas refer to the safeguarding of exist ing 


employment land and exist ing employment land commitments for B1, B2 and 


B8 uses . The s ite is  not within a B1, B2 or B8 use (and is  sui gener is)  and the 


pol icy is  not therefore relevant to it .   


 


•  The Vis ion for Craven in 2032 in the Local P lan refers to  ‘Most new homes are new homes are new homes are new homes are 


s i tuated with in and around market townss i tuated with in and around market townss i tuated with in and around market townss i tuated with in and around market towns and v i l lages (on prev ious ly  developed (on prev ious ly  developed (on prev ious ly  developed (on prev ious ly  developed 


landlandlandland where i t  has been poss ib le and appropr iate) ,…The locat ion , des ign and The locat ion , des ign and The locat ion , des ign and The locat ion , des ign and 


susta inab le const ruct ion of these new homes ,susta inab le const ruct ion of these new homes ,susta inab le const ruct ion of these new homes ,susta inab le const ruct ion of these new homes ,  a long with bus iness premises and 


other commerc ia l  enterpr ises has reduced carbon emiss ionshas reduced carbon emiss ionshas reduced carbon emiss ionshas reduced carbon emiss ions ,  fuel poverty  and waste 


and respects the d is t inct ive character and her i tage of their  surround ings ,  re inforc ing respects the d is t inct ive character and her i tage of their  surround ings ,  re inforc ing respects the d is t inct ive character and her i tage of their  surround ings ,  re inforc ing respects the d is t inct ive character and her i tage of their  surround ings ,  re inforc ing 


a ‘sense of p lace’ .  The new homes have good access by walk ing , cyc l ing ,  pub l i c a ‘sense of p lace’ .  The new homes have good access by walk ing , cyc l ing ,  pub l i c a ‘sense of p lace’ .  The new homes have good access by walk ing , cyc l ing ,  pub l i c a ‘sense of p lace’ .  The new homes have good access by walk ing , cyc l ing ,  pub l i c 


t ransport atransport atransport atransport and car to loca l faci l i t ies ,  employment  areas ,  town centres and the nd car to loca l faci l i t ies ,  employment  areas ,  town centres and the nd car to loca l faci l i t ies ,  employment  areas ,  town centres and the nd car to loca l faci l i t ies ,  employment  areas ,  town centres and the 


countrys ide .countrys ide .countrys ide .countrys ide .  (RSL emphas is)      


    


•  The Vis ion for the Mid-Area of the plan-area (at p .24) states that :   


 


In Sett le ,  the h is tor ic market p lace and ra i lway stat ion on the wor ld famous Sett le - 


Car l is le Rai lway are the focal po ints of th is  we l l -connected hub for the Yorksh ire 


Dales that has a concent rat ion of shops , serv ices ,  cu ltura l fac i l i t ies ,  creat ive 


bus inesses and industry .  Older res idents in part icu lar are ab le to benef i t  f rom the Older res idents in part icu lar are ab le to benef i t  f rom the Older res idents in part icu lar are ab le to benef i t  f rom the Older res idents in part icu lar are ab le to benef i t  f rom the 


town’s int imate fee ltown’s int imate fee ltown’s int imate fee ltown’s int imate fee l and large amount of fac i l i t ies for i ts  s ize . (RSL emphas is)   


 


Based upon Candel isa ’ s  previous deve lopment in Sett le and the demographics  


of the town the proposed apartments wi l l  provide an idea l locat ion for older 


res idents ,  in c lose proximity to the town centre. I f  ex ist ing ageing res idents of  


Sett le move to the apartments th is  could free up exist ing fami ly homes in the 


area which may be ‘under occupied ’ .  
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•  Draft Pol icy SP4: Spat ia l  Strategy and Hous ing Growth indicates that Sett le wi l l  


receive 10 .5% of hous ing growth in the plan-area . This growth wi l l  necess itate 


greenf ie ld deve lopment however the s ite provides an opportunity for a 


substant ia l  part of Sett le ’s  hous ing requirement to be provided on a previous ly 


deve loped s ite .  


 


•  Draft Pol icy EC2: Safeguard ing Ex ist ing Employment Areas is  noted but not of 


relevance to the proposal as the s ite is  not des ignated for a commercia l  use . In 


addit ion , the use of the s ite is  a su i gener is  one, and not a ‘B-c lass ’  use s ite .   


 


National P lann ing Po l i cyNat ional P lann ing Po l i cyNat ional P lann ing Po l i cyNat ional P lann ing Po l i cy     


    


The fol lowing pol ic ies of the Nat iona l Plann ing Pol icy Framework are cons idered of  


pr inc ipa l relevance to the proposal .   


    


Paragraph 23 cal ls  upon counci ls  to:  


 


●  recognise that res ident ia l  deve lopment can play an important ro le in ensur ing 


the v ita l i ty of centres and set out pol ic ies to encourage res ident ia l  development 


on appropr iate s ites ;   


 


The creat ion of 32 apartments in this  locat ion wi l l  do vast amounts to enhance the 


vita l i ty of Sett le ’s  town centre .  


 


Paragraph 34 states that :   


 


P lans and dec is ions should ensure deve lopments that generate s ign i f icant 


movement are located where the need to travel wi l l  be min imised and the use 


of sustainable transport modes can be maximised.  


  


The proposed locat ion of the 32 apartments proposed, c lose to services and Sett le  


stat ion wi l l  reduce the need of res idents to t rave l .  The nearest bus stop to the east  


of Duke Street to the s ite is  only around 100m away to the south.  


 


Paragraph 56 states that :   


  


The Government attaches great  importance to the design of  the bui lt  


env ironment .  Good des ign is  a key aspect of susta inab le deve lopment , is  


indiv is ib le from good planning , and should contr ibute pos it ive ly to making 


places better for people.  


 


Candel isa are committed to high qua l i ty des ign and the draft  proposals  have been 


careful ly des igned to promote a high-qual i ty des ign at this  prominent locat ion.  
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Paragraph 60 states that :   


 


Planning pol ic ies and decis ions should not attempt to impose architectura l  


sty les or part icular tastes and they should not st i f le innovat ion, or ig ina l i ty or 


in it iat ive through unsubstant iated requirements to conform to certa in 


deve lopment forms or styles .  I t  is ,  however ,  proper to seek to promote or  


reinforce loca l d ist inct iveness .  


  


The proposals  have been carefu l ly des igned to respond to the loca l d ist inct iveness of 


the bui lt  environment of Sett le ,  part icular ly with regard to hous ing opposite .  


 


Paragraph 111 states that :   


 


P lanning pol ic ies and decis ions should encourage the ef fect ive use of land by 


re-us ing land that has been previous ly deve loped (brownf ie ld land) , provided 


that i t  is  not of high environmenta l va lue .  Local plann ing author it ies may 


cont inue to cons ider the case for sett ing a loca l ly appropr iate target for the 


use of brownf ie ld land.  


 


The proposals  fu l ly conform to this  gu idance .   


 


Paragraph 131 of the NPPF states that :   


 


In determin ing planning appl icat ions , loca l p lanning author it ies should take 


account of :  


•  the des irabi l i ty of susta ining and enhancing the s ign i f icance of her itage assets 


and putt ing them to viable uses cons istent with their  conservat ion ;  


•  the pos it ive contr ibut ion that conservat ion of her itage assets can make to 


sustainable communit ies inc luding their  economic v ita l i ty ;  and 


•  the des irab i l i ty of new development making a pos it ive contr ibut ion to loca l 


character and dist inct iveness .  


  


The proposals  involve the redevelopment of a s ite ident i f ied as intrus ive in the Sett le  


Conservat ion Area . As noted in sect ion 5, development wi l l  make a pos it ive 


contr ibut ion to the economic v ita l i ty of Sett le and it  is  a lso cons idered that the 


emerging des ign can make a pos it ive contr ibut ion to local character and dist inct iveness  


through its  local ly re ferenced des ign .   


 


NB. At this  pre-appl icat ion stage we seek a meet ing with the Counci l ’s  Her itage 


Advisor on the emerg ing scheme. On that bas is  and given the stage of des ign an 


assessment of harm relat ing to the proposal is  not presented and this  would be 


incorporated in a Her i tage Statement accompanying a plann ing appl icat ion . However , 


based on the emerging des ign and the assessment of the s ite in the Sett le Conservat ion 


Area appraisal (as int rus ive) it  is  cons idered unl ikely that a sens it ively des igned 


redevelopment proposal would be cons idered to create substant ia l  harm, with either 


no harm or less than substant ia l  harm occurr ing from redevelopment .  
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7 .  Pre7 . Pre7 . Pre7 . Pre---- appl icat ion Feedbackappl icat ion Feedbackappl icat ion Feedbackappl icat ion Feedback    sought from Craven Distr ict  Counci lsought from Craven Distr ict  Counci lsought from Craven Distr ict  Counci lsought from Craven Distr ict  Counci l     


    


Meet ing with Conservat ion Advisor and Planning Off icer  


  


Paragraph 188 of the NPPF exto ls the v irtues of pre-appl icat ion engagement and states  


that :  


 


Ear ly engagement has s igni f icant potent ia l  to improve the ef f ic iency and 


effect iveness of the planning appl icat ion system for al l  part ies .  Good qual i ty  


pre-appl icat ion discuss ion enables better coordinat ion between publ ic and 


pr ivate resources and improved outcomes for  the community .   


 


In l ine with our above comments in terms of  leverag ing the maximum benef its  from 


the scheme, paragraph 190 states that :  


 


The more issues that can be resolved at pre-appl icat ion stage , the greater the 


benef its  


 


We request a meet ing on-s ite with the Planning Case Off icer who would dea l with an 


appl icat ion and the Counci l ’s  Her itage Advisor .  Attending the meet ing would be the 


Arch itect ,  Ke ith Southernwood of Candel isa and I .   


 


 Spec i f ical ly ,  we would see conf irmat ion that :   


 


1 .  The res ident ia l  reuse of the s ite is  acceptable in pr incip le  


2 . The emerging des ign ethos is  acceptable    


3 . There are no her itage issues which would prec lude redevelopment and 


conf irmat ion that no harm or less than substant ia l  harm would resu lt    


4 . Required documentat ion for a p lanning appl icat ion  


 


We look forward to meet ing with off icers in due course .  


 


Yours s incere ly 


 


 


James E l l isJames E l l isJames E l l isJames E l l is  


Associate Director  


james .el l is@ruralsolut ions .co .uk 


07910 190872 


 


Appendix  1 –  Photos of  S i te   


Appendix  2 –  In format ion on  Candel i sa ’ s  work in  a  h i stor ic  set t ing   


Appendix  3 – Guidance  for  Layout and S i t ing and Desi gn  o f  Bu i ld ings and Extens ions f rom 


Set t le  Conservat ion Area Apprai sa l  2008  


Appendix  4  – Emai l  f rom Craven Di str ic t  Counc i l  con f i rming Env i ronmenta l  Heal th  


Compla int s  regarding cur rent  use  
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Appendix 1 Appendix 1 Appendix 1 Appendix 1 ––––    Photos of SPhotos of SPhotos of SPhotos of S iteiteiteite     
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Appendix Appendix Appendix Appendix 2222    ––––    In format ion on Candel isa ’s  work in a histor ic set t ing  In format ion on Candel isa ’s  work in a histor ic set t ing  In format ion on Candel isa ’s  work in a histor ic set t ing  In format ion on Candel isa ’s  work in a histor ic set t ing      


    


In addit ion to Cragdale Lodge , Sett le ,  the fol lowing case studies are inc luded to 


provide further informat ion on Candel isa ’s  work in a histor ic sett ing ( involving 


bui ld ings that are her itage assets or located in conservat ion areas) .   


    


Peckett Well Mi l l ,  HePeckett Well Mi l l ,  HePeckett Well Mi l l ,  HePeckett Well Mi l l ,  Hebden Br idge bden Br idge bden Br idge bden Br idge     


    


    
    


Candel isa won awards for the convers ion and extens ion of this  histor ic grade I I  l is ted 


mil l  complex , dat ing from 1857 and inc luding a mult i-storey mi l l  bu i ld ing ad jacent to 


the western mi l lpond, the eng ine house, weaving shed , old coach house, mi l l  ch imney 


and two weavers ’  cottages . The development provided 12 apartments and 18 fami ly 


homes.  
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Sutton Gate LodgeSutton Gate LodgeSutton Gate LodgeSutton Gate Lodge , Craven Dist r ict,  Craven Dist r ict,  Craven Dist r ict,  Craven Dist r ict             


    


 
 


Orig ina l ly a majest ic V ictor ian country res idence and then , in more recent years ,  a 


nurs ing home. Candel isa has now restored and extended this  histor ic bui ld ing into ten 


luxury, h igh spec i f icat ion apartments .   


 


Candel isa was highly commended for its  redevelopment of Sutton Gate Lodge at the 


Loca l Author ity Bui ld ing Control (LABC) Yorkshire Bui ld ing Exce l lence Awards 
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Prov idence Quarter ,  Sk ipton Prov idence Quarter ,  Sk ipton Prov idence Quarter ,  Sk ipton Prov idence Quarter ,  Sk ipton         


 


 


 
        


A highly prominent redundant of f ice block in Skipton’s conservat ion area , Providence 


Place has been extens ively facel i f ted external ly  by Candel isa ,  creat ing a more attract ive 


deve lopment with in the conservat ion area .  


  


The redevelopment of  the redundant complex has created a detached house, 39 


apartments and a new off ice premises for Candel isa .  
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Appendix Appendix Appendix Appendix 3333    ––––    Guidance for Layout and Si t ing and DesiGuidance for Layout and Si t ing and DesiGuidance for Layout and Si t ing and DesiGuidance for Layout and Si t ing and Desi gn of Bu i ld ings and Extens ions gn of Bu i ld ings and Extens ions gn of Bu i ld ings and Extens ions gn of Bu i ld ings and Extens ions 


from Sett le Conservat ion Area Appra isa l 2008from Sett le Conservat ion Area Appra isa l 2008from Sett le Conservat ion Area Appra isa l 2008from Sett le Conservat ion Area Appra isa l 2008    


    


“ It  may be appropr iate for the Counci l  to inc lude a pol i cy in the Loca l Deve lopment  


Framework Core Strategy or S i te A l locat ions DPD that  adv ises :  ‘ In assess ing plann ing 


appl icat ions with in al l  Conservat ion Areas , Craven Dist r ict  Counci l  wi l l  pay part icu lar  


attent ion to the fo l low ing:  


 


Layout and S it ing -  


 


• New developments should be la id out to respect h is tor ic s t reet patterns and p lot forms ; 


• Bui ld ings shou ld be pos it ioned where they wi l l  respect the arrangements of neighbour ing 


bui ld ings ;  


• New deve lopments should not encroach into the sett ings of ex is t ing bui ld ings ;  


• Views of landmark bu i ld ings shou ld always be safeguarded , (eg . in Set t le ,  those towards  


the Giggleswick Schoo l Chapel and Cast leberg Crag) ;  


• The s i t ing of new bui ld ings should mainta in the l ine of the h is tor ic s t reet f rontages ;• The s i t ing of new bui ld ings should mainta in the l ine of the h is tor ic s t reet f rontages ;• The s i t ing of new bui ld ings should mainta in the l ine of the h is tor ic s t reet f rontages ;• The s i t ing of new bui ld ings should mainta in the l ine of the h is tor ic s t reet f rontages ;     


• Where his tor ic land d iv is ions surv ive these should be mainta ined;  


• New developments should protect exis t ing t rees ,  hedges and other establ ished 


boundar ies ;  


• New plant ing on boundar ies and/or rep lacement t rees should be of nat ive spec ies  


appropr iate to the loca l i ty ;  


 


Des ign of Bui ld ings and Extens ions – 


 


• Bu i ld ing des ign shou ld ref lect the immediate ne ighbours in terms of he ight ,  mass ing, • Bu i ld ing des ign shou ld ref lect the immediate ne ighbours in terms of he ight ,  mass ing, • Bu i ld ing des ign shou ld ref lect the immediate ne ighbours in terms of he ight ,  mass ing, • Bu i ld ing des ign shou ld ref lect the immediate ne ighbours in terms of he ight ,  mass ing, 


scale and fenestrat ion (the major i ty  o f windows in Sett le have a ver t i ca l emphas is) ;scale and fenestrat ion (the major i ty  o f windows in Sett le have a ver t i ca l emphas is) ;scale and fenestrat ion (the major i ty  o f windows in Sett le have a ver t i ca l emphas is) ;scale and fenestrat ion (the major i ty  o f windows in Sett le have a ver t i ca l emphas is) ;     


• Bu i ld ing des ign should complement and enhance the character• Bu i ld ing des ign should complement and enhance the character• Bu i ld ing des ign should complement and enhance the character• Bu i ld ing des ign should complement and enhance the character     o f the ne ighbour ing of the ne ighbour ing of the ne ighbour ing of the ne ighbour ing 


bui ld ings ;bui ld ings ;bui ld ings ;bui ld ings ;     


• Cho ice of mater ia ls  and architectura l detai ls  shou ld be carefu l ly  re lated to the local ly  • Cho ice of mater ia ls  and architectura l detai ls  shou ld be carefu l ly  re lated to the local ly  • Cho ice of mater ia ls  and architectura l detai ls  shou ld be carefu l ly  re lated to the local ly  • Cho ice of mater ia ls  and architectura l detai ls  shou ld be carefu l ly  re lated to the local ly  


d is t inct ive features of surround ing bu i ld ings ;d is t inct ive features of surround ing bu i ld ings ;d is t inct ive features of surround ing bu i ld ings ;d is t inct ive features of surround ing bu i ld ings ;     


• New development should use mater ia ls  which are t rad it iona l to the conservat ion area 


and of h igh qual i ty  ( the use of UPVC, concrete roof t i les or other non-t radit ional mater ia ls  


is  not cons idered appropr iate) ;  


• High qual i ty  modern architecture that is  wel l  integrated wi th t radit iona l bu i ld ings wi l l  • High qual i ty  modern architecture that is  wel l  integrated wi th t radit iona l bu i ld ings wi l l  • High qual i ty  modern architecture that is  wel l  integrated wi th t radit iona l bu i ld ings wi l l  • High qual i ty  modern architecture that is  wel l  integrated wi th t radit iona l bu i ld ings wi l l  


be encouraged ;be encouraged ;be encouraged ;be encouraged ;”     


 


(Emphas is  added by Rural Solut ions to cr i ter ia cons idered most re levant  to th is  pro ject)  
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1.0	 Introduction


1.1	 The Purpose of the Report


This Heritage Statement has been commissioned by Rural Solutions Ltd on behalf of Candelisa. 
It provides supporting information for proposals to redevelop the site of the F. H. Ellis garage in 
Duke Street, Settle, which is within the Settle Conservation Area and opposite a Grade II Listed 
building. Craven District Council, before considering a pre-application enquiry, have asked that a 
specialist heritage consultant is employed to prepare a statement of significance, to have an input 
into the building design, and to prepare a heritage impact assessment.


This report has been prepared by Jonathan Ratter BA MA DipSurv IHBC MRICS following site visits on 
30th October and 2nd November 2017.


1.2	 Historical Background


Settle lies on a main east-west route across the pennines at a point where the Ribble could be 
forded. The town developed at the foot of Castlebergh, the limestone crag that forms the back-
drop to views towards the north. To the south and west of the town the underlying rock is Mill-
stone Grit and marshy conditions meant that until a turnpike trust was established in 1753 the 
road from the south and east crossed Long Preston moor and took a precipitous route to Upper 
Settle.


The settlement has pre-conquest origins, but the street pattern and boundaries that form the basis 
for the layout of the present town centre and Upper Settle date from the middle ages, when Settle 
became more important than neighbouring Giggleswick. A market charter was granted in 1249 
and there is a documentary reference to an old bridge at Settle in 1498. The earliest surviving 
buildings in the town date from the seventeenth century: in common with other parts of the north 
of England a ‘Great Rebuilding’ began at this period and continued for the next two centuries. A 
few houses in the town are recognisably of this date because of their chamfered mullioned win-
dows and datestones, but others are now disguised by later alterations. 


The majority of buildings within the Conservation Area date from the 18th or early 19th centu-
ries, when there were significant changes to the town. The old route from Long Preston via Up-
per Settle that passed through the market square and Kirkgate towards Settle Bridge remained 
and is shown on Jeffrey’s map of 1771 (Figure 1), but the turnpike road that was created after 
the Act of 1753 took a different route. Duck Street or Duck Lane, which was previously a track 
leading to fields, was re-aligned and widened and surfaced to become part of the new road from 
Long Preston and then re-named Duke Street in recognition of its increased status. Initially the 
turnpike road turned west at the market place to take the existing route to the bridge via Kirkgate, 
but in 1804 a new road taking a direct route between the market place and the bridge was built. 
Improved communications allowed Settle to develop as a market town and a centre for a diverse 
range of crafts and trades. There were several old corn mills on the River Ribble and its tributaries 
that offered sites for the water-powered cotton spinning mills that were built as part of the early 
industrialisation of the textile trades, including Settle Bridge Mill, King’s Mill, Runley Bridge 
Mill and High Mill. With this increased prosperity a number of houses for men with wealth from 
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trade, professions or family connections were built or rebuilt in the town, several with fashionable 
late Georgian or Regency classical facades with sash windows. Humbler buildings adopted ele-
ments of the same style.


When a railway from Skipton to Morecambe opened in 1849-50 it included a station, later re-
named ‘Giggleswick’, near the town, but the Settle to Carlisle Railway, which opened in 1876, had 
a much greater impact because the line was built through the town itself. A station with goods 
shed, cattle pens and water tower was built to a standard Midland Railway pattern and  sandstone 
viaducts spanning Church Street and Kirkgate and an overbridge on Station Road became domi-
nant features of the townscape.


Although Settle continued to expand after the coming of the railways, its remote location and 
the distance from coalfields meant that its textile industries did not develop on the scale of those 
in some other northern industrial towns. A market place remains at its centre, with small shops, 
pubs and residential buildings making it an attractive place to visit or to live in.


1.3	 Building Materials


The predominant building material in the central part of Settle is stone rubble, mostly local Mill-
stone Grit sandstone but with some limestone. Before the middle of the 19th century stone of this 
quality would always be rendered, and although the original finish has been stripped from many 
buildings to reveal the rubble, numerous rendered buildings remain, mostly with a smooth render 
rather than a roughcast. A few of the more prestigious buildings are faced with sandstone ashlar 
and some later 19th century buildings use ‘York Stone’ - narrow uniform courses of sandstone 
with a rock-faced finish. Some stone slate roofs remain, and a few buildings have been covered 
with Welsh slate or artificial slate, but blue/grey Burlington slate predominates. Many of the 
windows have stone surrounds with vertical proportions, intended to take sashes. This reflects the 
late 18th and 19th century dates when many of the buildings were built or re-fronted and the sur-
rounds project from rubble walls that were originally rendered.
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Figure 2. The first 
edition of the six inch 
Ordnance Survey 
map, surveyed in 
1847.


Figure 3. A detail of 
the 1847 map. ‘Ter-
race’ is the Listed ter-
race of 3 houses. A 
continuous block of 
buildings with a gar-
den behind is shown 
on the opposite side 
of the road, on the 
northern part of the 
site of the proposed 
development.


Figure 1. Jeffrey’s 
Map of Yorkshire, 
published in 1771, 
shows both the 
turnpike road and the 
old route from Long 
Preston.
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Figure 4. The first 
edition of the twenty-
five inch Ordnance 
Survey map, sur-
veyed in 1893. 


Figure 5. The second 
edition of the twenty-
five inch Ordnance 
Survey map, revised 
in 1907.
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1.4	 The Conservation Area Boundary


The Conservation Area boundary extends to the south from the town centre to enclose buildings 
on both sides of Duke Street (Figure 6). The position of the boundary is not easy to justify as it 
includes 20th century development on the east side of the road that has no architectural or his-
toric merit. 


A Conservation Area Appraisal published by Craven District Council in July 2008 recommended 
several boundary changes, including the exclusion of an area labelled ‘PBC 03’, outlined in blue 
on the proposals map (Figure 7) and described as ‘the undistinguished 20th century buildings at 
Duke Street and High Hill Grove Street’. These changes have not been implemented, but even if 
properties to the west of Duke Street are to be kept in the Conservation Area there seems to be 
no justification for retaining the 20th century development on the east side (including the F H 
Ellis site) within its boundary. 
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Figure 6. A conserva-
tion area boundary 
map downloaded 
from the Craven Dis-
trict Council web site. 
The southern and 
western boundaries 
seem to be question-
able as they exclude 
the Settle - Carlisle 
railway station and 
include some 20th 
century housing as 
well as the F H Ellis 
site.


Figure 7. An extract 
from the Conserva-
tion Area Appraisal 
published by Craven 
District Council in 
2008 showing a pro-
posed revision to the 
Conservation Area 
boundary to exclude 
the area outlined in 
blue.
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2.0	 The Site and its Surrounding Area


2.1	 The Development of Duke Street 


The creation of a new route to Long Preston and beyond following the turnpike Act of 1753 
brought major changes to Settle. The track leading south from the market place was widened and 
assumed new importance as part of a road that was suitable for wheeled traffic, to replace the old 
packhorse route through Upper Settle. The road through the town from the market place was 
straight and level and several buildings were built or rebuilt in a classical style to face it. At the 
southern end of this widened street, where the road bends to the west and rises, there is a triangu-
lar area, now covered with asphalt, in front of buildings on the east and south sides of the road. 


There do not appear to have been any buildings beyond this point. The Terrace, which is de-
scribed below, was probably built in the 1830s, and the first large-scale Ordnance Survey map 
(Figure 3), which was surveyed in 1847, shows that there were buildings directly opposite at that 
date, on what is now the northern part of the F H Ellis garage site. These buildings are shown 
on the roadside, with a garden behind that suggests a probable domestic use. The 1892 and 1907 
maps (Figures 4 & 5) also show buildings on the site but the 45-year gap between the first six-
inch survey and the first twenty-five inch survey makes it difficult to be sure that the same build-
ings are shown. The surviving buildings next to the site have stonework detailing that suggests 
that they date from the later 19th century.


Old photographs said to date from the 1870s and reproduced in ‘The Ancient Parish of Giggles-
wick’, published by the Settle and District Civic Society in 1975, show 2-storey buildings on the 
east side of the road opposite The Terrace (Figures 9 & 10), but it is difficult to be sure whether 
these are the buildings that survived until they were demolished to be incorporated into the garage 
site in the 20th century, or whether they were replaced later in the 19th century. An undated 
photograph included in the book (Figure 8) shows part of the building that was demolished, and 
although its details are indistinct, the stonework of the chimney does suggest a late 19th century 
date.


The 1892 map (Figure 4) shows that although there were almost no buildings between The 
Terrace and the buildings opposite and what is now the Falcon Manor Hotel to the south, some 
development had begun. Four of the eight houses of Halsteads Terrace had been built, and what 
was to become High Hill Grove Street and its back alleyway are shown as paths. The 1907 map 
(Figure 5) shows further development of terraces, pairs, and detached houses, on the west side of 
Duke Street and on High Hill Grove Street. The roadside buildings on the northern part of the 
F H Ellis site are shown and sub-divisions of the remainder of the site are also shown, but the 
garage buildings do not yet exist.
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Figure 8. An undated 
photograph from 
‘The Ancient Par-
ish of Giggleswick’, 
published by Settle & 
District Civic Society 
in 1975 shows at the 
right-hand side one 
of the demolished 
buildings on the site.   


Figure 9. A photo-
graph dated circa 
1870 from ‘The An-
cient Parish of Gig-
gleswick’, published 
by Settle & District 
Civic Society in 1975 
shows the demol-
ished buildings at the 
roadside opposite 
The Terrace.   


Figure 10.  A second 
photograph dated 
1870 from ‘The An-
cient Parish of Gig-
gleswick’, published 
by Settle & District 
Civic Society in 1975.
This gives a more 
distant view before 
the west side of the 
road was developed.   
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2.2	 Listed Buildings


There is only one Listed Building in the vicinity of the site: Figure 11 is an extract from the Na-
tional Heritage List map. The Terrace (now ‘The Terrace No 3, Windyridge and The Croft’)
is Listed Grade II and consists of three houses. It probably dates from around 1840 or shortly 
before and was almost certainly designed by George Webster of Kendal. He was responsible for 
Ingfield (now the Falcon Manor Hotel) to the south on Duke Street and for the Parish Rooms 
(now the Town Hall) in the market place. Both of these buildings are designed in the Jacobean 
style but Webster also worked in classical styles and used some Grecian detailing.


The three houses share a symmetrical facade, with the central house being emphasised by pilas-
ters, a projecting central bay and a cornice and blocking course with urns. The adaptation of a 
palace facade design for urban terraces began in the eighteenth century, and this later Regency 
example has tall ground-floor sash windows with stone aprons, and projecting modillioned gutter 
cornices to the side houses. The dressings are sandstone ashlar but (unlike the Town Hall which 
has been stripped to reveal the rubble beneath) an unpainted render that is probably Roman ce-
ment remains.


The houses are elevated above road level and set back behind front gardens with sandstone 
boundary walls that have lost their railings. The 1847 Ordnance Survey map (Figure 3), that was 
surveyed shortly after the terrace was built, shows buildings at the roadside opposite on part of 
the site of the proposed development. 


Figure 11. Part of 
the map of Settle 
downloaded from the 
National Heritage List 
web site. Small black 
triangles represent 
Listed buildings.
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2.3	 Topography


Although the turnpike road that became the main route into Settle from the south avoided the 
steep inclines and sharp bends of the old route, it was neither completely straight nor flat. As it 
enters the town it crosses undulating ground and follows old curving field boundaries. Beyond 
the Falcon Manor Hotel it rises and then drops down again in a gentle double curve, with rising 
ground to the west and a steep drop to relatively level ground to the east now occupied by 20th 
century housing and the playing fields of the Rugby Club.


2.4	 Vistas


The southern boundary of the Conservation Area is near the brow of a hill, and on descending 
into the town from the south the curves in the road give changing views.


At the entrance to the Conservation Area the buildings on the left-hand side are set back behind 
gardens with their entrances above ground level. All date from around 1900 and are built of 
sandstone with slate roofs. Apart from some of the detached or paired villas at the entrance to the 
Conservation Area (which are not inter-visible with the development site) none of the buildings 
are of sufficient interest or quality to be considered for inclusion in a Local List.


When descending towards the town the former Methodist church is visible at the right (Photo-
graph 5). Apart from the traceried window facing the road it is architecturally undistinguished, 
but it does make use of the change in level by having a full-height basement storey accessible from 
the rear. On the opposite side of the road Higher Halsteads (Photograph 3) is a terrace of four 
two-storey houses. Because of curves in the road the facade of The Terrace, which is the only 
Listed building in this part of the Conservation Area, becomes visible. Also prominently visible 
opposite is the light-coloured metal roof of the F H Ellis showroom, only partly obscured by a 
hedge (Photographs 4 & 6).


When progressing further towards the town centre Halsteads Terrace is at the left. This is a taller 
terrace of eight houses of two storeys over cellars with attic dormers to its steeply-pitched roof. 
The F H Ellis showroom, with prominent signage and large display windows, is opposite (Photo-
graphs 15 & 17).


The road curves to the right past The Terrace, which faces an open asphalted area of car parking 
with a white-painted former petrol station building, before the road narrows to pass between the 
two stone buildings that form the entrance to the town centre (Photograph 10).


When travelling in the opposite direction, leaving the town centre towards the south, the view is 
terminated by an irregular row of buildings that includes the Grade II Listed Norland and Mil-
ford & Co premises (Photograph 13). The road curves towards the right and rises, with The Ter-
race and Halsteads Terrace visible on the right-hand side but with the open area of parking and 
the 20th century buildings on the garage site prominent on the left-hand side (Photographs 14 & 
15). Where a building has been demolished to create the parking area there are views of the backs 
of terraced houses (Photograph 16).
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2.5	 Uses


Except for the F H Ellis site, which is used for car sales and repairs, and the Settle Christian Fel-
lowship Church, the predominant use in this part of the Conservation Area is residential.


2.6	 Boundaries


The sandstone walls that border the pavement on the west side of the road are almost continuous. 
Most originally had railings that are now missing. On the east side of the road, between the garage 
buildings and the church, there are steel railings on top of a retaining wall. Immediately behind 
the railings there are larch-lap fencing panels, leylandii, and mixed hedging (Photograph 7).


2.7	 Trees and green spaces


There are no mature trees on the site or in its immediately surrounding area, but the houses on 
the west side of the road have front gardens with shrubs, bushes, hedges and grass.
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Figures 12, 13. The 
boundaries of the 
site superimposed on 
the 1907 Ordnance 
Survey map and on a 
recent aerial photo-
graph.


Figure 14 A tilted 
aerial image taken 
from Google maps 
showing the relation-
ship between the site 
and the town centre.
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2.8	 The Site


Figure 13 shows an aerial view with the site boundary. The northern part, opposite The Terrace, is 
on the site of demolished buildings and has a tarmac surface used for car parking and display.


A 2-storey flat-roofed detached building is set back from the road and used as offices (Photograph 
15). Its white-painted upper storey oversails and is supported on two columns, suggesting an 
original use as a petrol station. Its rear and side walls are partly faced with stone, with stained tim-
ber cladding above (Photograph 19). It presumably dates from the 1960s. Its mixture of materials 
and window styles and the placement of openings means that it lacks coherence as a design and it 
strikes a discordant note.


The main building is red brick with a curved metal roof. It has two storeys, with the upper storey 
entered at road level at the front (Photographs 17 & 18). The street frontage has a blue plastic 
fascia and inserted display windows. At the rear its full height is apparent. It is flanked by nar-
rower buildings of similar utilitarian appearance., the southern one having cement-rendered blank 
walls. Photographs 19 and 20 show views across the site from the rear and demonstrate its nega-
tive impact on the appearance of the Conservation Area.


Views of the site when travelling along Duke Street have already been discussed in Section 2.4, 
above.
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3.0	 The Proposals and their Impact


3.1	 The Proposed Scheme


The sketch proposals are for a residential use as thirty-two apartments in three linked blocks. The 
frontages to Duke Street are to have a more traditional appearance, of three storeys with the third 
storey treated as an attic with windows that are less tall. The northern block, opposite The Ter-
race, is to be more classical in its symmetry, window detailing and pilaster strips, while the other 
blocks are to be more vernacular in style, with recessed glazing to openings that are reminiscent of 
the loading bays found in some of the 18th and 19th century commercial buildings in Settle. The 
rear elevations are to be more contemporary in appearance. No heritage assets are to be altered or 
demolished as a result of the development, and so the only heritage considerations are its effect on 
the setting of one Listed terrace of three houses and on the character and appearance of the Settle 
Conservation Area.


3.2	 The Setting of The Terrace


The Terrace is the only Listed building that would be affected by the proposed redevelopment, 
and no unlisted buildings in the vicinity are of sufficient architectural or historic interest to 
be considered as ‘Non Designated Heritage Assets’. The Terrace (Listed as ‘The Terrace No 3, 
Windyridge and The Croft’) is described in Section 2.2, above. It is late Regency in style and has 
an urban form, with three separate houses sharing a symmetrical front that gives them an impos-
ing facade. Its principal rooms would have been on the ground floor - this is emphasised by the 
greater height of the ground floor windows - and not on the first floor as they would have been in 
the 18th century. Buildings are shown at the roadside opposite on the 1847 map (Figure 3) and 
it is likely that they were there when the houses were first built. This suggests that the facade was 
intended to be viewed obliquely - the difference in ground levels would make a full-frontal view 
difficult even if there were no buildings opposite. The reinstatement of a building opposite will 
improve the setting by removing the present open car display area. Although the proposed build-
ing is 3 storeys, The Terrace is elevated above road level and was intended to be viewed obliquely 
in an urban context and was not designed to take advantage of any views.


3.3	 The Conservation Area


The Conservation Area Appraisal published by Craven District Council in 2008 recommended 
revising its boundary to exclude most of the site and noted that it has a negative impact on the 
character and appearance of the Conservation Area. However, it has remained within the desig-
nated area and lies on the main route into Settle from the south.


The proposed replacement buildings will reinstate the demolished buildings at the north end of 
the site and give a sense of passing from the more open suburban outskirts of the town into the 
town centre, where the streets are lined with buildings on both sides. Separation into three blocks 
with differing roof heights and alignments will follow the pattern of development on the opposite 
side of the street, where there are terraces and pairs of houses of differing designs unified by their 
use of materials and overall form. The use of sandstone, slate and render for the new buildings and 
their detailing, including vertically-proportioned windows with stone surrounds, will help them to 
make a positive contribution to the Conservation Area.
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4.0	 Conclusions
The proposed development will have a positive impact on the setting of the only Listed building 
that is affected by the proposals, by reinstating demolished buildings on the opposite side of the 
road and by removing its present views of car parking with the backs of terraced houses behind.


The development will also have a positive impact on the conservation area by removing a garage 
site that has developed piecemeal over the 20th century in a predominantly residential area and 
creating a high quality development at the southern entrance to the town centre.


Because the buildings on the west side of the road are elevated above road level and Halsteads 
Terrace in particular has cellars and an attic storey, and because the proposed development would 
mark a transition between the lower density suburban development to the south and the town 
centre to the north, the principle of having a three-storey road frontage seems to be acceptable. 
The use of natural stone and slate, with more contemporary detailing to the rear and traditional 
detailing facing the road, and the proposal to break the development into separate linked blocks 
also seem to be acceptable in principle. The outline proposals therefore seem to be suitable for 
discussion at pre-application stage.







17


Appendix 


Photographs
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Photograph 1
Looking north from just within the southern 
boundary of the Conservation Area.


Photograph 2
Overdale - a villa on the west side of Duke 
Street close to the southern boundary of 
the Conservation Area. It dates from around 
1900 but has some Georgian revival details.


Photograph 3
Looking north with Halsteads, a terrace of 
four houses dating from around 1900 at the 
left and the light-coloured metal roof of the 
E H Ellis building in the middle distance.


Photograph 4
Looking north with Halsteads Terrace at 
the left, the chapel of the Settle Christian 
Fellowship (which dates from circa 1910) 
at the right and The Terrace in the middle 
distance.
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Photograph 5
The chapel of the Settle Christian Fellow-
ship (previously the Skipton Road Method-
ist Chapel), at the corner of High Hill Grove 
Street, was opened in 1909 and makes use 
of the difference in levels by having a full-
height basement storey accessible from the 
rear.                


Photograph 6
Looking north. The hedge and railings at the 
right hide a change in level.


Photograph 7
The roadside boundary next to the garage 
building is larch-lap fencing panels behind 
steel railings.


Photograph 8
The relationship between The Terrace, 
which is Listed Grade II, and the car show-
room.
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Photograph 9
The Terrace, which is Listed Grade II as ‘The 
Terrace No 3, Windyridge and The Croft’.


Photograph 10
The northern end of the site at the right. The 
low wall bordering the pavement seems to 
indicate the position of the front wall of the 
demolished building shown in Figure 6.


Photograph 11
Buildings to the north of the site on Duke 
Street appear to date from the late 19th 
century.


Photograph 12
The right-hand two buildings on the eaast 
side of Duke Street (The Cottage and Devon-
shire House) are Listed Grade II.
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Photographs 13
Looking south along Duke Street. The three 
storey building (Norlands and Milford & Co) 
is Listed Grade II and is described as circa 
1840, altered mid 19th century.


Photograph 14
Travelling south along Duke Street, with The 
Terrace at the right and the F H Ellis garage 
site visible beyond the building at the left.


Photograph 16
The view from the pavement outside The 
Terrace, looking across the garage site to-
wards the rear of houses on High Hill Grove 
Street.


Photograph 15
The F H Ellis site.







22


Photograph 17
The road frontage of the main garage build-
ing.


Photograph 18
The garage buildings viewed from the rear 
access road.


Photograph 19
Looking across the site towards The Ter-
race.


Photograph 20
The rear access to the garage site.
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9 t h  February 2018  
 
Craven Distr ict Counci l  Planning Pol icy Team 
Via Email  
 
  
Dear Si r  / Madam,   
 
PUBLICATION DRAFT LOCAL PLAN CONSULTATION RESPONSE IN RELATION 
TO SITE SG035 F H ELLIS GARAGE, SETTLE  
 
We write on behalf  of Candelisa and the site’s owners to ful ly support 
the draft al location of the site in the Publ ication Draft Local Plan.  
 
The draft al location for this wel l- located brownfield s ite i s ful ly justi f ied, 
effective and consistent with national  planning pol icy. The plan is also 
posit ively prepared as it relates to the proposed redevelopment of this  
s i te.   
 
Candelisa currently has a pre-application enquiry with the Counci l  and 
the detai led covering letter and heritage statement accompanying 
that pre-application enquiry are attached as appendices 1 and 2.  
 
I t should be noted that the Counci l’s heritage advisor has commented 
on the pre-application enquiry and has raised no objections to the 
site’s redevelopment.  
 
The al location of the site should be maintained in the Submission draft 
Local Plan.  
  
Yours s incerely 

 
 

 
Associate Director  
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Appendix 1 –  Pre-appl icat ion letter   
Appendix 2 –  Her i tage Statement submitted with pre-appl icat ion   
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26 t h September 2017   

 

Craven Distr ict  Counci l  P lann ing Department  

F .A.O  

 

 

By Hand  

 

Dear Sir  /  Madam,   

 

PREPREPREPRE----APPLICATION ENQUIRY IN RELATION TO REDEVELOPMENT OF SITE APPLICATION ENQUIRY IN RELATION TO REDEVELOPMENT OF SITE APPLICATION ENQUIRY IN RELATION TO REDEVELOPMENT OF SITE APPLICATION ENQUIRY IN RELATION TO REDEVELOPMENT OF SITE AT AT AT AT 

SETTLESETTLESETTLESETTLE    

    

We write on behalf  of Candel isa in re lat ion to a pre-appl icat ion enquiry for the 

res ident ia l  redevelopment of a car sales and maintenance s ite in Sett le .   

   

This letter together with the drawings package , des ign statement , pre-appl icat ion 

enquiry form and fee forms the pre-appl icat ion enquiry in relat ion to the proposal .  

 

Together with the architect and representat ives of Candel isa we look forward to 

meet ing with of f icers at the s ite to discuss the pre-appl icat ion enquiry ,  in advance of  

submiss ion of an appl icat ion for the s ite .   

 

A s ite meet ing with the counci l ’s  her itage adv isor and planning off icer is  sought .  

Informat ion on relevant her itage issues pertaining to the s ite is  set out in this  letter  

and the statement of the arch itect .  However ,  on the bas is  that the scheme is  at the 

pre-appl icat ion stage and as we are seek ing feedback from the counci l ’s  her itage 

adv isor on the des ign scheme produced, a fu l l  her itage assessment has not yet been 

produced. The need for and scope of a fu l l  her itage assessment to be submitted is  to 

be discussed at a pre-appl icat ion meet ing.  

 

This letter is  structured into the fo l lowing sect ions :  

 

1 .  Summary  

2. Relevant Informat ion on Candel isa 

3. S ite Deta i ls   

4 . Proposed Development   

5 . Benef its  Ar is ing from Development  

6. Local and Nat ional Planning Pol icy Address  

7 . Pre-appl icat ion Feedback sought from Craven Distr ict  Counci l   
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1 .  1 .  1 .  1 .  Summary Summary Summary Summary     

    

In summary , i t  may be noted that the pre-appl icat ion enquiry is  brought forward by 

Candel isa ,  a deve loper that specia l ises in high qual i ty new developments ,  frequent ly 

working with her itage assets .  This has included the award winning recent convers ion 

and restorat ion of a l is ted bui ld ing in Sett le Town Centre to apartments .   

 

Working with a Sett le based architect ,  the company br ings forward a pre-appl icat ion 

enquiry for the redevelopment of the Fred El l is  Garage s ite in Sett le .  The s ite is  not 

al located for a (reta ined) commercia l  use in either the adopted or  emerging Craven 

Loca l Plans (and it  may be noted that the town has extens ive exist ing and proposed 

areas al located or ident i f ied for commerc ia l  purposes) .  This s ite s its  in close proximity 

to res ident ia l  propert ies and a redevelopment has the potent ia l  to improve the 

amenity of exist ing res idents .   

 

The s ite has been ident i f ied in the Sett le  Conservat ion Area Appraisa l 2008 as an 

‘ i nt rus ive feature at the edge of the town centre ’ .  

  

The redevelopment of this  prev ious ly deve loped s ite can del iver a number of benef its  

inc lud ing:  

  

•  Benef its  to the Sett le Conservat ion Area through redevelopment ,  

acknowledging the ‘des irab i l i ty  of new development making a pos it ive 

contr ibut ion to loca l  character and d ist inct iveness ’  as foreseen by NPPF 

paragraph 131.  
 

•  Creat ion of a high-qua l i ty des ign by an award-winning deve loper , improving the 

entrance to and percept ion of Sett le more genera l ly .  
 
•  Del ivery of an apartment deve lopment which i s  wel l-su ited to meet ing the loca l  

hous ing needs of an ageing populat ion.  
  

•  Support ing the vita l i ty of Sett le Town Centre and bus inesses by locat ing 

res ident ia l  deve lopment in c lose proximity to it .  
 
•  Increas ing the proport ion of development on brownfie ld land with a reduct ion 

in the amount of green f ie ld land required for release to del iver Sett le ’ s  hous ing 

need.  
 
•  Replacing a commerc ia l  use of the s ite ,  which has been the subject of 

env ironmental hea lth compla ints ,  with a res ident ia l use . This has the potent ia l  

to create an improved relat ionsh ip with an amenity for the res ident ia l  reuses  

that s it  to the east and west of the s ite .   
 
•  Economic benef its  associated with de l ivery of a substant ia l  construct ion project ,  

job creat ion , new homes bonus and counci l  tax payments .   
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2 .  2 .  2 .  2 .  Relevant Informat ion on Candel isaRelevant Informat ion on Candel isaRelevant Informat ion on Candel isaRelevant Informat ion on Candel isa     

 

Craven Distr ict  Counci l  is  c lear ly aware of Candel isa as a developer based in Skipton 

and act ive in the Craven area .  

 

However , i t  is  cons idered important to out l ine the company’s exper ience in deve lop ing 

sens it ive schemes of h igh qual i ty  des ign ( invo lving her itage assets and in conservat ion 

area sett ings) g iven the conservat ion area sett ing of  the proposed redevelopment s ite .     

  

We provide be low detai ls  of an award-winning project  undertaken in Sett le  within a 

few hundred metres of  the Fred El l is  s i te .  

 

Other examples of deve lopments involving l is ted or non- l is ted her itage assets  

(bui ld ings and conservat ion areas) are prov ided at Appendix 2 .  

  

Candel isa ’s  manag ing d irector is  a former architect and a l l  of i ts  sta f f  are committed 

to del iver ing very h igh-qual i ty des ign in its  developments .   

 

Cragdale Lodge , Sett leCragdale Lodge , Sett leCragdale Lodge , Sett leCragdale Lodge , Sett le     

 

  
 

Cragdale Lodge s its  within just a few hundred metres of the Fred El l is  s i te in Sett le  

town centre . Candel isa won a prest ig ious bui ld ing industry award ( ‘best change of use 

of an ex ist ing bu i ld ing or convers ion ’ at  the Loca l Author ity Bu i ld ing Control  (LABC) 

Yorkshire Bui ld ing Excel lence Awards) for it s  res ident ia l  convers ion of the former 

Sett le pol ice stat ion .  

 

The grade two l is ted former pol ice stat ion and court room, which s its  with in Sett le ’s  

conservat ion area , dates back to 1830 and was or ig ina l ly bu i l t  as a pr ivate res idence 

before becoming a pol ice stat ion and court .  

  

Candel isa converted the bui ld ing into apartments ,  whi le keeping many or ig ina l 

features .  
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3 .  3 .  3 .  3 .  S ite Deta i ls  S ite Deta i ls  S ite Deta i ls  S ite Deta i ls      

    

General Descr ipt ion General Descr ipt ion General Descr ipt ion General Descr ipt ion and Ex ist ing Use and Ex ist ing Use and Ex ist ing Use and Ex ist ing Use     

        

The s ite cons ists  of a garage used for car sa les ,  MOT test ing and servic ing fac i l i ty that 

has occupied the s ite for some decades .  

 

A number of images of the s ite are inc luded at Appendix 1 . I t  can be seen that the 

s ite cons ists  of a number of ut i l i tar ian bui ld ings of vary ing ages and des ign and 

mater ia ls .  As noted later in this  letter the s ite has been assessed to have a negat ive 

impact upon the Conservat ion Area.  

 

The operator of the garage has noted that the bui ldings are uneconomical for a modern 

use being inef f ic ient from a heat ing perspect ive and with off ices and di f ferent uses 

spread across the s i te in di f ferent bui ld ings .  The owner is  act ively explor ing 

opportunit ies to re locate the bus iness to modern purpose-bui lt  faci l i t ies in Sett le ,  

a lthough as noted be low the s ite is  not protected in p lanning terms for a commercia l  

use (so the relocat ion of the bus iness is  not a determin ing p lanning i ssue) .  

  

The s ite is  s ituated in close proximity to res ident ia l  propert ies to the rear .  These 

res ident ia l  propert ies pre-date the deve lopment and growth of the bus iness on the 

s ite .  Photos at Appendix 1 ref lect the close proximity of  the commercia l  uses on the 

s ite to res ident ia l  propert ies .  The bus iness is  open from 8-17.30 on a Monday-Fr iday 

and 9-16 .00 on a Saturday .  

 

 o f Craven Distr ict  Counci l ’s  Environmenta l Health Team has conf irmed 

that no ise complaints have been rece ived from neighbour ing propert ies in relat ion to 

the uses on s ite ,  which include a number of noisy uses . The emai l  at  Appendix 4 from 

 conf irms this .  

 

The histor ic images be low show that the northern part of the ex ist ing s ite (used for 

car sales) formerly accommodated res ident ia l  property.   

 

 
 

Above and be low:  1909 and 1974 OS  Maps show fo rmer  res i den t ia l  u ses  on  the no rthe rn pa rt  

o f  the  ex i s t ing  s i te .  
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In terms of vehicular access there is  access to the s ite from both Duke Street pass ing 

the s ite and a lso from High Hi l l  Grove Street to the rear of the s ite .  These rear  

accesses to the s ite which pass through a res ident ia l  area , are in use on a dai ly bas is  

by commercia l  tra f f ic associated with the bus iness .  

 

Plann ing History P lann ing History P lann ing History P lann ing History     

 

Hav ing rev iewed the planning history of the s ite on the Counci l ’s  website there are 

only appl icat ions for minor development such as advert isements on the s ite and none 

which are cons idered relevant to th is  deve lopment proposal .   

    

References to S i te in Loca l P lans (Adopted and Emerg ing) and Conservat ion Area Appraisal References to S i te in Loca l P lans (Adopted and Emerg ing) and Conservat ion Area Appraisal References to S i te in Loca l P lans (Adopted and Emerg ing) and Conservat ion Area Appraisal References to S i te in Loca l P lans (Adopted and Emerg ing) and Conservat ion Area Appraisal     

    

•  Craven 1999 Local P lan Craven 1999 Local P lan Craven 1999 Local P lan Craven 1999 Local P lan     

 

The plan extract from the adopted 1999 Local P lan shows that the s ite fa l ls  ent ire ly 

with in Sett le ’s  Conservat ion Area (shown by the dashed red l ine on the image be low) .   

  

The s ite is  outs ide of an Art ic le 4 direct ion area which took away r ights for window 

replacement without plann ing consent ,  as shown by the unbroken red l ine.  

   

The s ite was not a l located for a reta ined employment/commerc ia l  use in the 1999 

Loca l P lan . I t  should a lso be noted that the s ite is  and histor ica l ly has been in a sui  

gener is  use and would not be covered by any of the p lan pol ic ies relat ing to B-class  

uses . There are no other histor ic pol ic ies in the Loca l P lan which are cons idered of 

major relevance to the proposed development .  

 

 



 
 

 

 

 
 

6 

 

 
 

Above :  Ex t rac t  f rom CDC 1999 Loca l  P lan showing  s i te  wi th in  Set t l e  Conse rvat i on  A rea  by 

dashed red l i ne  

 

•  Sett le Conservat ion Area Appra isal  Sett le Conservat ion Area Appra isal  Sett le Conservat ion Area Appra isal  Sett le Conservat ion Area Appra isal      

 

The Sett le Conservat ion Area Appra isa l was publ ished in Ju ly 2008 by Craven Distr ict  

Counci l  together with Env is ion  

 

The s ite fa l ls  with in the Character Area – South and West of Centre, the relevant text  

and photo of which are copied below.  

 

Character ArCharacter ArCharacter ArCharacter Area ea ea ea ----    South and West of CentreSouth and West of CentreSouth and West of CentreSouth and West of Centre 

Enter ing Sett le on Duke Street ,  now the main road into the centre of the town, the 

propert ies standing back from the main road inc lude large semis and terraces bui lt  

around 1900.  The f irst  bui ld ings of  histor ic interest are the imposing Terrace of ear ly  

19 t h century houses inc luded one house that was occupied as a school  boarding house.  

The group of smal ler bui ld ings inc lud ing Undercl i f fe House and ad joining cottages was 

the or ig inal Gir ls  High School ,  founded in 1907.  
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OnOnOnOn    the oppos ite s ide of the road to The Terrace , a modern car salesroom presents an the oppos ite s ide of the road to The Terrace , a modern car salesroom presents an the oppos ite s ide of the road to The Terrace , a modern car salesroom presents an the oppos ite s ide of the road to The Terrace , a modern car salesroom presents an 

int rus ive feature at the edge of the town centre .int rus ive feature at the edge of the town centre .int rus ive feature at the edge of the town centre .int rus ive feature at the edge of the town centre .  On the bend, fac ing Underc l i f fe ,  is  a 

group of Georg ian houses set back f rom Duke Street ,  inc lud ing the former Set t le Post  

Off i ce and houses now used as of f ices .  The footpath cont inues into the Greenfoot car park 

alongs ide the sports f ie lds of the North R ibblesdale Rugby Club .  
 

(RSL emphas is)  

 

The negat ive impact of the subject s ite on the Conservat ion Area provides for the 

opportunity to enhance the des ignated area through redevelopment .   

 

The Sett le Conservat ion Area Appra isal recommended removal of  the s ite from the 

Conservat ion Area as part of a wider delet ion of part (PBC 03) of the des ignated area , 

as shown in the image below. 

 

 
 

Above :  Image f rom Set t l e  Conse rvat i on A rea  Appra i sa l  recommending  remova l  o f  s i te  f rom 

Conse rva t ion A rea ,  w i th  p roposed  rev i sed  conse rvat ion  a rea bounda ry shown in red .   

 

 of Craven Distr ict  Counci l  has conf irmed that this  recommendat ion was 

not taken forward on the bas is  of ob ject ions f rom Duke Street res idents .   
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I t  is  noted that the Conservat ion Area appra isa l for Sett le includes guidance for Layout  

and Sit ing and Design of Bui ld ings and Extens ions . This gu idance is  incorporated at  

Appendix 3 and the des ign of deve lopment has had regard to this  guidance .  

 

I t  is  a lso noted that the Conservat ion Area appraisa l does not assess there to be any 

important /  s igni f icant views into or out of the des ignated area through or across this  

s ite .  

 

•  Emerg ing Emerg ing Emerg ing Emerg ing Craven Craven Craven Craven Local P lan  Local P lan  Local P lan  Local P lan      

 

The emerg ing Craven Loca l Plan ident i f ies the s ite within the Sett le Conservat ion Area 

(and the conservat ion area boundar ies) have not changed from those shown in the 

1999 adopted Loca l Plan. As with the adopted Loca l Plan the s ite is  not des ignated 

for any retained employment use .  
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4 .  4 .  4 .  4 .  Proposed Development  Proposed Development  Proposed Development  Proposed Development      

 

The proposed development is  the demol it ion of a l l  exist ing bu i ld ings on-s ite and 

redevelopment of the s ite for res ident ia l  uses  consist ing of 32 apartments .   

 

The res ident ia l  redevelopment of the s ite re f lects the h istor ic use of part of the s ite 

for hous ing, as noted in sect ion 2.  

 

32 car park ing spaces are proposed, the major ity of which are undercroft spaces . This 

provides a rat io of 1 car park ing space to 1 apartment . I t  should be noted that the 

s ite is  wel l - located for  Sett le ’s  town centre fac i l i t ies ,  inc lud ing bus services and train 

stat ion , reducing the need for owners to have (numerous or any) cars .   

 

The des ign ethos of the proposed development is  descr ibed in more deta i l  in  the 

statement of the Arch i tect ,  .  However , i t  is  noted that the proposed 

development has been carefu l ly des igned to ref lect i ts  conservat ion area sett ing and 

the road entrance to Sett le with high qual i ty tradit iona l hous ing to the west of Duke 

Street ,  opposite the s ite .  Regard has been had to ensure that the proposals  re late wel l  

to their  histor ic context ,  in part icular the l is ted houses opposite , whi le at the same 

t ime not s lavish ly copying ex ist ing bui ld ings or proposing deve lopment which is  

past iche.  

 

I t  is  a lso apparent that the Architect has used var ious di f ferent mater ia ls ,  roof heights 

and other des ign features in order to ensure that the bui ld ings do not appear over ly 

bulky or provide a monotonous street scene.   

 

The des ign of the development has been undertaken with regard to the gu idance from 

the Sett le Conservat ion Area Appra isal on the des ign of new bui ld ings with in the 

des ignated area (gu idance inc luded at Appendix 3) .   

 

 
Above :  S t ree t e l evat i on fac ing Duke S t ree t    
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Above :  Sou the rn  e leva t i on  d rawing  showing re la t i onsh ip  to  p roper t i es  a t  the  oppos i te s i de  o f  

Duke S t reet  

 

Amenity issues assoc iated with the impact of  development on res ident ia l  propert ies 

in the surrounding area has been careful ly cons idered . The separat ion d istance from 

the eastern elevat ion of the new bui ld ing to houses on High Hi l l  Grove Street is  c .  

26m. Whilst  the distance between windows on the western elevat ion and res ident ia l  

propert ies fa l ls  s l ight ly  below 20m reduced distances are common in urban areas and 

this  is  not cons idered to result  in any unacceptable loss of amenity to neighbour ing 

res idents .  I t  is  a lso notable that there is  ex is t ing over looking from the s ite between 

commerc ia l  bu i ld ings ,  including f irst  f loor off ices ,  on the s ite and res ident ia l  propert ies  

and the redevelopment of the s ite wi l l  a lso result  in a reduct ion in no ise creat ion from 

the s ite .  
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5 .  5 .  5 .  5 .  Benef its  Ar is ing from Development Benef its  Ar is ing from Development Benef its  Ar is ing from Development Benef its  Ar is ing from Development     
 

The proposed development has the potent ia l  to del iver a large number of benef its  in  

env ironmental ,  soc ia l  and economic terms .  

 

These benef its  are summarised below and wi l l  be expanded upon in a future planning 

appl icat ion submiss ion.    

 

Env ironmenta l Benef its  Env ironmenta l Benef its  Env ironmenta l Benef its  Env ironmenta l Benef its      
 

•  Removal of exist ing development which has been assessed to be an intrus ive 

element in the Sett le Conservat ion Area 

•  Replacement of ut i l i tar ian des ign with a careful ly des igned ‘gateway’ 

deve lopment to Sett le ’ s  Town Centre  

•  Removal of a commercia l  use with CDC’s Env ironmental Health Team has  

conf irmed has resulted in noise complaints from loca l res idents  

•  The del ivery of hous ing in close proximity to local fac i l i t ies and services and 

transport infrastructure reducing the need to trave l by car ,  with good safe 

pedestr ian access a long a short distance 

•  Use of a previous ly developed s ite for hous ing reducing the need for greenf ie ld 

land to be used for hous ing in Sett le  

•  Remediat ion of any contaminat ion that might be found on s ite dur ing the 

deve lopment process 

•  Addit iona l patronage for loca l bus inesses in Sett le from new res idents 

    

Soc ia l  Benef its  Socia l  Benef its  Socia l  Benef its  Socia l  Benef its      
    

•  The provis ion of apartments vary ing the ava i labi l i ty of house types in Sett le  

•  Provis ion of a house type that is  wel l-suited to the elder ly ,  prov iding them with 

hous ing choice and potent ia l ly a l lowing them to vacate ‘underoccupied’ houses  

in the town 

        

Economic Benef its   Economic Benef its   Economic Benef its   Economic Benef its       
 

•  A mult i-mi l l ion-pound economic benef it  ar is ing from the development (at an 

indicat ive construct ion cost of XX the proposed development would del iver an 

XX economic benef it 1) 

•  Creat ion of c .48 temporary construct ion jobs based on a rat io of 1 .5 

construct ion jobs per dwel l ing 2 

•  New Homes Bonus payment to Craven Dist r ict  Counci l  or North Yorkshire 

County Counci l  of £257,700 (based upon an indicat ive Counci l  Tax banding of  

B £1,342.19 per apartment x 6 to ca lculate New Homes Bonus)  

                                                
1      The UK Contractors Group found that a £1 investment in construction results in £2.84 in terms of benefits to the 

wider economy. This figure has also been used in the recently published Lyons Housing Review “Mobilising Across 
the Nation to Build the Homes our Children Need”. 

2  The Economic Footprint of UK Housebuilding 
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•  Ongoing annual Counci l  Tax payments of £42,950 from 32 apartments 

(compared to c .£12,000 bus iness rate payment from use of s ite at present) .   
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6 .  6 .  6 .  6 .  Loca l and Nat ional P lanning Pol icy AddressLoca l and Nat ional P lanning Pol icy AddressLoca l and Nat ional P lanning Pol icy AddressLoca l and Nat ional P lanning Pol icy Address     

 

Loca l P lann ing Pol icy Loca l P lann ing Pol icy Loca l P lann ing Pol icy Loca l P lann ing Pol icy     

 

As noted at sect ion 2 the s ite is  not des ignated for any reta ined employment use in 

the adopted Loca l Plan and the histor ic pol ic ies of the plan are cons idered of l imited 

relevance to the development proposa l ,  with emerg ing pol ic ies and NPPF pol icy 

cons idered of more relevance .  

 

Whilst  Craven Distr ict  Counci l ’s  Loca l Plan i s  st i l l  at  an emerging stage and has not  

yet reached the Publ icat ion Stage , fol lowing review of the emerging Loca l Plan as it  

relates to the s ite we note as fol lows:  

 

•  The s ite is  not al located for a retained employment use in the adopted (and 

emerging) Loca l Plan.  

  

•  Draft Pol icy SP2 : Economic Act iv ity and Bus iness Growth and Draft  Pol icy EC2:  

Safeguarding Exist ing Employment Areas refer to the safeguarding of exist ing 

employment land and exist ing employment land commitments for B1, B2 and 

B8 uses . The s ite is  not within a B1, B2 or B8 use (and is  sui gener is)  and the 

pol icy is  not therefore relevant to it .   

 

•  The Vis ion for Craven in 2032 in the Local P lan refers to  ‘Most new homes are new homes are new homes are new homes are 

s i tuated with in and around market townss i tuated with in and around market townss i tuated with in and around market townss i tuated with in and around market towns and v i l lages (on prev ious ly  developed (on prev ious ly  developed (on prev ious ly  developed (on prev ious ly  developed 

landlandlandland where i t  has been poss ib le and appropr iate) ,…The locat ion , des ign and The locat ion , des ign and The locat ion , des ign and The locat ion , des ign and 

susta inab le const ruct ion of these new homes ,susta inab le const ruct ion of these new homes ,susta inab le const ruct ion of these new homes ,susta inab le const ruct ion of these new homes ,  a long with bus iness premises and 

other commerc ia l  enterpr ises has reduced carbon emiss ionshas reduced carbon emiss ionshas reduced carbon emiss ionshas reduced carbon emiss ions ,  fuel poverty  and waste 

and respects the d is t inct ive character and her i tage of their  surround ings ,  re inforc ing respects the d is t inct ive character and her i tage of their  surround ings ,  re inforc ing respects the d is t inct ive character and her i tage of their  surround ings ,  re inforc ing respects the d is t inct ive character and her i tage of their  surround ings ,  re inforc ing 

a ‘sense of p lace’ .  The new homes have good access by walk ing , cyc l ing ,  pub l i c a ‘sense of p lace’ .  The new homes have good access by walk ing , cyc l ing ,  pub l i c a ‘sense of p lace’ .  The new homes have good access by walk ing , cyc l ing ,  pub l i c a ‘sense of p lace’ .  The new homes have good access by walk ing , cyc l ing ,  pub l i c 

t ransport atransport atransport atransport and car to loca l faci l i t ies ,  employment  areas ,  town centres and the nd car to loca l faci l i t ies ,  employment  areas ,  town centres and the nd car to loca l faci l i t ies ,  employment  areas ,  town centres and the nd car to loca l faci l i t ies ,  employment  areas ,  town centres and the 

countrys ide .countrys ide .countrys ide .countrys ide .  (RSL emphas is)      

    

•  The Vis ion for the Mid-Area of the plan-area (at p .24) states that :   

 

In Sett le ,  the h is tor ic market p lace and ra i lway stat ion on the wor ld famous Sett le - 

Car l is le Rai lway are the focal po ints of th is  we l l -connected hub for the Yorksh ire 

Dales that has a concent rat ion of shops , serv ices ,  cu ltura l fac i l i t ies ,  creat ive 

bus inesses and industry .  Older res idents in part icu lar are ab le to benef i t  f rom the Older res idents in part icu lar are ab le to benef i t  f rom the Older res idents in part icu lar are ab le to benef i t  f rom the Older res idents in part icu lar are ab le to benef i t  f rom the 

town’s int imate fee ltown’s int imate fee ltown’s int imate fee ltown’s int imate fee l and large amount of fac i l i t ies for i ts  s ize . (RSL emphas is)   

 

Based upon Candel isa ’ s  previous deve lopment in Sett le and the demographics  

of the town the proposed apartments wi l l  provide an idea l locat ion for older 

res idents ,  in c lose proximity to the town centre. I f  ex ist ing ageing res idents of  

Sett le move to the apartments th is  could free up exist ing fami ly homes in the 

area which may be ‘under occupied ’ .  
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•  Draft Pol icy SP4: Spat ia l  Strategy and Hous ing Growth indicates that Sett le wi l l  

receive 10 .5% of hous ing growth in the plan-area . This growth wi l l  necess itate 

greenf ie ld deve lopment however the s ite provides an opportunity for a 

substant ia l  part of Sett le ’s  hous ing requirement to be provided on a previous ly 

deve loped s ite .  

 

•  Draft Pol icy EC2: Safeguard ing Ex ist ing Employment Areas is  noted but not of 

relevance to the proposal as the s ite is  not des ignated for a commercia l  use . In 

addit ion , the use of the s ite is  a su i gener is  one, and not a ‘B-c lass ’  use s ite .   

 

National P lann ing Po l i cyNat ional P lann ing Po l i cyNat ional P lann ing Po l i cyNat ional P lann ing Po l i cy     

    

The fol lowing pol ic ies of the Nat iona l Plann ing Pol icy Framework are cons idered of  

pr inc ipa l relevance to the proposal .   

    

Paragraph 23 cal ls  upon counci ls  to:  

 

●  recognise that res ident ia l  deve lopment can play an important ro le in ensur ing 

the v ita l i ty of centres and set out pol ic ies to encourage res ident ia l  development 

on appropr iate s ites ;   

 

The creat ion of 32 apartments in this  locat ion wi l l  do vast amounts to enhance the 

vita l i ty of Sett le ’s  town centre .  

 

Paragraph 34 states that :   

 

P lans and dec is ions should ensure deve lopments that generate s ign i f icant 

movement are located where the need to travel wi l l  be min imised and the use 

of sustainable transport modes can be maximised.  

  

The proposed locat ion of the 32 apartments proposed, c lose to services and Sett le  

stat ion wi l l  reduce the need of res idents to t rave l .  The nearest bus stop to the east  

of Duke Street to the s ite is  only around 100m away to the south.  

 

Paragraph 56 states that :   

  

The Government attaches great  importance to the design of  the bui lt  

env ironment .  Good des ign is  a key aspect of susta inab le deve lopment , is  

indiv is ib le from good planning , and should contr ibute pos it ive ly to making 

places better for people.  

 

Candel isa are committed to high qua l i ty des ign and the draft  proposals  have been 

careful ly des igned to promote a high-qual i ty des ign at this  prominent locat ion.  
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Paragraph 60 states that :   

 

Planning pol ic ies and decis ions should not attempt to impose architectura l  

sty les or part icular tastes and they should not st i f le innovat ion, or ig ina l i ty or 

in it iat ive through unsubstant iated requirements to conform to certa in 

deve lopment forms or styles .  I t  is ,  however ,  proper to seek to promote or  

reinforce loca l d ist inct iveness .  

  

The proposals  have been carefu l ly des igned to respond to the loca l d ist inct iveness of 

the bui lt  environment of Sett le ,  part icular ly with regard to hous ing opposite .  

 

Paragraph 111 states that :   

 

P lanning pol ic ies and decis ions should encourage the ef fect ive use of land by 

re-us ing land that has been previous ly deve loped (brownf ie ld land) , provided 

that i t  is  not of high environmenta l va lue .  Local plann ing author it ies may 

cont inue to cons ider the case for sett ing a loca l ly appropr iate target for the 

use of brownf ie ld land.  

 

The proposals  fu l ly conform to this  gu idance .   

 

Paragraph 131 of the NPPF states that :   

 

In determin ing planning appl icat ions , loca l p lanning author it ies should take 

account of :  

•  the des irabi l i ty of susta ining and enhancing the s ign i f icance of her itage assets 

and putt ing them to viable uses cons istent with their  conservat ion ;  

•  the pos it ive contr ibut ion that conservat ion of her itage assets can make to 

sustainable communit ies inc luding their  economic v ita l i ty ;  and 

•  the des irab i l i ty of new development making a pos it ive contr ibut ion to loca l 

character and dist inct iveness .  

  

The proposals  involve the redevelopment of a s ite ident i f ied as intrus ive in the Sett le  

Conservat ion Area . As noted in sect ion 5, development wi l l  make a pos it ive 

contr ibut ion to the economic v ita l i ty of Sett le and it  is  a lso cons idered that the 

emerging des ign can make a pos it ive contr ibut ion to local character and dist inct iveness  

through its  local ly re ferenced des ign .   

 

NB. At this  pre-appl icat ion stage we seek a meet ing with the Counci l ’s  Her itage 

Advisor on the emerg ing scheme. On that bas is  and given the stage of des ign an 

assessment of harm relat ing to the proposal is  not presented and this  would be 

incorporated in a Her i tage Statement accompanying a plann ing appl icat ion . However , 

based on the emerging des ign and the assessment of the s ite in the Sett le Conservat ion 

Area appraisal (as int rus ive) it  is  cons idered unl ikely that a sens it ively des igned 

redevelopment proposal would be cons idered to create substant ia l  harm, with either 

no harm or less than substant ia l  harm occurr ing from redevelopment .  
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7 .  Pre7 . Pre7 . Pre7 . Pre---- appl icat ion Feedbackappl icat ion Feedbackappl icat ion Feedbackappl icat ion Feedback    sought from Craven Distr ict  Counci lsought from Craven Distr ict  Counci lsought from Craven Distr ict  Counci lsought from Craven Distr ict  Counci l     

    

Meet ing with Conservat ion Advisor and Planning Off icer  

  

Paragraph 188 of the NPPF exto ls the v irtues of pre-appl icat ion engagement and states  

that :  

 

Ear ly engagement has s igni f icant potent ia l  to improve the ef f ic iency and 

effect iveness of the planning appl icat ion system for al l  part ies .  Good qual i ty  

pre-appl icat ion discuss ion enables better coordinat ion between publ ic and 

pr ivate resources and improved outcomes for  the community .   

 

In l ine with our above comments in terms of  leverag ing the maximum benef its  from 

the scheme, paragraph 190 states that :  

 

The more issues that can be resolved at pre-appl icat ion stage , the greater the 

benef its  

 

We request a meet ing on-s ite with the Planning Case Off icer who would dea l with an 

appl icat ion and the Counci l ’s  Her itage Advisor .  Attending the meet ing would be the 

Arch itect ,   of Candel isa and I .   

 

 Spec i f ical ly ,  we would see conf irmat ion that :   

 

1 .  The res ident ia l  reuse of the s ite is  acceptable in pr incip le  

2 . The emerging des ign ethos is  acceptable    

3 . There are no her itage issues which would prec lude redevelopment and 

conf irmat ion that no harm or less than substant ia l  harm would resu lt    

4 . Required documentat ion for a p lanning appl icat ion  

 

We look forward to meet ing with off icers in due course .  

 

Yours s incere ly 

 

 

 

Associate Director  

 

 

 

Appendix  1 –  Photos of  S i te   

Appendix  2 –  In format ion on  Candel i sa ’ s  work in  a  h i stor ic  set t ing   

Appendix  3 – Guidance  for  Layout and S i t ing and Desi gn  o f  Bu i ld ings and Extens ions f rom 

Set t le  Conservat ion Area Apprai sa l  2008  

Appendix  4  – Emai l  f rom Craven Di str ic t  Counc i l  con f i rming Env i ronmenta l  Heal th  

Compla int s  regarding cur rent  use  
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Appendix 1 Appendix 1 Appendix 1 Appendix 1 ––––    Photos of SPhotos of SPhotos of SPhotos of S iteiteiteite     
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Appendix Appendix Appendix Appendix 2222    ––––    In format ion on Candel isa ’s  work in a histor ic set t ing  In format ion on Candel isa ’s  work in a histor ic set t ing  In format ion on Candel isa ’s  work in a histor ic set t ing  In format ion on Candel isa ’s  work in a histor ic set t ing      

    

In addit ion to Cragdale Lodge , Sett le ,  the fol lowing case studies are inc luded to 

provide further informat ion on Candel isa ’s  work in a histor ic sett ing ( involving 

bui ld ings that are her itage assets or located in conservat ion areas) .   

    

Peckett Well Mi l l ,  HePeckett Well Mi l l ,  HePeckett Well Mi l l ,  HePeckett Well Mi l l ,  Hebden Br idge bden Br idge bden Br idge bden Br idge     

    

    
    

Candel isa won awards for the convers ion and extens ion of this  histor ic grade I I  l is ted 

mil l  complex , dat ing from 1857 and inc luding a mult i-storey mi l l  bu i ld ing ad jacent to 

the western mi l lpond, the eng ine house, weaving shed , old coach house, mi l l  ch imney 

and two weavers ’  cottages . The development provided 12 apartments and 18 fami ly 

homes.  
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Sutton Gate LodgeSutton Gate LodgeSutton Gate LodgeSutton Gate Lodge , Craven Dist r ict,  Craven Dist r ict,  Craven Dist r ict,  Craven Dist r ict             

    

 
 

Orig ina l ly a majest ic V ictor ian country res idence and then , in more recent years ,  a 

nurs ing home. Candel isa has now restored and extended this  histor ic bui ld ing into ten 

luxury, h igh spec i f icat ion apartments .   

 

Candel isa was highly commended for its  redevelopment of Sutton Gate Lodge at the 

Loca l Author ity Bui ld ing Control (LABC) Yorkshire Bui ld ing Exce l lence Awards 
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Prov idence Quarter ,  Sk ipton Prov idence Quarter ,  Sk ipton Prov idence Quarter ,  Sk ipton Prov idence Quarter ,  Sk ipton         

 

 

 
        

A highly prominent redundant of f ice block in Skipton’s conservat ion area , Providence 

Place has been extens ively facel i f ted external ly  by Candel isa ,  creat ing a more attract ive 

deve lopment with in the conservat ion area .  

  

The redevelopment of  the redundant complex has created a detached house, 39 

apartments and a new off ice premises for Candel isa .  
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Appendix Appendix Appendix Appendix 3333    ––––    Guidance for Layout and Si t ing and DesiGuidance for Layout and Si t ing and DesiGuidance for Layout and Si t ing and DesiGuidance for Layout and Si t ing and Desi gn of Bu i ld ings and Extens ions gn of Bu i ld ings and Extens ions gn of Bu i ld ings and Extens ions gn of Bu i ld ings and Extens ions 

from Sett le Conservat ion Area Appra isa l 2008from Sett le Conservat ion Area Appra isa l 2008from Sett le Conservat ion Area Appra isa l 2008from Sett le Conservat ion Area Appra isa l 2008    

    

“ It  may be appropr iate for the Counci l  to inc lude a pol i cy in the Loca l Deve lopment  

Framework Core Strategy or S i te A l locat ions DPD that  adv ises :  ‘ In assess ing plann ing 

appl icat ions with in al l  Conservat ion Areas , Craven Dist r ict  Counci l  wi l l  pay part icu lar  

attent ion to the fo l low ing:  

 

Layout and S it ing -  

 

• New developments should be la id out to respect h is tor ic s t reet patterns and p lot forms ; 

• Bui ld ings shou ld be pos it ioned where they wi l l  respect the arrangements of neighbour ing 

bui ld ings ;  

• New deve lopments should not encroach into the sett ings of ex is t ing bui ld ings ;  

• Views of landmark bu i ld ings shou ld always be safeguarded , (eg . in Set t le ,  those towards  

the Giggleswick Schoo l Chapel and Cast leberg Crag) ;  

• The s i t ing of new bui ld ings should mainta in the l ine of the h is tor ic s t reet f rontages ;• The s i t ing of new bui ld ings should mainta in the l ine of the h is tor ic s t reet f rontages ;• The s i t ing of new bui ld ings should mainta in the l ine of the h is tor ic s t reet f rontages ;• The s i t ing of new bui ld ings should mainta in the l ine of the h is tor ic s t reet f rontages ;     

• Where his tor ic land d iv is ions surv ive these should be mainta ined;  

• New developments should protect exis t ing t rees ,  hedges and other establ ished 

boundar ies ;  

• New plant ing on boundar ies and/or rep lacement t rees should be of nat ive spec ies  

appropr iate to the loca l i ty ;  

 

Des ign of Bui ld ings and Extens ions – 

 

• Bu i ld ing des ign shou ld ref lect the immediate ne ighbours in terms of he ight ,  mass ing, • Bu i ld ing des ign shou ld ref lect the immediate ne ighbours in terms of he ight ,  mass ing, • Bu i ld ing des ign shou ld ref lect the immediate ne ighbours in terms of he ight ,  mass ing, • Bu i ld ing des ign shou ld ref lect the immediate ne ighbours in terms of he ight ,  mass ing, 

scale and fenestrat ion (the major i ty  o f windows in Sett le have a ver t i ca l emphas is) ;scale and fenestrat ion (the major i ty  o f windows in Sett le have a ver t i ca l emphas is) ;scale and fenestrat ion (the major i ty  o f windows in Sett le have a ver t i ca l emphas is) ;scale and fenestrat ion (the major i ty  o f windows in Sett le have a ver t i ca l emphas is) ;     

• Bu i ld ing des ign should complement and enhance the character• Bu i ld ing des ign should complement and enhance the character• Bu i ld ing des ign should complement and enhance the character• Bu i ld ing des ign should complement and enhance the character     o f the ne ighbour ing of the ne ighbour ing of the ne ighbour ing of the ne ighbour ing 

bui ld ings ;bui ld ings ;bui ld ings ;bui ld ings ;     

• Cho ice of mater ia ls  and architectura l detai ls  shou ld be carefu l ly  re lated to the local ly  • Cho ice of mater ia ls  and architectura l detai ls  shou ld be carefu l ly  re lated to the local ly  • Cho ice of mater ia ls  and architectura l detai ls  shou ld be carefu l ly  re lated to the local ly  • Cho ice of mater ia ls  and architectura l detai ls  shou ld be carefu l ly  re lated to the local ly  

d is t inct ive features of surround ing bu i ld ings ;d is t inct ive features of surround ing bu i ld ings ;d is t inct ive features of surround ing bu i ld ings ;d is t inct ive features of surround ing bu i ld ings ;     

• New development should use mater ia ls  which are t rad it iona l to the conservat ion area 

and of h igh qual i ty  ( the use of UPVC, concrete roof t i les or other non-t radit ional mater ia ls  

is  not cons idered appropr iate) ;  

• High qual i ty  modern architecture that is  wel l  integrated wi th t radit iona l bu i ld ings wi l l  • High qual i ty  modern architecture that is  wel l  integrated wi th t radit iona l bu i ld ings wi l l  • High qual i ty  modern architecture that is  wel l  integrated wi th t radit iona l bu i ld ings wi l l  • High qual i ty  modern architecture that is  wel l  integrated wi th t radit iona l bu i ld ings wi l l  

be encouraged ;be encouraged ;be encouraged ;be encouraged ;”     

 

(Emphas is  added by Rural Solut ions to cr i ter ia cons idered most re levant  to th is  pro ject)  
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1.0	 Introduction

1.1	 The Purpose of the Report

This Heritage Statement has been commissioned by Rural Solutions Ltd on behalf of Candelisa. 
It provides supporting information for proposals to redevelop the site of the F. H. Ellis garage in 
Duke Street, Settle, which is within the Settle Conservation Area and opposite a Grade II Listed 
building. Craven District Council, before considering a pre-application enquiry, have asked that a 
specialist heritage consultant is employed to prepare a statement of significance, to have an input 
into the building design, and to prepare a heritage impact assessment.

This report has been prepared by  BA MA DipSurv IHBC MRICS following site visits on 
30th October and 2nd November 2017.

1.2	 Historical Background

Settle lies on a main east-west route across the pennines at a point where the Ribble could be 
forded. The town developed at the foot of Castlebergh, the limestone crag that forms the back-
drop to views towards the north. To the south and west of the town the underlying rock is Mill-
stone Grit and marshy conditions meant that until a turnpike trust was established in 1753 the 
road from the south and east crossed Long Preston moor and took a precipitous route to Upper 
Settle.

The settlement has pre-conquest origins, but the street pattern and boundaries that form the basis 
for the layout of the present town centre and Upper Settle date from the middle ages, when Settle 
became more important than neighbouring Giggleswick. A market charter was granted in 1249 
and there is a documentary reference to an old bridge at Settle in 1498. The earliest surviving 
buildings in the town date from the seventeenth century: in common with other parts of the north 
of England a ‘Great Rebuilding’ began at this period and continued for the next two centuries. A 
few houses in the town are recognisably of this date because of their chamfered mullioned win-
dows and datestones, but others are now disguised by later alterations. 

The majority of buildings within the Conservation Area date from the 18th or early 19th centu-
ries, when there were significant changes to the town. The old route from Long Preston via Up-
per Settle that passed through the market square and Kirkgate towards Settle Bridge remained 
and is shown on Jeffrey’s map of 1771 (Figure 1), but the turnpike road that was created after 
the Act of 1753 took a different route. Duck Street or Duck Lane, which was previously a track 
leading to fields, was re-aligned and widened and surfaced to become part of the new road from 
Long Preston and then re-named Duke Street in recognition of its increased status. Initially the 
turnpike road turned west at the market place to take the existing route to the bridge via Kirkgate, 
but in 1804 a new road taking a direct route between the market place and the bridge was built. 
Improved communications allowed Settle to develop as a market town and a centre for a diverse 
range of crafts and trades. There were several old corn mills on the River Ribble and its tributaries 
that offered sites for the water-powered cotton spinning mills that were built as part of the early 
industrialisation of the textile trades, including Settle Bridge Mill, King’s Mill, Runley Bridge 
Mill and High Mill. With this increased prosperity a number of houses for men with wealth from 
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trade, professions or family connections were built or rebuilt in the town, several with fashionable 
late Georgian or Regency classical facades with sash windows. Humbler buildings adopted ele-
ments of the same style.

When a railway from Skipton to Morecambe opened in 1849-50 it included a station, later re-
named ‘Giggleswick’, near the town, but the Settle to Carlisle Railway, which opened in 1876, had 
a much greater impact because the line was built through the town itself. A station with goods 
shed, cattle pens and water tower was built to a standard Midland Railway pattern and  sandstone 
viaducts spanning Church Street and Kirkgate and an overbridge on Station Road became domi-
nant features of the townscape.

Although Settle continued to expand after the coming of the railways, its remote location and 
the distance from coalfields meant that its textile industries did not develop on the scale of those 
in some other northern industrial towns. A market place remains at its centre, with small shops, 
pubs and residential buildings making it an attractive place to visit or to live in.

1.3	 Building Materials

The predominant building material in the central part of Settle is stone rubble, mostly local Mill-
stone Grit sandstone but with some limestone. Before the middle of the 19th century stone of this 
quality would always be rendered, and although the original finish has been stripped from many 
buildings to reveal the rubble, numerous rendered buildings remain, mostly with a smooth render 
rather than a roughcast. A few of the more prestigious buildings are faced with sandstone ashlar 
and some later 19th century buildings use ‘York Stone’ - narrow uniform courses of sandstone 
with a rock-faced finish. Some stone slate roofs remain, and a few buildings have been covered 
with Welsh slate or artificial slate, but blue/grey Burlington slate predominates. Many of the 
windows have stone surrounds with vertical proportions, intended to take sashes. This reflects the 
late 18th and 19th century dates when many of the buildings were built or re-fronted and the sur-
rounds project from rubble walls that were originally rendered.
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Figure 2. The first 
edition of the six inch 
Ordnance Survey 
map, surveyed in 
1847.

Figure 3. A detail of 
the 1847 map. ‘Ter-
race’ is the Listed ter-
race of 3 houses. A 
continuous block of 
buildings with a gar-
den behind is shown 
on the opposite side 
of the road, on the 
northern part of the 
site of the proposed 
development.

Figure 1. Jeffrey’s 
Map of Yorkshire, 
published in 1771, 
shows both the 
turnpike road and the 
old route from Long 
Preston.
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Figure 4. The first 
edition of the twenty-
five inch Ordnance 
Survey map, sur-
veyed in 1893. 

Figure 5. The second 
edition of the twenty-
five inch Ordnance 
Survey map, revised 
in 1907.



6

1.4	 The Conservation Area Boundary

The Conservation Area boundary extends to the south from the town centre to enclose buildings 
on both sides of Duke Street (Figure 6). The position of the boundary is not easy to justify as it 
includes 20th century development on the east side of the road that has no architectural or his-
toric merit. 

A Conservation Area Appraisal published by Craven District Council in July 2008 recommended 
several boundary changes, including the exclusion of an area labelled ‘PBC 03’, outlined in blue 
on the proposals map (Figure 7) and described as ‘the undistinguished 20th century buildings at 
Duke Street and High Hill Grove Street’. These changes have not been implemented, but even if 
properties to the west of Duke Street are to be kept in the Conservation Area there seems to be 
no justification for retaining the 20th century development on the east side (including the F H 
Ellis site) within its boundary. 
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Figure 6. A conserva-
tion area boundary 
map downloaded 
from the Craven Dis-
trict Council web site. 
The southern and 
western boundaries 
seem to be question-
able as they exclude 
the Settle - Carlisle 
railway station and 
include some 20th 
century housing as 
well as the F H Ellis 
site.

Figure 7. An extract 
from the Conserva-
tion Area Appraisal 
published by Craven 
District Council in 
2008 showing a pro-
posed revision to the 
Conservation Area 
boundary to exclude 
the area outlined in 
blue.
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2.0	 The Site and its Surrounding Area

2.1	 The Development of Duke Street 

The creation of a new route to Long Preston and beyond following the turnpike Act of 1753 
brought major changes to Settle. The track leading south from the market place was widened and 
assumed new importance as part of a road that was suitable for wheeled traffic, to replace the old 
packhorse route through Upper Settle. The road through the town from the market place was 
straight and level and several buildings were built or rebuilt in a classical style to face it. At the 
southern end of this widened street, where the road bends to the west and rises, there is a triangu-
lar area, now covered with asphalt, in front of buildings on the east and south sides of the road. 

There do not appear to have been any buildings beyond this point. The Terrace, which is de-
scribed below, was probably built in the 1830s, and the first large-scale Ordnance Survey map 
(Figure 3), which was surveyed in 1847, shows that there were buildings directly opposite at that 
date, on what is now the northern part of the F H Ellis garage site. These buildings are shown 
on the roadside, with a garden behind that suggests a probable domestic use. The 1892 and 1907 
maps (Figures 4 & 5) also show buildings on the site but the 45-year gap between the first six-
inch survey and the first twenty-five inch survey makes it difficult to be sure that the same build-
ings are shown. The surviving buildings next to the site have stonework detailing that suggests 
that they date from the later 19th century.

Old photographs said to date from the 1870s and reproduced in ‘The Ancient Parish of Giggles-
wick’, published by the Settle and District Civic Society in 1975, show 2-storey buildings on the 
east side of the road opposite The Terrace (Figures 9 & 10), but it is difficult to be sure whether 
these are the buildings that survived until they were demolished to be incorporated into the garage 
site in the 20th century, or whether they were replaced later in the 19th century. An undated 
photograph included in the book (Figure 8) shows part of the building that was demolished, and 
although its details are indistinct, the stonework of the chimney does suggest a late 19th century 
date.

The 1892 map (Figure 4) shows that although there were almost no buildings between The 
Terrace and the buildings opposite and what is now the Falcon Manor Hotel to the south, some 
development had begun. Four of the eight houses of Halsteads Terrace had been built, and what 
was to become High Hill Grove Street and its back alleyway are shown as paths. The 1907 map 
(Figure 5) shows further development of terraces, pairs, and detached houses, on the west side of 
Duke Street and on High Hill Grove Street. The roadside buildings on the northern part of the 
F H Ellis site are shown and sub-divisions of the remainder of the site are also shown, but the 
garage buildings do not yet exist.
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Figure 8. An undated 
photograph from 
‘The Ancient Par-
ish of Giggleswick’, 
published by Settle & 
District Civic Society 
in 1975 shows at the 
right-hand side one 
of the demolished 
buildings on the site.   

Figure 9. A photo-
graph dated circa 
1870 from ‘The An-
cient Parish of Gig-
gleswick’, published 
by Settle & District 
Civic Society in 1975 
shows the demol-
ished buildings at the 
roadside opposite 
The Terrace.   

Figure 10.  A second 
photograph dated 
1870 from ‘The An-
cient Parish of Gig-
gleswick’, published 
by Settle & District 
Civic Society in 1975.
This gives a more 
distant view before 
the west side of the 
road was developed.   
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2.2	 Listed Buildings

There is only one Listed Building in the vicinity of the site: Figure 11 is an extract from the Na-
tional Heritage List map. The Terrace (now ‘The Terrace No 3, Windyridge and The Croft’)
is Listed Grade II and consists of three houses. It probably dates from around 1840 or shortly 
before and was almost certainly designed by George Webster of Kendal. He was responsible for 
Ingfield (now the Falcon Manor Hotel) to the south on Duke Street and for the Parish Rooms 
(now the Town Hall) in the market place. Both of these buildings are designed in the Jacobean 
style but Webster also worked in classical styles and used some Grecian detailing.

The three houses share a symmetrical facade, with the central house being emphasised by pilas-
ters, a projecting central bay and a cornice and blocking course with urns. The adaptation of a 
palace facade design for urban terraces began in the eighteenth century, and this later Regency 
example has tall ground-floor sash windows with stone aprons, and projecting modillioned gutter 
cornices to the side houses. The dressings are sandstone ashlar but (unlike the Town Hall which 
has been stripped to reveal the rubble beneath) an unpainted render that is probably Roman ce-
ment remains.

The houses are elevated above road level and set back behind front gardens with sandstone 
boundary walls that have lost their railings. The 1847 Ordnance Survey map (Figure 3), that was 
surveyed shortly after the terrace was built, shows buildings at the roadside opposite on part of 
the site of the proposed development. 

Figure 11. Part of 
the map of Settle 
downloaded from the 
National Heritage List 
web site. Small black 
triangles represent 
Listed buildings.



11

2.3	 Topography

Although the turnpike road that became the main route into Settle from the south avoided the 
steep inclines and sharp bends of the old route, it was neither completely straight nor flat. As it 
enters the town it crosses undulating ground and follows old curving field boundaries. Beyond 
the Falcon Manor Hotel it rises and then drops down again in a gentle double curve, with rising 
ground to the west and a steep drop to relatively level ground to the east now occupied by 20th 
century housing and the playing fields of the Rugby Club.

2.4	 Vistas

The southern boundary of the Conservation Area is near the brow of a hill, and on descending 
into the town from the south the curves in the road give changing views.

At the entrance to the Conservation Area the buildings on the left-hand side are set back behind 
gardens with their entrances above ground level. All date from around 1900 and are built of 
sandstone with slate roofs. Apart from some of the detached or paired villas at the entrance to the 
Conservation Area (which are not inter-visible with the development site) none of the buildings 
are of sufficient interest or quality to be considered for inclusion in a Local List.

When descending towards the town the former Methodist church is visible at the right (Photo-
graph 5). Apart from the traceried window facing the road it is architecturally undistinguished, 
but it does make use of the change in level by having a full-height basement storey accessible from 
the rear. On the opposite side of the road Higher Halsteads (Photograph 3) is a terrace of four 
two-storey houses. Because of curves in the road the facade of The Terrace, which is the only 
Listed building in this part of the Conservation Area, becomes visible. Also prominently visible 
opposite is the light-coloured metal roof of the F H Ellis showroom, only partly obscured by a 
hedge (Photographs 4 & 6).

When progressing further towards the town centre Halsteads Terrace is at the left. This is a taller 
terrace of eight houses of two storeys over cellars with attic dormers to its steeply-pitched roof. 
The F H Ellis showroom, with prominent signage and large display windows, is opposite (Photo-
graphs 15 & 17).

The road curves to the right past The Terrace, which faces an open asphalted area of car parking 
with a white-painted former petrol station building, before the road narrows to pass between the 
two stone buildings that form the entrance to the town centre (Photograph 10).

When travelling in the opposite direction, leaving the town centre towards the south, the view is 
terminated by an irregular row of buildings that includes the Grade II Listed Norland and Mil-
ford & Co premises (Photograph 13). The road curves towards the right and rises, with The Ter-
race and Halsteads Terrace visible on the right-hand side but with the open area of parking and 
the 20th century buildings on the garage site prominent on the left-hand side (Photographs 14 & 
15). Where a building has been demolished to create the parking area there are views of the backs 
of terraced houses (Photograph 16).
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2.5	 Uses

Except for the F H Ellis site, which is used for car sales and repairs, and the Settle Christian Fel-
lowship Church, the predominant use in this part of the Conservation Area is residential.

2.6	 Boundaries

The sandstone walls that border the pavement on the west side of the road are almost continuous. 
Most originally had railings that are now missing. On the east side of the road, between the garage 
buildings and the church, there are steel railings on top of a retaining wall. Immediately behind 
the railings there are larch-lap fencing panels, leylandii, and mixed hedging (Photograph 7).

2.7	 Trees and green spaces

There are no mature trees on the site or in its immediately surrounding area, but the houses on 
the west side of the road have front gardens with shrubs, bushes, hedges and grass.
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Figures 12, 13. The 
boundaries of the 
site superimposed on 
the 1907 Ordnance 
Survey map and on a 
recent aerial photo-
graph.

Figure 14 A tilted 
aerial image taken 
from Google maps 
showing the relation-
ship between the site 
and the town centre.
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2.8	 The Site

Figure 13 shows an aerial view with the site boundary. The northern part, opposite The Terrace, is 
on the site of demolished buildings and has a tarmac surface used for car parking and display.

A 2-storey flat-roofed detached building is set back from the road and used as offices (Photograph 
15). Its white-painted upper storey oversails and is supported on two columns, suggesting an 
original use as a petrol station. Its rear and side walls are partly faced with stone, with stained tim-
ber cladding above (Photograph 19). It presumably dates from the 1960s. Its mixture of materials 
and window styles and the placement of openings means that it lacks coherence as a design and it 
strikes a discordant note.

The main building is red brick with a curved metal roof. It has two storeys, with the upper storey 
entered at road level at the front (Photographs 17 & 18). The street frontage has a blue plastic 
fascia and inserted display windows. At the rear its full height is apparent. It is flanked by nar-
rower buildings of similar utilitarian appearance., the southern one having cement-rendered blank 
walls. Photographs 19 and 20 show views across the site from the rear and demonstrate its nega-
tive impact on the appearance of the Conservation Area.

Views of the site when travelling along Duke Street have already been discussed in Section 2.4, 
above.



15

3.0	 The Proposals and their Impact

3.1	 The Proposed Scheme

The sketch proposals are for a residential use as thirty-two apartments in three linked blocks. The 
frontages to Duke Street are to have a more traditional appearance, of three storeys with the third 
storey treated as an attic with windows that are less tall. The northern block, opposite The Ter-
race, is to be more classical in its symmetry, window detailing and pilaster strips, while the other 
blocks are to be more vernacular in style, with recessed glazing to openings that are reminiscent of 
the loading bays found in some of the 18th and 19th century commercial buildings in Settle. The 
rear elevations are to be more contemporary in appearance. No heritage assets are to be altered or 
demolished as a result of the development, and so the only heritage considerations are its effect on 
the setting of one Listed terrace of three houses and on the character and appearance of the Settle 
Conservation Area.

3.2	 The Setting of The Terrace

The Terrace is the only Listed building that would be affected by the proposed redevelopment, 
and no unlisted buildings in the vicinity are of sufficient architectural or historic interest to 
be considered as ‘Non Designated Heritage Assets’. The Terrace (Listed as ‘The Terrace No 3, 
Windyridge and The Croft’) is described in Section 2.2, above. It is late Regency in style and has 
an urban form, with three separate houses sharing a symmetrical front that gives them an impos-
ing facade. Its principal rooms would have been on the ground floor - this is emphasised by the 
greater height of the ground floor windows - and not on the first floor as they would have been in 
the 18th century. Buildings are shown at the roadside opposite on the 1847 map (Figure 3) and 
it is likely that they were there when the houses were first built. This suggests that the facade was 
intended to be viewed obliquely - the difference in ground levels would make a full-frontal view 
difficult even if there were no buildings opposite. The reinstatement of a building opposite will 
improve the setting by removing the present open car display area. Although the proposed build-
ing is 3 storeys, The Terrace is elevated above road level and was intended to be viewed obliquely 
in an urban context and was not designed to take advantage of any views.

3.3	 The Conservation Area

The Conservation Area Appraisal published by Craven District Council in 2008 recommended 
revising its boundary to exclude most of the site and noted that it has a negative impact on the 
character and appearance of the Conservation Area. However, it has remained within the desig-
nated area and lies on the main route into Settle from the south.

The proposed replacement buildings will reinstate the demolished buildings at the north end of 
the site and give a sense of passing from the more open suburban outskirts of the town into the 
town centre, where the streets are lined with buildings on both sides. Separation into three blocks 
with differing roof heights and alignments will follow the pattern of development on the opposite 
side of the street, where there are terraces and pairs of houses of differing designs unified by their 
use of materials and overall form. The use of sandstone, slate and render for the new buildings and 
their detailing, including vertically-proportioned windows with stone surrounds, will help them to 
make a positive contribution to the Conservation Area.
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4.0	 Conclusions
The proposed development will have a positive impact on the setting of the only Listed building 
that is affected by the proposals, by reinstating demolished buildings on the opposite side of the 
road and by removing its present views of car parking with the backs of terraced houses behind.

The development will also have a positive impact on the conservation area by removing a garage 
site that has developed piecemeal over the 20th century in a predominantly residential area and 
creating a high quality development at the southern entrance to the town centre.

Because the buildings on the west side of the road are elevated above road level and Halsteads 
Terrace in particular has cellars and an attic storey, and because the proposed development would 
mark a transition between the lower density suburban development to the south and the town 
centre to the north, the principle of having a three-storey road frontage seems to be acceptable. 
The use of natural stone and slate, with more contemporary detailing to the rear and traditional 
detailing facing the road, and the proposal to break the development into separate linked blocks 
also seem to be acceptable in principle. The outline proposals therefore seem to be suitable for 
discussion at pre-application stage.
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Appendix 

Photographs
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Photograph 1
Looking north from just within the southern 
boundary of the Conservation Area.

Photograph 2
Overdale - a villa on the west side of Duke 
Street close to the southern boundary of 
the Conservation Area. It dates from around 
1900 but has some Georgian revival details.

Photograph 3
Looking north with Halsteads, a terrace of 
four houses dating from around 1900 at the 
left and the light-coloured metal roof of the 
E H Ellis building in the middle distance.

Photograph 4
Looking north with Halsteads Terrace at 
the left, the chapel of the Settle Christian 
Fellowship (which dates from circa 1910) 
at the right and The Terrace in the middle 
distance.
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Photograph 5
The chapel of the Settle Christian Fellow-
ship (previously the Skipton Road Method-
ist Chapel), at the corner of High Hill Grove 
Street, was opened in 1909 and makes use 
of the difference in levels by having a full-
height basement storey accessible from the 
rear.                

Photograph 6
Looking north. The hedge and railings at the 
right hide a change in level.

Photograph 7
The roadside boundary next to the garage 
building is larch-lap fencing panels behind 
steel railings.

Photograph 8
The relationship between The Terrace, 
which is Listed Grade II, and the car show-
room.
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Photograph 9
The Terrace, which is Listed Grade II as ‘The 
Terrace No 3, Windyridge and The Croft’.

Photograph 10
The northern end of the site at the right. The 
low wall bordering the pavement seems to 
indicate the position of the front wall of the 
demolished building shown in Figure 6.

Photograph 11
Buildings to the north of the site on Duke 
Street appear to date from the late 19th 
century.

Photograph 12
The right-hand two buildings on the eaast 
side of Duke Street (The Cottage and Devon-
shire House) are Listed Grade II.
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Photographs 13
Looking south along Duke Street. The three 
storey building (Norlands and Milford & Co) 
is Listed Grade II and is described as circa 
1840, altered mid 19th century.

Photograph 14
Travelling south along Duke Street, with The 
Terrace at the right and the F H Ellis garage 
site visible beyond the building at the left.

Photograph 16
The view from the pavement outside The 
Terrace, looking across the garage site to-
wards the rear of houses on High Hill Grove 
Street.

Photograph 15
The F H Ellis site.
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Photograph 17
The road frontage of the main garage build-
ing.

Photograph 18
The garage buildings viewed from the rear 
access road.

Photograph 19
Looking across the site towards The Ter-
race.

Photograph 20
The rear access to the garage site.




