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TOWN AND COUNTRY PLANNIKG ACT 1971 - SECTION 36 AND SCHEDULE
APPEALS BY HALIFAY BUILDING SOCIETY _
APPLICATION NOS: 1/4¥/B7, 1/625/87 AND 1/LB37/87.

he Secretary of State for the Environment Lo §:
J

1. I am directed by © 3
consideration has been ven to the repcrt of the Inspector Mr J D Wa
T § v

Barch, MCD, MRTPT, R4, who neld a incal inguiry inte your clients' appe
Sections 36 and 56 and Schedules % and 1% of the Town and Ccuntry Flanning ACt
1971 azainst the dzciclons of the Ipswich Borough Council tod

A. rvefuse nlamning permission for the change of usaz of a public house
(with ancillary residential accommodation) to building socieny branch
’)ft foa.,

B. refuse planning permission for part demolition, internal and axternal
alteratione (including new shop front Lnborpr_a:iz auromatic tellar

achina) and erection of single storey and two stovev extensions ab

rear; and

o, rafuss listed building consent fur part dene
ternal i shop frou
1 2 Lo i
Cornnill, Ipswish, Suffolk.

.
reconmended that the appeals be dismissed.
3 The Secretary of State considers that the main isswas to be
. the preservation of the : ’ the lpswich Central

‘and the effect of zhe proposed works upon the listed building.

FumeA P




. is appropriate to its character and accords with paragraph 20 of Circular 8/87 zs
2ossibly its best use and that the proposed use would not be as appropriate. He
-« lso considers that the proposed change would be centrary to po}icy Cl of the
Approved Structure Plan and Policy El of the Ipswich Central Aréa Local Plan,

LPPEALS B & C

5. The Secretary of S3tate notes that the proposed development would continue
the process of incremental change to No 8 Cornhill and that much of the propusal
would not be detrimental to the special architectural or historic interest of
the building. However he agrees with the Inspector that the works to the ground
floor of the listed building (described at parazraph 13.3 of the Inspector's
report) would be detrimental to the special architectural or historic interest
of the building and therefore cortrary to Policy €2 of the Approved Structure
Plan. He notes that your clients are prepared to modify the works should the
necessity arise but agrees with the Inspector that it would not be appropriate
to impose a condition which might overccme this problenm.

6. For the reasons given above the Secretary of State agrees with the
Inspector's conclusions and accepts his recommendation and he hereby dismisses
your clients' appeals accordingly.

7+ A separate note 1s attached to this letter, sstting out the circumstances in
which the validity of the Secretary of State's decisions may be challenged by
the maiiing of an application to the High Court.

i
I an Gentlemen
Your obedient Servant

K & HARDING
"Authorised by the Secretary of State for the Environment
tao sign in that behalf
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INSFECTOR'S  CONCLUSTIONS

listed building consent Application No:

i ural azad historic interest primarily because
se of 1ts character as a wmodest building that
historic town centre over many centurics. The
ribi to the character and appearance of the
t A : 2 proposed works would be substantial relative
Lo the size of the buildiug they would continue the process of iacrementa
change to Yo 8. .
13.2 The reandered out~building at the rear of No 8 lies bevend the timber .
framad part of the building., I agree with the main parties that the demolirien
I the out-building 13 harm the ial i f the listed buiigdi
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3.5 Howewver.,,in the eveont of listed buildine congent ted, ir is
- N - - . - '_ . ‘.. . . . .

SUQ ggited 2Rt in addition o Che normal tims limiting condition, conditions

shodld be imposcd regavding:
’ r he local pi
he new
3
b} the rey o the courtyard at the coupletica
of the works.
(¢} the retention of the flat head to the dormer on the front el
{(d) the prOV'sfon of reasonable access to the Urban Archaenlozis
County Council during the course of the works.
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The appeal against the rafusal of pla saaning permissioun Anplication Wo: I/41/87

13.13  The preseunt use of No 8 appears to have evolved from 1rs use [or many
genarations as a dwelling with provision for the sale of alcoholic drinks. Ove
“this pericd numerous changes have been made to the bullding. Therefore the use
of ¥o 8 as a publiic house with zssociated residential accommedation on most of
the upper two floors se=ms to be wholly appropriasfe to the character ¢f rhe
listed building. It can possibly be considered a3 the best use for the listed
building in accordance with naticnal policy at parasraph 20 of Circular 3/37.
The proposed use would not be as appropriate as the existing use to the
character of the listed building.
13.14 Cornhiil is a main focal point in the town centre. Its character derive
frow buildings mainly in nen-retail uses. Westgate Street and Tavern Strezt,
which lead into Corubill, con:ain bulldings predominently in recail uece., No &,
The Golden Licn ilotel and (he Victoria Bar countriburte to the vitality and
attrvactivensss of Cornhill and rhe Congservation Ares generally.
13,15 The use of ¥o 8 as a building society branch sifice would relare well t
the banks, the post office and the retail premises in the area and would act e
contrary to any ‘and use policy for the town centre. However the proposed
ehange of use of Yo 3 would result in Cornhill be 2 less interesting aad
zttractive place, especially during the aveniag, thHe Golden Lion is
cefurbished as intecded by the owners of Yo 3. 7 apose of use of ¥
8 would aot preserve or eunhance the character of 1S2rv Ared as
referred to in section 277(8) of *he Act, and woul contrary toe Folicy Ol of
tha Proposed to the Suffolik founty Stru Plan and ©o Policy El o
the Ipswich O Plun.
s of access to rthe residential parts of Ne &

gh areas of the property ia commercial use.

f long standing, 1t appears that, by fact and
to the main use of the sroperty as 4 public
to He in a mixed use a3z s public house and as

permission would aot be reguired for the use

thie properiy as
T opu st be considered

as iswever the
e 1ia the asbit of
i tesizy Guilelines
at accosmodation
as

cousidered unlikely thac
self-contained in view of

he wmade
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clzs# of rhe Town and Count
within classes A3 and Al wmip
use, t2 the character of the
preserve the character of th
thzn the proposed use, .

13.19 The evidence that So 8 would still have a financially viable future as a
public house was not challesnged at the inquiry. However, irre
cutcome of these appeals, the future use of No 8 has to be s
of the plans of the owner. The owner was not re

Taking into account all the circumstances in thi 3
conclude, whether or not, on the b.iunce of nrobabili
likely to continue in use as a public house in the e
being succassful, which was the test a 13

Council v British Waterwavs Board {198

13.20 " Although no evidence was given that No 8 is in a poor structural
condition, the appellants would refurbish and mainta it to a very high
standard, which is an im uportant consideration in relation to its long term

preservation. i
i

. - .

n for planning permission was not accompanieac DV oan
DTO“Ogdl for works to the listed building. In consideri

O

.21 The applicatio
-

ng the effect of the
propesed change of use c¢n the listed building, in accordance with secticn 35(3)
of the Act, it would scem to be unreasonable not to take into account the works
which the appellants wish to undertake and which have besen consziderad in
relation to the appeal agzinst the refusal of listed buildiag consent. Al:thouzn
taternal ziteraticns are not normally subject to plauning controis it appears

i
that they can be by virtue of section 56(3).

13.22 4 bullding society braach office might be considered as a use falling
within class Bl. Therefore, in the event of pianning permiscion bazing granted,
the suggested condition to restrict tine use of the premisas to class AZ would
geen Lo be mecessary to overcome the harm that would result te the character of
Conservaticn Area if the premises were to be used ia the future as a
m of ofiice,
The appeal against rhe refuysal of slanning permission Adsiication Ho: I1/529/37

13.22 The finzl seantence of paragzravh 13.21 would also apply to this appeal.
The effect of the proposed works on the listed building, 2ad on the Conservacion
Area, have already been considered.




