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Conservation Area Statement

New Brighton Waterfront Regeneration Phase 11 Neptune Developments Ltd
1.0 INTRODUCTION
1.1 This Statement, which has been prepared by Dr. Nicholas Doggett, MIFA, IHBC,

1.2

1.3

1.4

Director, and Sarah Watt, AIFA, Associate Director, of CgMs Ltd, should be read in
conjunction with the chapter on Townscape, Visual and Built Heritage contained in the
Environmental Statement by Wardell Armstrong. The purpose of this statement is to
provide the redevelopment proposals with a logical and sustainable justification in
terms of their impact on the setting of the Wellington Road Conservation Area and its
listed buildings, and also on the setting of other listed buildings outside the
conservation area but in the immediate vicinity or within close visual range of the
proposed development. Figure 1 shows the conservation boundary and listed buildings

in relation to the application site.

The significance of the setting of the conservation area and the listed buildings
identified as being potentially affected by the development proposals has been
detailed in the ES chapter, in which the potential impacts on these features, their
magnitude and significance, have also been identified. Through the preparation of the
ES chapter and this accompanying Statement, the applicant can demonstrate that the
significance of the existing setting of the nearby listed buildings and the character and
appearance of the adjoining conservation area has been fully assessed and that the
conservation impacts of the proposed scheme have been properly considered as an

integral part of the design process.

As such, this assessment of the impact of the proposed development accords with the

requirements of paragraph 3.4 of PPG 15- Planning and the Historic Environment,

which (although it strictly relates only to applications for Listed Building Consent)
places the onus on applicants to demonstrate why their proposals are ‘desirable or
necessary’. It also fulfils the requirement to provide the local planning authority with
enough information ‘to enable them to assess the likely impact of their proposals on
the special architectural or historic interest of the building and on its setting’, an
approach that is equally valid when dealing with conservation areas as it is with listed

buildings.

Similarly, this report accords with paragraph 4.14 of PPG 15, which in reference to

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, states

CgMs Ltd.
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1.5

that, ‘The desirability of preserving or enhancing the area should also...be a material
consideration in the planning authority’s handling of development proposals which are
outside the conservation area but would affect its setting, or views into and out of the

area’.

It is our professional judgement that the preservation or enhancement of the
character and appearance of the Wellington Road Conservation Area and the
preservation of the setting of the listed buildings can be achieved by the development
proposals, and that a clear and persuasive justification can be made for the proposed

development in terms of its impact on the historic built environment.

CgMs Ltd.
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2.0

2.1

2.1.1

2.1.2

2.1.3

2.1.4

2.1.5

2.2

2.2.1

LEGISLATIVE AND POLICY BACKGROUND

National Context

The relevant legislation relating to the historic built environment is set out in the

Planning (Listed Buildings & Conservation Areas) Act 1990, which is reflected in the

national guidance contained in PPG15- Planning and the Historic Environment (1994).

The PPG, which embodies the legislation within the 1990 act, contains both general
guidance on the importance of the historic environment and more detailed advice on
the significance of listed buildings and their settings, and conservation areas, as

summarised below.

General Guidance

Part 1 (paragraphs 1.1 to 1.7) of the PPG sets out the national policy framework on

the Historic Environment and the importance the Government attaches to it.

Listed Buildings

The advice most relevant to the application proposals is set out in paragraphs 2.16

and 2.17 of the PPG concerning the setting of listed buildings.

Conservation Areas

The advice on the use of planning powers in conservation areas at paragraphs 4.14 to

4.20 is directly relevant to the application proposals.

Local Context

Local policies on the historic built environment are contained within the Unitary
Development Plan for Wirral (adopted February 2000), those which are particularly

relevant being CHO1 on the protection of heritage, CH1 on development affecting

CgMs Ltd.
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2.2.2

2.2.3

listed buildings and structures, CH2 on development affecting conservation areas, and
CH18 which refers specifically to the Wellington Road Conservation Area. These local

policies closely follow the national guidance set out in PPG 15.

More specifically, Policy CH18 states that the principal planning objectives for the
conservation area are the preservation of its character and the retention of common
aspects of villa design, and the preservation of the historic character of Marine Park
for formal public recreation. It also states that ‘priority will be given to retaining the
open aspect of land designated as Urban Greenspace to the north and east of the
conservation area’ (by which it appears to mean land in the north and east of the
conservation area). In relation to this, the policy also provides for ‘development to be
restricted on the areas of flat open land forming the coastal strip along Kings Parade
Promenade’, stating that these sites form ‘an essential part of the setting of the Area,

enhancing the cliff-top aspect of the villas which overlook them....

There is no published Conservation Area Character Appraisal for Wellington Road. In
the absence of such a document the only information on what the Council considers to
be the essential character of the conservation area comes from the ‘reasoned

justification’ for Policy CH18 of the UDP, which states:

The character of the Area principally derives from the group value of the cliff-top
villas, which form a strong visual line when viewed from the promenade. Despite
variety in design, they form a cohesive group by virtue of their scale and layout and
common features such as gabled roofs, barge-boarding, stuccoed elevations and
their long, north-facing, terraced gardens which also form a characteristic part of

the historic New Brighton waterfront.

CgMs Ltd.
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3.0

3.1

3.2

3.2.1

3.2.2

3.2.3

THE SETTING OF LISTED BUILDINGS AND THE PRESERVATION OR
ENHANCEMENT OF CONSERVATION AREAS

Before turning to a detailed examination of the outline proposals and a consideration
of how they comply with national, local and site-specific policy for the redevelopment
of the application site, it is appropriate briefly to examine the general background to
the importance attached to the setting of listed buildings and the character and

appearance of conservation areas.

The Setting of Listed Buildings

As both PPG 15 and the Planning (Listed Buildings and Conservation Areas) Act 1990

make clear, the setting of a listed building forms part of its character and under the
terms of Section 66 of the act the local authority, in considering whether or not to
grant planning permission for development which affects a listed building or its
setting, is obliged to pay ‘special regard to the desirability of preserving the building or

its setting.’

Specific advice on establishing what constitutes the setting of a listed building and the
importance which should be attached to it is set out at paragraphs 2.16 and 2.17 of
the PPG. Paragraph 2.17 also makes the important point that ‘In some cases, setting
can only be defined by a historical assessment of a building’s surroundings’. The
importance of this issue is clear and the dual purpose of this Conservation Area
Statement in relation to listed buildings and in conjunction with the ES chapter on the
Built Heritage is, first, to offer an assessment of the significance of the existing setting
of the listed buildings potentially affected by the development proposals and, second,
to demonstrate how that significance is preserved (or even enhanced) by the

proposals.

In this context it is important to recognise that in demonstrating how the
redevelopment proposals enhance the setting of the listed building (see Section 5.0
below), the applicant is going beyond the statutory test set by Section 66 of the act,
which requires the local planning authority simply to pay ‘special regard to the
desirability of preserving (our underlining) the building or its setting’ not to enhancing
it.

CgMs Ltd.
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3.2.4

3.2.5

3.3

3.3.1

3.3.2

In other words, as both national and local planning policies make clear, a development
proposal which preserves the setting of any listed buildings involved (i.e. does not
cause it ‘demonstrable harm’) passes the statutory test set by Section 66 and in the
absence of any other reasons for not approving the scheme, planning permission

should be granted.

However, given the degraded and blighted setting currently enjoyed by the adjoining
listed buildings (and indeed those more distant) in terms of their relationship with the
application site, such an approach would seem unnecessarily negative. Instead, what
is required from the redevelopment proposals (and what we consider they achieve) is

an attempt to improve the existing setting of the listed buildings in relation to the site.

Conservation Areas

Section 72 of the 1990 act states that in considering whether or not to grant planning
permission for development which affects a conservation area, ‘special attention shall
be paid to the desirability of preserving or enhancing the character or appearance of
that area.’” As paragraph 4.14 of PPG 15 makes clear, this duty extends to land outside

as well as within a conservation area (see paragraph 1.4 of this Statement).

As with the setting of the listed buildings involved, the intention is that the application
proposals will go beyond the simple preservation of the character and appearance of

the adjoining conservation area and seek instead to enhance it.

CgMs Ltd.
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4.0

4.1

4.2

4.3

4.4

4.4.1

WELLINGTON ROAD CONSERVATION AREA AND LISTED BUILDINGS

This section of the Statement briefly provides the context and background to the
conservation area and those listed buildings both inside and outside it which have
been identified as likely to be affected by the redevelopment proposals. The ES
chapter on the Built Heritage provides detailed information on the historical evolution
of the application site and wider area, and also assesses the significance of the current
settings of the listed buildings. In order therefore to avoid unnecessary duplication
only brief outlines of the historical development of the Wellington Road Conservation
Area, the application site and descriptions of the settings of the listed buildings are
included here. Figure 1 shows the conservation area boundary and listed buildings in

relation to the application site.

Also included in this section is a brief appraisal of the character of the conservation
area, which provides an essential baseline and context against which to assess the
impact of the redevelopment proposals on the area’s character and appearance and its

listed buildings.

Following this appraisal is an assessment of the contribution the application site
currently makes to the character and appearance of the conservation area and to the

settings of the listed buildings identified as potentially affected.

Historical Development of the Wellington Road Conservation Area and the

Application Site

Wellington Road was first developed by James Atherton, a retired Liverpool merchant,
in the mid-1830s, as the earliest part of his plan to develop the area as a seaside
resort. Several large villas were constructed on the ridge running parallel to the sea
front, located to enjoy the sea view. These were high-status properties which reflected
the growing importance of New Brighton as a seaside resort. They had (and still have)
long gardens terraced down to the north, originally directly fronting the beach. The
Wellington Road area was the only part of Atherton’s original design to be

implemented.

CgMs Ltd.
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4.4.2

4.4.3

4.4.4

4.4.5

4.4.6

Fort Perch Rock (now a Grade II* listed building) was built in 1826-9 by Captain J.
Sykes Kitson on a rock outcrop in the Mersey to defend the coastal approach to
Liverpool and specifically to defend the Rock and Crosby channels. Perch Rock
lighthouse (also a Grade I1* listed building) northwest of it was built in 1827-30 by J.

Foster Junior on outcropping sandstone.

Despite the growing popularity of the resort throughout the 19" century, few
significant changes took place to the waterfront until the end of the century when
Marine Park was laid out in 1898 on terraced ground sloping down from the north side
of Wellington Road, New Brighton Tower (dismantled in 1921) opened on the Rock
Point Estate and various recreational facilities were created in the grounds around it;

this area (Tower Grounds) lay southeast of the application site on the Mersey.

Development of the northern coastline followed more slowly. By 1911 Marine Parade
had been constructed along the north side of Marine Park running around the coast to
the east and south, but it was not until the early 1930s that land was reclaimed from
the sea by the construction of a new sea wall enclosing the former beach, and Marine

Parade widened for new development.

The New Brighton Bathing Pool was opened in 1934 and was the largest in the world.
A Marine Lake was added to the east and a Model Yachting Pond to the west (together
with a car park) but the remainder of the original scheme, to include 46 acres of public
gardens, was thwarted by the Second World War. The reclaimed land included a wide
swathe round to the southwest along the Rock Channel, with the new King’s Parade

along the sea wall.

The south side of Wellington Road began to be developed further by 1911 and was
fully built up by 1935, by which time Marine Park had been re-landscaped to include
bowling greens and tennis courts. A triangular area of land wedged between the new
King’s Parade and Marine Parade and adjoining the long gardens of the Wellington
Road houses remained undeveloped. This is shown on the 1935 O.S. map to have
been scoured out to form a flat-bottomed area with sloping sides. Another bowling
green and series of tennis courts lay west of this, with the addition of a miniature golf

course in the 1960s.

CgMs Ltd.
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4.4.7

4.5

4.5.1

4.5.2

4.5.3

The popularity of New Brighton and its bathing pool suffered decline throughout the
later 20" century and catastrophe struck in 1990 when a storm caused severe
damage to the pool. Built on shifting sand, its stability was already uncertain and an
attempt to get the lido listed having failed, the cost of repair was considered
prohibitive. The pool was subsequently demolished, its site having lain vacant ever

since.

The Wellington Road Conservation Area — Character Appraisal

The conservation area was designated in December 1973 and its boundaries have not
been revised since. It comprises an irregularly shaped swathe of land running east-
west immediately behind the coastal strip and tapers to the east. Its northern
boundary is formed by King’s Parade, its eastern boundary by Rowson Street, and the
southern boundary runs along the centreline of Wellington Road, kicking out at the
east end to include the terrace of ‘mansion flats’ on the south side of the street at
Nos. 1-35. The western boundary is irregular and less well-defined, running along a
short stretch of Coastal Drive and including an expanse of open grassed land before

turning to follow the line of the rock outcrops known as Red Noses and Yellow Noses.

The boundary, apart from enclosing the main focus of the conservation area
(Atherton’s Wellington Road development), has also in the north been drawn to
include land effectively created in the early 1930s by reclamation from the coast,
following the line of King’s Parade. This land includes an open and undeveloped green

space adjoining another green space containing recreational facilities.

In some respects, especially given the wholly different character of this area of
reclaimed land in comparison to the main focus of the conservation area (i.e.
Wellington Road itself), it is difficult to understand (particularly in the absence of a
detailed character appraisal by Wirral Borough Council (WBC)) why this area has been
included in the conservation area when the lido, which was then still extant, was not.
Clearly there is no reason now to include any part of the application site in the
conservation area, but even when the conservation area was designated in 1973 its
boundary was purposely drawn to exclude the lido. Janet Smith, in Liquid Assets: the
Lidos and Open Air Swimming Pools of Britain (published by English Heritage in 2005)

states that the lido ‘set new standards for lido design in Britain’ and, as an innovative

CgMs Ltd.
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4.5.4

4.5.5

4.5.6

4.5.7

and important building, it was clearly far superior architecturally and aesthetically to
the tennis courts and faceless concrete pavilion that were included in the designated
area. It would have been far more logical to include the lido in the conservation area

than the empty piece of land to the east of the tennis courts.

Section 8 of the UDP allocates the areas of open land within the conservation area as
‘Urban Greenspace’ (along with Marine Park, also in the conservation area), while the
‘reasoned justification’ for Policy CH18 of the UDP states that the areas ‘form an
essential part of the setting of the Area, enhancing the cliff-top aspect of the villas
which overlook them’. While the terraced and landscaped Marine Park may indeed
enhance the setting of the conservation area and listed buildings directly facing the

park, it is hard to see how the green areas further west also do this.

On the ground today, with the lido buildings gone, there is also little or no visual
distinction between the area inside and outside the conservation area at this point.
While the recreational facilities included in this part of the conservation area (tennis
courts, bowling green, a concrete pavilion and a miniature golf course) appear
generally well-maintained, there is little if anything to distinguish this area and the
adjoining green space to the east (also in the conservation area) from the grassed
expanse on the site of the former lido and car park sites to the north outside it. There
is certainly more similarity in character between these areas than there is between the

Wellington Road part of the conservation area and its urban greenspace element.

Nevertheless, whatever the reasons for the inclusion of these areas in the
conservation area, the fact remains that they are so included and therefore, in
accordance with PPG 15, new development on the application site must preserve or

enhance their character and appearance.

The primary focus of the conservation area is formed by the buildings that stand on
the north side of Wellington Road and it is significant that buildings on the south side
(which are not unattractive) are not included (apart from Nos. 1-35, see below). This
suggests that, as well as the value of the historical associations of the north side of
the street, the essential character of the conservation area, as stated in the ‘reasoned
justification’ for Policy CH18 of the UDP, is considered to derive from ‘the group value

of the cliff-top villas, which form a strong visual line when viewed from the

CgMs Ltd.
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4.5.5

4.5.6

4.5.7

4.5.8

4.5.9

promenade’. The same can be said for Nos. 1-35 on the south side, which comprise a
strong row of tall three-storey plus attic properties facing north across Marine Park

and which are also highly prominent in views from the north, northwest and northeast.

The properties on the north side between Portland Street and Marine Park are all listed
at Grade Il and were built in ¢.1835. They consist of large houses and villas, including
detached properties, a pair of semi-detached houses and a ‘terrace’ of large houses at
Nos. 36-44a. The houses are all of individual design in a variety of styles, including
late Georgian, Gothic Revival and classical, and are a mix of one and two storeys high.
The overall eclecticism of style, different coloured stucco and varied roofline along the

street makes for an attractive and visually varied streetscape.

The houses are set well back from the street behind medium-height stone walls and
gate piers, although some have dwarf walls and wrought-iron railings and Redcliffe
(Nos. 32-34) has a high stone wall that obscures much of the street elevation from
view. Driveways for off-road parking have been created in front of many of the

properties. There are several mature trees, giving the wide street a leafy character.

There are few public views from the street itself out to the coast as there are not
many significant gaps between the houses. The view through the large gap west of
Redcliffe, a sandstone building of individual character, is obscured by the high

boundary wall, allowing a view out to the sea but not to the seafront area.

The south side of the street (excluded from the conservation area) is not unattractive,
but far less varied in character, with a row of tall two-storey red brick houses with
gabled dormers in steeply-sloping slate roofs, full-height bays, balconies, pointed-
arched entrances and prominent chimney stacks standing behind attractive front
gardens. The fact that these are not included in the designated area emphasises the
primary purpose of the conservation area, namely to include those properties which
are seen in views from the north, built earlier as part of the original resort

development.

West of Portland Street are Nos. 50-56, of similar date, but which are not listed. This
area has suffered loss of character through the erection of Portland Court, a large six-

storey block of flats in the early 1950s. The view west out of the conservation area is

CgMs Ltd.
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4.5.10

4.5.11

4.5.12

4.5.13

dominated by two high-rise blocks of flats constructed in the late 1960s/early 1970s
and the south side of this stretch of Wellington Road is lined with a terrace of gabled

late 1920s/early 1930s houses.

At the eastern end of the conservation area are Nos. 1-35 (Marine Park Mansions), an
attractive terrace of tall three-storey plus attic red brick ‘mansion flats’, gabled to the
front and with three-storey canted ashlar bays; No. 35 has a four-storey lead-domed
tower at the corner with Cavendish Road. They have wrought-iron balconies at first-
floor level (most in poor condition and rusting) and two have been converted to a
hotel. These buildings are not listed but have deliberately (and rightly) been included
in the conservation area. This long and imposing facade overlooks Marine Park, which
is bounded by a low stone-coped red brick wall and wrought-iron railings. Through the
park railings and trees glimpses are afforded of the sea-front area, lighthouse and
fort, although views to the latter two are oblique and are not considered to be part of
the essential setting of the conservation area, a point reiterated by the Planning

Inspector in her report on the 2004 application.

The park is terraced down to the north and contains bowling greens, tennis courts and
a central pavilion. From the top southern edge of the park on the raised ground, a
wide vista across to the sea is available, albeit rather bleak as it is viewed across the

site of the demolished lido, ringed around by tall and prominent street-lighting poles.

Principal views out from the conservation area are those to the north across the sea.
Most of these views are in fact private views from the houses and gardens, although
linear public views are also available along Portland Street, Atherton Street and
Rowson Street, and from Marine Park. These views, however, are currently
compromised and detracted from by the forlorn and untended wasteland of the

application site.

Views from the fort and lighthouse take in the whole stretch of coastline, including the
buildings standing on the ridge on Wellington Road, particularly dominated from these
viewpoints by Nos. 1-35 because of their height and massing as a group. Other
principal views of the conservation area are from the north to the buildings on

Wellington Road west of Marine Park. Further west (beyond Portland Street) the views

CgMs Ltd.
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4.6

4.6.1

4.6.2

4.6.3

4.6.4

into the western end of the conservation area are less attractive because of the

dominance of the mid 20"-century tower blocks.

The Existing Setting of the Listed Buildings in the Conservation Area

The listed buildings on Wellington Road are visible in views from the fort and
lighthouse back towards the town and also from along the sea front. These buildings
are broadly contemporary with the fort and lighthouse, although they are not, of
course, closely associated, either physically or functionally. It is clear, however, in
these views, that the buildings were constructed in this location on the ridge to take
advantage of the topography, so that (private) views of the sea were available from
them and so that public views of them were prominent from the north, displaying their

quality and high status to visitors to the resort.

Before coastal reclamation the houses were obviously much closer to the sea itself,
the long north-facing gardens of Nos. 26-56 being terraced down to meet the beach.
However, the development proposals cannot be measured against a setting that no
longer exists (and has not since 1934) and must instead be assessed in terms of

impact on the present (and well established) setting of the buildings.

The terraced gardens now abut the edge of an area of grass with no apparent
function, beyond which is a long, wide and rather bleak road, the grassed-over sites of
the former lido and car-park, and existing car parks and link roads crammed with
unnecessary street furniture. This divorces the buildings from the coast and makes

them remote from the sea and beach they were originally designed to overlook.

In short, the buildings’ immediate settings were compromised in the early 1930s by
the reclamation of the foreshore and construction of the resort facilities and remain so
by the fact of their physical removal from the sea front. While this cannot now be
reversed, their setting has now been further compromised by the current poor state of

the application site.

CgMs Ltd.
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4.7

4.7.1

4.7.2

4.7.3

4.7.4

The Existing Setting of the Listed Buildings Outside the Conservation Area

Fort Perch Rock and Perch Rock Lighthouse

The fort and lighthouse are both Grade I1* listed buildings. The issue of the setting of
these two buildings formed one of the reasons for refusal following a Call-in Inquiry of
the 2004 application, the Inspector commenting that ‘the intended development would
fail to preserve the settings of the Fort Perch Rock and lighthouse, which is highly
significant, as they are Grade I1* listed buildings’. Both buildings are key components
of the New Brighton shoreline, and have value as a contemporary group of maritime

structures.

The original setting of the fort has changed. Once standing on an isolated outcrop of
rock, it has since the 1930s been connected to the seafront by a causeway and has
suffered further erosion of its original character by the reconfiguration of the Marine
Lake to create a car park adjoining it. However, the Marine Lake, created at the time
the causeway was constructed, now forms an important part of the existing setting of
the fort and the lighthouse and helps to restore some of the appearance of isolation
from the town that the fort originally had. As the Inspector stated, this comparative
isolation from the town ‘is an essential component of the setting of the fort and
lighthouse’ and ‘helps to explain their function and historic role’. The Inspector
considered that the lake ‘provides an appropriate and attractive foreground for views
towards the fort and lighthouse from the south and south-west, as well as for views
from the fort towards New Brighton’, and ‘contributes substantially’ to their setting, an

opinion with which we would agree.

The setting of the lighthouse has remained largely unaltered, and the same comments

made above in relation to the fort and Marine Lake are applicable to the lighthouse.

Seafront Shelters

The three early 20™-century shelters, two of which stand along the south side of the
Marine Lake, the third being just beyond its southeast corner, are Grade Il listed
buildings. They are highly attractive structures, constructed of cast iron, having

columns with open work spandrels supporting a hipped roof with decorative
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4.7.5

4.7.6

4.7.7

4.7.8

entablature. They contain partitions, now ‘glazed’ with translucent plastic, and bench

seating, and are in relatively poor repair.

They were constructed as part of the earliest reclamation works in ¢.1907 (there were
originally four of them) on rounded projections in the then new sea wall, their open
construction with seats all round giving them strong relationships with both the

Promenade and the coastline.

The original settings of all three pavilions were compromised by the 1930s reclamation
works, which removed them from the seafront, but the two western structures now
front onto the Marine Lake, enabling them to retain some aspect of water’s-edge
setting. The eastern one now projects into the fort car park and has thereby lost a
greater degree of its original context. The current setting of the shelters now relies on
the presence of the Marine Lake and the views across it towards the fort and
lighthouse, and their value as a group in their original positions. Original views
landwards have been compromised by unattractive and out-of-scale 20"™-century

seafront entertainment developments.

St. James, SS Peter and Paul, and Gorsehill Water Tower

These two Grade Il listed churches are landmark buildings and key components of the
New Brighton skyline; the Grade Il listed water tower is less so, but is still visible
rising above the other buildings in views back to the coastline from the lighthouse. The
green copper dome of the basilica of the 1930s Roman Catholic Church of SS Peter
and Paul is an inspiring sight, perched on high ground at the top of Atherton Street,
and is highly prominent in long-distance views from the fort and lighthouse and
enlivens the skyline, together with the spire of the Church of St James on Victoria
Road (built in 1854-6 by Sir Giles Gilbert Scott). The prominence of both churches is
heightened by their construction on the highest ground along the ridge.

Views to the sea from St James are limited, the only available view being north from
close by along Cavendish Road; this is a restricted linear view terminated by a glimpse
of the sea and horizon. The view from SS Peter and Paul is more expansive but again
is primarily of the sea, the coastline north of Liverpool and, in the foreground, the

spire of St James, seen over roofs and walls.
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4.8

4.8.1

4.8.2

4.8.3

4.8.4

The Application Site — its current contribution to the conservation area and

setting of listed buildings

In its existing form the part of the application site west of the Marine Lake detracts
from the setting and quality of the Wellington Road Conservation Area and thus from
the listed buildings within it, to the extent that its impact can be described as
intrusive. Certainly, the essential character and appearance of the conservation area
does not depend in any way on the contribution that the application site presently

makes to its setting.

This part of the application site is currently little more than a bleak expanse of tarmac,
concrete and green wasteland, liberally strewn with a sea of lighting poles, signage
and utilitarian structures. Immediately west of the Marine Lake is a wide expanse of
patchily-surfaced ground serving no apparent function, except perhaps unstructured
car-parking. From the seafront, views towards the spire and dome of St James and SS
Peter and Paul behind the tall fronts of Nos. 1-35 Wellington Road are severely
compromised by this empty and bleak expanse and the lines of rusting lighting poles

alongside the road separating it from the site of the former lido.

The site of the demolished lido is now nothing more than an area of grassed-over
uneven waste ground. Prominent in views across it to the south are Nos. 1-35
Wellington Road behind Marine Park, but the great expanse of unused land
compromises this view. Equally, the former lido car park to the west, another vast
trough of green wasteland, compromises views into the conservation area, in which
the two listed churches and the pale green stucco of the facade of No. 30 Wellington
Road are prominent. Being forced to view the buildings on the ridge from the other
side of this wasteland, which slopes steeply down to a flat bottom and then up again
to a shrubbery border along the edge of King’s Parade, makes the conservation area
and its buildings appear remote and inaccessible, a very different situation to the

original setting of the listed buildings, with gardens directly fronting the beach.

Running along the sea wall alongside these areas is the northern arm of King’s Parade,
bordered by low-quality paving and lit by low-quality street-lighting. This stretch of

road is currently used as a bus terminus. Between the lido and car park sites and the
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4.8.5

4.8.6

4.8.7

4.8.8

southern arm of King’s Parade are tarmac-surfaced car-parking areas, separated from

the former by a thick belt of shrubbery.

The north-south stretch of King’s Parade sandwiched between the former car park and
the Model Boating Lake has a variety of poor-quality lighting poles and sighage,
standing on wide, poorly-surfaced pavements, which flat and uninspired expanses
unfortunately provide the foreground to otherwise attractive views of the listed

buildings at Nos. 26-46 on Wellington Road.

West of here is the model boating lake, constructed in ¢.1934 as part of the original
seafront development. This concrete-edged rectangular expanse of shallow water is
surrounded by poor-quality paving and street furniture and the view west beyond it is
bleak, comprising a long expanse of paving, road and car-parking areas with longer
views dominated by a sea of apparently unnecessary tall lighting poles and signage in
a variety of styles, the southern edge bordered by steel railings. Again, views into the

conservation area are compromised by hard landscaping and street furniture.

The eastern end of the application site, containing the Marine Lake and three Grade Il
listed seafront shelters, makes more of a contribution, primarily because the lake acts
as a watery substitute for the original foreshore that was reclaimed from the sea in
the early 1930s when the lake was constructed. This (although it probably was not the
original intention) ensures that the Grade II* listed fort and lighthouse are still viewed
from the south and southwest across an expanse of water, thereby forming an

essential part of their setting as important listed buildings.

In essence, the present state of the application site does little to preserve or enhance
the character and appearance of the conservation area and nearby listed buildings.
The only positive contribution the site currently makes is to the settings of the listed
fort and lighthouse via the Marine Lake. The rest of the site actively detracts from the
character and appearance of the adjoining conservation area and its listed buildings,
and from views across it towards the landmark listed buildings south of the

conservation area.
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5.0

51

5.2

53

54

55

THE DEVELOPMENT PROPOSALS

The current situation is such that the application site actively detracts from the
character and appearance of the Wellington Road Conservation Area and from the
setting of the listed buildings both adjoining and more distant. It is essential that this
situation is reversed and that the application proposals serve not only to preserve but

also to enhance the setting of the conservation area and listed buildings.

The purpose of this section of the report is therefore to examine the impact of the
application proposals and how these have been designed to provide the maximum

benefit to the historic built environment of this part of New Brighton.

In light of the analysis and assessment of the setting of the listed buildings and the
character and appearance of the conservation area set out in Section 4.0, combined
with the policy and legislative background examined in Section 3.0, it is clear that the
redevelopment proposals need to be fully justified in terms of their impact on the

historic environment.

There is no point in denying that the application proposals will have an impact on the
character and appearance of the adjoining conservation area and the setting of the

listed buildings, and under the terms of Sections 67 and 73 of the Planning (Listed

Buildings and Conservation Areas) Act 1990 the Council will be obliged to advertise

the application as such. These impacts are, however, addressed in the Environmental
Statement as well as in this document. English Heritage and CABE will be among the

consultees on the application.

Given the significance and visual prominence of the site, this is as it should be. The
important point to consider, however, is whether the proposals will have a positive,
neutral or negative impact on the heritage designations referred to above. If they fall
into either of the first two categories, the assumption must be that there can be no
material reason in historic conservation terms why planning permission should not be

granted.
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5.6

57

5.8

5.9

5.10

What is absolutely clear is that nothing but harm to the surrounding area is caused by
the site’s present state and appearance. Indeed, the Council have referred to the site

as ‘bare and unprepossessing’ (quoted in the Planning Inspector’s report).

The principle of development on the application site has already been established, the
site having been reclaimed from the foreshore in the early 1930s specifically for
seafront development, and it is currently allocated as a ‘tourism development site’ in
the Wirral UDP (Proposal TL4), which states in the ‘reasoned justification’ that the
former lido site ‘would be suitable for a major recreational and entertainment
complex’, also drawing attention to the fact that ‘the historic fort at Perch Rock...will

be primarily subject to listed building controls’.

The Inspector, in her report on the 2004 application, stated in her conclusion with
regard to PPG 15 matters that the proposal ‘would not be seriously detrimental to the
character or appearance of Wellington Road Conservation Area, nor to its setting or
the principal views in and out...” She also concluded that ‘the proposal would not be

harmful to the listed pavilions/shelters and their new settings would be acceptable’.

While the design and layout for the current application has changed significantly, we
consider that these statements still hold true and are in fact an improvement on the
earlier scheme. In the present design, the listed shelters will remain in their current
locations alongside the Marine Lake, which will also be retained as part of these
proposals. In this respect, the settings of these structures will remain unaffected,
involving no loss to their existing context. This is a significant improvement on the
2004 design which, while accepted by the Inspector, involved the undesirable
relocation of the shelters. In addition to this, as part of the Developer Agreement,
funds will be made available to refurbish the shelters as part of a scheme of

streetscape im provements.

Open views north to the sea from the Wellington Road Conservation Area and its listed
buildings will be maintained across the area of land to be used as a car park between
the new health and fitness building and the main focus of new development to the
east, while the linear views along Portland Street, Atherton Street and Rowson Street
will be preserved, as the new buildings are carefully sited not to obstruct these views.

In this connection it is also the case that the character and appearance of the

CgMs Ltd.

21 ND/SW/8574



Conservation Area Statement
New Brighton Waterfront Regeneration Phase 11 Neptune Developments Ltd

511

5.12

5.13

conservation area will not just be preserved but enhanced. The existing views north
from the conservation area are blighted by unused wasteland and a sea of
unattractive and prominent street and highway furniture. Improvements to the public
realm and the addition of a striking and innovative new health and fitness building
with outdoor pool/spa facility, using light, modern materials, at the western end of the
site will add visual interest to the current rather bleak vista extending along the sea

wall.

The ethos of the new building will hark back to the original 1930s lido on the site,
providing a strong link with the site’s history, and is designed specifically to maintain
existing views. The creation of a new pool/spa facility and the relocation of the boating
lake further west will serve as a visual emphasis of the historically health and water-
based aspects of recreational activities in this location, which has formed part of the
setting of the conservation area since designation (and of course since the area was

first claimed from the sea in 1934).

The main area of new development is proposed for the site of the former lido, and will
adopt a plan form that to some extent (with its curving east and west facades)
replicates the plan form of the demolished building. The new building also occupies a
similar area of land so that views of the sea from the conservation area along Atherton
Street and Rowson Street are preserved. Clearly, the new development will have a
visual impact on its surroundings and will be prominent in views from the conservation
area, particularly in direct views north from Marine Park (although views northwest
and northeast from the park will be preserved), but in many ways the impact will be
very similar to the impact that the former lido had on the area. The new design, in
replicating to a large degree the early 1930s layout of the area, minimises any
perceived additional impact and to a large extent will restore the setting of the
conservation area and its listed buildings to the form it took at the time of both

conservation area designation and listing.

Equally, while some views into the conservation area from the promenade will no
longer be available (specifically from behind the main area of new development, where
taller buildings are proposed), others will be enhanced as they will no longer be
dominated and lengthened by a foreground of unattractive wasteland. The

introduction of new buildings on the application site will re-integrate the buildings in
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5.14

5.15

5.16

5.17

the conservation area with the seafront they were originally designed to stand on the

edge of, helping them (and the town as a whole) to appear less remote from it.

Long-distance (and oblique) views from the conservation area to the fort and
lighthouse will be retained, as the height of the new building at the southwest corner
of the Marine Lake, will be relatively low. The Inspector, in commenting on the
previous application, did not in any case attach much weight to these oblique views,
but whereas the previous application involved their loss (through obstruction by new

tall buildings) the current proposals improve this position by retaining them.

The setting of the Grade Il listed buildings on Wellington Road has altered
considerably over time, particularly their seaward setting, with the reclamation of land
along the foreshore distancing the buildings from their former location and historic
context on the edge of the coast, particularly following the construction of the lido and
associated seafront developments in 1934. There can be no denying the major impact
this had on the buildings’ setting and on this stretch of the coast as a whole. However,
the buildings were not listed until the 1970s and ‘80s, when their existing setting well
behind the coast and seafront developments had already been established for fifty

years or so.

This setting as it is at present is made considerably less attractive than it needs to be
by the rather desolate appearance of the former lido site. With the original seafront
development now gone, the setting of the listed buildings has changed significantly for
the worse, suffering the impact of the now much busier wide road, King’s Parade. This
road, with its associated lighting, signage and safety railings and nothing behind it but
unused waste ground, appears all the more bleak as a result. This is clearly a situation
that needs to be improved, and the siting and design of the proposed buildings
maintains the open character of the views from the listed buildings while at the same

time enhancing their present setting.

The views to the seafront from the two Grade Il listed churches outside the
conservation area are limited, the primary views being of the sea itself and out to the
horizon. The restricted view north along Cavendish Road from close to St. James’s

Church is not considered to be an essential part of its setting as a listed building. The
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5.19

5.20

5.21

5.22

more expansive view from SS Peter and Paul, which could be said to contribute to its

setting as a listed building, will remain unaffected by the development proposals.

Similarly, the sweeping vistas of coastline seen in views from the fort and lighthouse
in which the two churches are prominent features of the skyline, will be preserved by

the retention of the Marine Lake in its current location.

The new 1m high containment wall will run parallel to the existing sea wall and will not
have any impact on the character and appearance of the conservation area or the

setting of the listed buildings.

It now remains only to consider the effect of the application proposals on the Grade
I1* listed fort and lighthouse. One of the chief benefits of the scheme is the retention
of (and improvements to) the Marine Lake, which contributes significantly to the
setting of these key buildings. The retention of the lake in its current location will
ensure that the key views to the fort and lighthouse from across the lake are
preserved. It was considered by the Inspector that the previous scheme, which
involved the infilling of the lake and building over its site, would ‘fail to preserve the
settings of the Fort Perch Rock and lighthouse, in conflict with PPG15, paragraphs
2.16-17’. The Inspector also stated that ‘substantial buildings on the site of the marine
lake would...intrude on the setting of the fort, and inhibit important views of the fort

and lighthouse together’.

The present scheme acknowledges this by the retention and improvement of the lake,
thereby maintaining key views and the essential setting of these buildings. The design
also creates a new framed view of the fort between new buildings along the western
side of the lake. The associated retention of the listed shelters in their original
locations will also contribute to the group value of these visually connected structures,

the shelters being convenient places from which to view the maritime buildings.

In short, the proposed development meets all the criteria for ‘a successful project’, as
defined in the English Heritage/CABE publication Building in Context: New
Development in Historic Areas, in that it (i) ‘relates to the geography and history of
the place and the lie of the land; (ii) sits happily in the pattern of existing

development and routes through and around it; (iii) respects important views; (iv)
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uses materials and building methods which are as high in quality as those used in
existing buildings and (v) creates new views and juxtapositions which add to the

variety and texture of the setting’.
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6.0 CONCLUSIONS
6.1 The principle of substantial new development on the site of the former New Brighton

6.2

6.3

bathing pool and its immediate environs is long established. The land was initially
reclaimed from the sea in the early 1930s purely for the purpose of developing New
Brighton as a seaside resort, and the area is currently allocated in the Wirral UDP as a

‘tourism development site’.

It is our professional opinion that the development proposals serve not only to
preserve but to enhance the character and appearance of the conservation area and
the settings of its listed buildings. The proposals also preserve the setting of the two

Grade I1* listed buildings, Fort Perch Rock and Perch Rock lighthouse.

There is thus no sustainable reason in built heritage terms why WBC or English
Heritage should not support the redevelopment proposals and planning permission

cannot be granted.

CgMs Ltd.

26 ND/SW/8574



Conservation Area Statement
New Brighton Waterfront Regeneration Phase 11 Neptune Developments Ltd

Fig. 1:

Location of Heritage Features
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