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Surviving (but altered) Victorian buildings on Upper Gungate
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CHERRY STREET AND CROSS STREET

General Character, Spaces, Views and Uses

Cherry Street runs due north off Hospital Street, linking into Cross Street at its
northern end. The two streets form a discrete residential area with an enclosed and

intimate feel.

The view north from Hospital Street along Cherry Street is framed by Cherry Orchard
House and No. 34, beyond which the smaller two-storey terraces with their prominent
chimney stacks are very slightly staggered to follow the gradual slope of the street to
the north. The view south along Cherry Street is, however, the most visually
rewarding, terminated rather quirkily by the very different styles of the 1880 and
1924 wings of the former Cottage Hospital, the neo-classical element to the west

giving the view a rather grand and formal aspect.

The western end of Cross Street ends somewhat abruptly as it falls away onto the
school playing fields. There are attractive views across the playing field towards the
long multi-gabled rear elevation and tall windows of the Moorgate School building. The
playing field is an important open space in the centre of the conservation area. The
view to the east along Cross Street is also terminated rather abruptly but not
unattractively by a high, red brick wall, the wide curve of which gives the impression

that the street continues beyond it.

Architectural Quality of Buildings and Building Materials/Contribution of Key
Unlisted Buildings

There are no listed buildings or locally listed buildings on the street, except for the
aforementioned former vicarage on the corner of Cherry Street and Hospital Street,
which is on the local list. No additional buildings are recommended for inclusion on the

local list.

Cherry Street, although lined with two-storey brick-built terraces, is characterised by

its mix of architectural styles. The attractive bay-fronted properties along the eastern
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side are of a piece and give this side of the street a more uniform appearance while,
on the west side, similar properties to those on Barbara Street (with bracketed ‘lean-
to’ roofs over canted bay window and entrance) rub shoulders with the more unusual
and attractive design of Nos. 1-4 — these have a low eaves line through which the

second-storey windows break, under half-hipped ‘dormer’ roofs.

Only the north side of Cross Street is built up, the south side being occupied by the
long and rather blank side elevations of the houses on the corners with Cherry Street
(Nos. 13 and 14) and the brick walls bounding their rear gardens. The houses are of
no one dominant design and, while they could be described as ‘terraced’, they are
effectively a row of small groups of two, three or four houses, of varying design,
presumably erected by different speculative builders, giving the street a non-uniform
appearance and adding visual interest. The characteristic element is that most of the
houses have a gable of some kind to the street, whether a full, wide gable end to the
front, a single narrow gabled bay to one side with decorative bargeboards, or a full

half-hipped gable to the street.

Negative Features

There is little of significance that could be described as negative here, but the loss of
original boundary walling in parts of both streets is regrettable and street surfacing is

generally patchy and unattractive.

The lack of a solid end to the western end of Cross Street also means that the sense
of enclosure to the street is not maintained, although this does open up views across
the playing fields. It is recognised that part of the playing field was in use as a
builder’'s compound at the time the area was visited, and that access was provided
into it from Cross Street. It is assumed that an appropriate boundary will be reinstated

here after this use has ceased.

General Condition and Capacity for Change

Both streets are well-maintained, although general improvements could be made in

terms of reinstating boundary walls and placing overhead wiring underground.
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5.2.10 As recommended above in paragraph 5.1.19, it is proposed that the conservation area
boundary is amended to follow the line of the rear of the properties fronting the east
side of Cherry Street. This would reinforce the Victorian residential character of the

conservation area.
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The view south down Cherry Street is terminated rather grandly by the former
hospital

The more unusual design of Nos. 1-4 Cherry Street
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View west along Cross Street to the open playing fields
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MOORGATE

General Character, Spaces, Views and Uses

The east side of the north-south section of Moorgate is included within the
conservation area. This is fronted by a large late 1920s building belonging to Moorgate
Primary School, which faces west along the east-west section of Moorgate, while a
further school building contemporary with it faces south along the north-south section

of the street.

Moorgate was clearly laid out (between 1902 and 1923) to service the school campus
and both school buildings are designed so that the centre of their long facades faces
down each section of the street. In fact, the conservation area as a whole is drawn
together by its long, designed views towards the school buildings (and the former
hospital), including the view northwards along Orchard Street to the original school.
This ‘designed’ feel and the close-knit atmosphere resulting from it is in part what
distinguishes the conservation area from the adjoining residential areas to the south

and west.

The historic character of the east-west section of Moorgate has been diluted by the
demolition of a third late 1920s school building formerly fronting its south side, and its
replacement with unappealing and rather box-like early 21st-century housing; the
early 20"M-century houses opposite have also seen significant alterations to

fenestration and the school building itself has had replacement windows and railings.

Views along the north-south section of the street fare little better, the street now
dominated by the large-scale three-storey flats development of Oakland Court, which
dwarfs the single-storey school building opposite, and the view south terminated by
the modern housing referred to above. In the distance one of the tower-blocks on

Lichfield Street can be seen.

The effect of the designed views has therefore been compromised, although the
overall idea remains intact. Occasional views are afforded from Moorgate across the

playing field towards Cherry Street in the east.
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Architectural Quality of Buildings and Building Materials/Contribution of Key
Unlisted Buildings

While the two school buildings have suffered various alterations, particularly the
northern one of the two, they still retain some attractive features. The southern
building, constructed of red brick, has a very long single-storey facade with a wide
central gabled bay facing directly along Moorgate. The gable is stone-coped and stone-
dressed and has attractive tall windows, loosely imitative of a Venetian-style
arrangement, sadly now re-fenestrated with uPVC. The building has a prominent tiled

pitched roof.

The northern building is of less architectural merit and has unfortunately been
rendered making it appear out of place with the rest of the conservation area. The roof
has been re-tiled with pantiles and all the building’s windows have been replaced with
uPVC, giving it a rather bland appearance, alleviated only by the rather charming
domed lead dovecote on the roof, which provides a visual link to the original 19"-

century school building.

The school buildings are primarily included within the conservation area because of

their important role in holding together the ‘grain’ of the immediate neighbourhood.

Negative Features

The main negative aspect of this section of the conservation area is the dilution of the
historic character and appearance of the school buildings through insensitive
alterations that have reduced their visual interest. Apart from this, there is a lack of
architectural coherence created by the failure of the modern buildings to engage with
the Victorian character of the locality. Most of Moorgate is not included in the

conservation area but clearly parts of it have a direct impact upon it.
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General Condition and Capacity for Change

5.3.10 Small improvements could be carried out to the general environs, such as
improvements to street lighting and street surfacing, and the restoration of original
detailing of the school buildings would have a beneficial impact upon the appearance

of the street and thus the conservation area.
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Planned view east along Moorgate towards the school building; the historic character
of the view has been diluted by the demolition of a further school building and its
replacement with modern housing developments (on the right)

The impact of modern housing developments on Moorgate (looking south)
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Primary school building (much altered) at the northern end of Moorgate
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Proposed Boundary Amendments, Recommendations for Listing and Article 4

Directions

It is proposed that the conservation area boundary is amended along the eastern side
to exclude the Health Centre and other properties along Upper Gungate. This is
proposed primarily because the historic character of the street has been heavily
degraded by the widening of Upper Gungate, the major traffic intersections, and the
redevelopment of its frontages with buildings that neither enhance nor preserve the
character and appearance of the conservation area. The surviving Victorian buildings
have also been compromised by alterations. It is proposed to redraw the boundary
along the continuous property boundary that runs along the rear plots of the

properties fronting the east side of Cherry Street.

Buildings recommended for inclusion on the local list:

e The former Cottage Hospital

e The school office and headmaster’s house to Moorgate Primary School on Barbara

Street/Hospital Street

Under Schedule 2 of the Town and Country Planning (General Permitted Development)
Order 1995, a general planning permission is granted for a range of minor
developments. These ‘permitted development’ rights are more restricted in
conservation areas for certain types of development, including the addition of dormer
windows, some types of cladding, the erection of satellite dishes fronting a highway,

and the reduction in size of permitted extensions.

Articles 4(1) and 4(2) of the Order enable local planning authorities to make certain
directions withdrawing permitted development rights. Article 4(1) directions apply to
any type of land or building but need to be approved by the First Secretary of State.
Article 4(2) directions may be used to withdraw permitted development rights for a
prescribed range of development which materially affects aspects of the external
appearance of dwelling houses in conservation areas. The removal or alteration of a

particular type of architectural feature important to the character and appearance of
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the conservation area, such as distinctive windows, gates and boundary walls, can be

specified in the direction.

Local authorities should notify local people and take account of public views before

deciding whether to confirm an Article 4(2) direction.

Article 4 directions applying to features like doors, windows, porches and roof
coverings work best in areas of strongly-defined (and well-preserved) architectural

character.

In the Hospital Street Conservation Area, it may be considered appropriate to serve an
Article 4(2) direction on the terraced houses on Barbara Street, specifically to preserve
the lean-to roofs overhanging the front entrances and canted bay windows, and the

fenestration itself. All these features are an essential characteristic of the street.
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Monitoring and Revision

As recommended by English Heritage in its 2006 publication, Guidance on the
Management of Conservation Areas, it is essential to monitor the conservation area

and to review the published character appraisal on a regular basis.

Changes to the conservation area may occur through the implementation of schemes
approved by the Council, such as new development or changes to the public realm, or
through both permitted and unauthorised alterations. General deterioration or changes

to the condition of the area’s physical fabric may also occur over time.

A dated photographic record of the conservation area has been created during the
production of this character appraisal. The main aim of this is to provide a baseline for
measuring change in the appearance of the conservation area and for monitoring the
physical condition of its buildings. The record can also be used as an aid to any
enforcement action should unauthorised alterations be carried out. In order to take
enforcement action on unlisted buildings the unauthorised alteration must be shown to
have been carried out within the last four years, so for these purposes it is important

to ensure that the photographic record is updated on a regular five-year cycle.

In the case of listed buildings too, where there is no time limit on when enforcement
action can be taken (provided of course that the unauthorised works were undertaken
after listing took place), regular updating of the photographic record is equally
important, not just as a record of change but as possible evidence in enforcement or

prosecution cases.

If appropriate, local community awareness of the conservation area may be
maintained by engaging their assistance in the updating of the photographic record.
This might be achieved through the use of volunteers from local historical or amenity
societies or even groups of schoolchildren or students working on a street-by-street
basis. Information could be stored on electronic ‘pro formas’ which show dated ‘then
and now’ photographs to illustrate where change has occurred. These could be added

to every five years with each phase of review.
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English Heritage (2006) recommends that a ‘virtuous circle’ of monitoring, review and
action should be established in order to maintain a sustainable equilibrium. ldeally, a
five-year cycle of review should be established. With the aid of an updated
photographic record, a street-by-street review of the conservation area in five years’
time (2012) to establish what has changed (and why) since this character appraisal

was produced will enable it to be updated.

Importantly, such a review will also allow an assessment of the effectiveness of the
Council’s current conservation area policy and a measurement of how successful the
Council has been at implementing the recommendations for enhancement made in the
character appraisal. The reasons for success or non-success can then be appraised
and policies modified or specific actions proposed as appropriate. The rate and nature
of change identified may also indicate whether it would be desirable to produce
‘Design Guides’ providing guidance on topics such as extensions and alterations to

historic buildings, development proposals and shop front design.

The review may also lead to further alterations to the conservation area boundary,
either to bring new areas into the conservation area or remove areas from it that no

longer contribute to or reinforce its character and appearance.

The review may either result in a thorough overhaul and updating of the existing
character appraisal and production of a new version, or could take the form of an
addendum to the existing document, which focuses specifically on changes that have
occurred over the last five years, what effect these changes have had on the character
and appearance of the conservation area, and updated recommendations for

enhancement.
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