Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2007/0119/P

	Development Proposed:
	Construction of underpinning to the north west section, circa 1950’s extension.  Work undertaken in order to counter poor ground conditions and to minimise impact of resulting damage to existing building fabric.  This should be considered alongside previous listed building application 3/2006/0496/P and 3/2006/0497/P at Sands Cottage, The Sands, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council – Whalley Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – Specialist staff have considered the information received and do not wish to offer any comments on this occasion.  Recommend that the application be determined in accordance with national and local policy guidance and on the basis of RVBC’s specialist conservation advice.  Refer to Government Office if wish to grant consent.  

Before application submitted, a note was received from English Heritage including conservation engineer report.  The note confirmed that the English Heritage Inspector of Historic Buildings was content with the report.  The report commented that the extension had moved and through observation of cracks there was agreement that movement was likely to be ongoing.  The implemented solution should be effective in preventing further settlement of the extension but the engineer’s concern is shared regarding the potential for continued settlement of the remainder of the building.  Agree that the underpinning should not be extended to the rest of the property unless monitoring shows that there is a problem.  

Society for the Protection of Ancient Buildings – Underpinning of buildings, especially partial underpinning of sections of buildings, should only be considered appropriate in extreme cases preferably after a long period of monitoring the structure.  The act of underpinning is an intrusive and destructive procedure for a historic building, which should be avoided if possible.  The reason for a lengthy monitoring period is to ensure that the structure is suffering from ongoing movement as a result of ground problems and not due to other issues such as movement from seasonal variations in the ground or constructional faults with the building.  The reason underpinning sections of a building is generally deemed inappropriate is because the new stiff section of the building will move differently to the rest and can create new problems at the building’s interface.

In this case, an engineer from English Heritage has reviewed the problem and concluded that underpinning was appropriate.  SPAB can only assume that when reaching his decision the engineer had access to additional information, not submitted with this application, which suggested that the soil was the cause of the cracking.  SPAB would expect a certain level of soil investigation to be carried out along with monitoring to conclude that underpinning was the most appropriate solution.  Since this application does not include this level of information, SPAB are unable to comment on the suitability of the proposed underpinning solution.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Sands Cottage is a grade II* listed building, probably 15th century and late 16th century, with 17th century and later alterations.  It is listed as grade II* because its sandstone rubble facing encases timber framing dating back to the 15th century.  

Sands Cottage is within Whalley Conservation Area and is adjoined by residential properties on all sides. 

In October 1986, listed building consent was granted for the demolition of a chimney stack (3/86/0539).  

In March 2006, listed building consent was refused for the underpinning of existing 20th century extension due to significant ongoing movement found in the structure of the extension.  Proposed timber treatment and damp proofing works throughout the property due to the presence of both damp and infestation.  The existing floor at first floor level and the window sills/heads to the side elevation are proposed for re-levelling  (3/2005/1058).

In December 2006 planning permission was granted for the erection of two storey extension and detached double garage, renovation and conversion of stone outbuilding and associated internal works (3/2006/0496).

In January 2007 listed building consent was granted for the proposed erection of two storey extension and single storey link building, conversion and renovation of stone outbuilding, erection of double garage and associated external work.  Demolition of existing concrete garage and removal of several internal walls in 20th century part of cottage.  Replacement of rotten timber windows, remedial lime pointing to external sandstone walls and damp proofing works to rear part of existing cottage and other remedial repair works as listed on the drawings (3/2006/0497). A condition was attached to the listed building consent clarifying that it did not include retrospective consent for the underpinning works executed at the end of 2005.  English Heritage had not, at that time, confirmed the acceptability of these works, and officers were mindful that the full long term impact of the works on the listed building might not be clear.  

In March 2005 the applicant discussed the listed building and its condition with officers prior to purchase.  In November 2005 officers received a complaint that unauthorised works had been undertaken to the building.  It was established that underpinning works had been undertaken to the building without listed building consent.  A listed building consent application was subsequently received in December 2005 regarding the underpinning works and proposed timber treatment and damp proofing.  This proposal was refused listed building consent because of the proposed unnecessary and potentially damaging work to the historic building.  Following this decision, discussions were held with English Heritage to establish a sympathetic approach to building repair works.   

I am mindful of the comments and report from English Heritage and would recommend that listed building consent be granted.



	SUMMARY OF REASONS FOR APPROVAL:

	The works have had an acceptable impact upon the character of the listed building.  



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














