
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/EL

	Application No: 
	3/2012/0350/P

	Development Proposed:
	Internal adaptations to remove an existing unsympathetic spiral staircase and install a standard stair.  Relocate the bathroom and minor alterations at The Gardeners Cottage, Whalley Abbey, The Sands, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – do not wish to offer any comments on this occasion.  Determine in accordance with national and local policy guidance, and on the basis of RVBC expert conservation advice.

Environment Agency – No comments.

Historic amenity societies – Consulted, no representations received. 



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

NPPF.

HEPPG.

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV19 - Listed Buildings (Setting).

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Whalley Conservation Area Appraisal.



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

	Whalley Abbey (Cistercian monastery) is a Grade I listed building and scheduled monument within Whalley Conservation Area and “is one of the premier heritage assets of the county and country”  (Dr J Stopford, English Heritage Inspector of Ancient Monuments, 14 April 2011).

The list description states “on the north-east side of the mansion is a courtyard enclosed by stone walls, with single-storey C17 buildings on the east and north sides”. LCC (Archaeology) have previously opined that “the building itself is not likely to be of Medieval date and probably relates to the post-dissolution re-use of the site”. The building would appear to be shown on the Buck engraving of Whalley Abbey 1727 (Lancashire Historic Town Survey).

The Gardener’s Cottage is just outside the scheduled monument boundary.

The Whalley Abbey Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:

(i) 
“The small town is notable for the ruins of a late 13th century Cistercian abbey, part of which is still in use as a conference centre” (Summary of Special Interest);

(ii) 
“The town is notable for its riverside location and for the Abbey ruins, now open to the public and providing a museum and café” (Definition of the Special Interest of the Conservation Area: Activities/Uses);
(iii) 
“the loss of original historic details (windows, doors and sometimes roofs) and maintenance, such as re-pointing, that is unsympathetic to the host buildings, adversely affects parts of the conservation area” (Definition of the Special Interest of the Conservation Area: Architectural Qualities);
(iv) 
“There are 24 listing entries for the conservation area. The oldest, and most important, are the remains of Whalley Abbey which are listed Grade I and which lie over a Scheduled Ancient Monument” (Definition of the Special Interest of the Conservation Area: Listed Buildings);

(v) 
“Plastic windows and doors on cottages and the primary school in Church Lane” (The Sands, Whalley Abbey and Church Lane Character Area: Principal Negative Features).
Site history

Pre-application advice was sought in respect to the works. English Heritage were consulted (Grade I listing; scheduled monument setting) and responded:

“On the basis of the information provided, it appears that the plans are likely to lead to an application for which English Heritage would be a statutory consultee. However, it is not possible or necessary for us to engage with every proposal which may affect the historic environment. On the basis of our understanding of the present scope of the work we do not feel that it is essential for us to participate in pre-application discussions. English Heritage therefore has no comment to make on these proposals”. The Borough Council subsequently invited an application in respect to the works.

3/2002/0991 – REPLACEMENT OF 4NO. SASH WINDOWS, REMOVAL OF 4NO. HOPPER INWARD OPENING LIGHTS, REDECORATE WINDOWS/DOORS AND DRAUGHT GUARD TO FRONT DOOR. LBC granted 4 March 2003. EH insisted upon: window frames to front being painted black; all windows to be single-glazed; use of putty rather than beading and retention of sash’s hung on weights and cords.

3/1996/0003 – ALTERATIONS TO ROOF SPACE OVER GARDENERS COTTAGE TO PROVIDE BEDROOM & STORE. LBC granted 1 April 1996.

3/1981/1013 – Conversion of existing cottage, workshop and toilet into two bed-sits, staff accommodation and Priest’s house. LBC granted 16 March 1982.

3/1981/1012 – Conversion of existing cottage, workshop and toilet into two bed-sits, staff accommodation and Priest’s house. PP granted 16 March 1982.

3/1975/0366 – Change of use of Gardener’s Cottage to Tea Room. PP granted 10 July 1975.

Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering applications for listed building consent, special regard shall be had to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in the exercise of planning functions special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area.

The National Planning Policy Framework (27 March 2012) states:

“The purpose of the planning system is to contribute to the achievement of sustainable development. The policies in paragraphs 18 to 219, taken as a whole, constitute the Government’s view of what sustainable development in England means in practice for the planning system” (paragraph 6);

“At the heart of the National Planning Policy Framework is a presumption in favour of sustainable development, which should be seen as a golden thread running through both plan-making and decision-taking" (paragraph 14);

Paragraph 126 states that local planning authorities should recognise that 'heritage assets are an irreplaceable resource' which should be conserved in a 'manner appropriate to their significance' . Local planning authorities should also take into account 'the desirability of sustaining and enhancing the significance of heritage assets ... the wider social, cultural, economic and environmental benefits that conservation of the historic environment can bring ... the opportunities to draw on the contribution made by the historic environment to the character of a place';

Paragraph 129 states “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal”.

Paragraph 131 states “In determining planning applications, local planning authorities should take account of:

●
 the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

● 
the positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

● 
the desirability of new development making a positive contribution to local character and distinctiveness”.

Paragraph 132 states “When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification”;

Paragraph 134 states “Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal, including securing its optimum viable use”.
English Heritage (web-site 23 April 2012) advices “Following the publication of the National Planning Policy Framework, PPS5 was deleted. However the Practice Guide remains a valid and Government endorsed document pending Government's review of guidance supporting national planning policy as set out in its response to the select committee report. The references in the document to PPS5 policies are obviously now redundant, but the policies in the NPPF are very similar and the intent is the same, so the Practice Guide remains almost entirely relevant and useful in the application of the NPPF”. 

Paragraph 142 of the Practice Guide, Changes to Heritage Assets, states “each heritage asset and group of heritage assets has its own characteristics that are usually related to an original or subsequent function.  These can include orientation, layout, plan form, setting, materials, the disposition of openings, external detailing and internal fittings”.  

Paragraph 152 of the Practice Guide states “Doors and windows are frequently key to the significance of the building.  Change is therefore advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail.  Secondary glazing is usually more appropriate than double glazing where the window itself is of significance”.

Paragraph 178 of the Practice Guide states “... it would not normally be acceptable for new work to dominate the original asset or its setting in either scale, material or as a result of its siting”.

Paragraph 182 of the Practice Guide states “the plan form of a building is frequently one of its most important characteristics and internal partitions, staircases (whether decorated or plain, principal or secondary) and other features are likely to form part of its significance.  Indeed, they may be its most significant feature.  Proposals to remove or modify internal arrangements, including the insertion of new openings or extension underground, will be subject to the same considerations of impact on the significance (particularly architectural interest) as for externally visible alterations’’.

Paragraph 179, Addition and Alteration, of the Practice Guide states “the fabric will always be an important part of the asset’s significance.  Retention of as much historic fabric as possible is therefore a fundamental part of any good alteration or conversion, together with the use of appropriate materials and methods of repair.  It is not appropriate to sacrifice old work simply to accommodate the new”. 
Paragraph 25 of the Practice Guide states “where the ongoing energy performance of a building is unsatisfactory, there will almost always be some scope for suitable adaptations to be made without harm to the asset’s significance. This will involve careful consideration of the most appropriate options for insulation, power use and power generation. Intrusive interventions … can harm the significance of a heritage asset”.

“the contribution that setting makes to the significance does not depend on there being public rights or an ability to access or experience that setting … Nevertheless, proper evaluation of the effect of change within the setting of a heritage asset will usually need to consider the implications, if any, for public appreciation of its significance” (paragraph 117).

Policy ENV20 of the Ribble Valley Districtwide Local Plan (adopted June 1998) has the status, following Government Office North West approval, of a ‘saved policy’.  This states “Proposals for the alteration or repair of listed buildings should be sympathetic to their character and appearance.  The most important features of any listed building will be preserved”.

Policy ENV19 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’.  It states “Development proposals on sites within the setting of buildings listed as being of special architectural or historic interest, which cause visual harm to the setting of the building, will be resisted. In assessing harm caused by any proposal the following factors will be taken into account:

(i) 
the desirability of preserving the setting of the building;

(ii) 
the effect of the proposed development on the character of the listed building;

(iii) 
any effect on the economic viability of the listed building;

(iv) 
the contribution which the listed building makes to the townscape or countryside;

(v) 
the extent to which the proposed works would bring substantial benefits to the community including economic benefits and enhancement of the environment”.

Policy ENV16 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. It concerns development proposals within conservation areas: 

“Within conservation areas development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, size, design and materials. Trees, important open spaces and natural features will also be protected as appropriate. The desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration in deciding development proposals outside the designated area which would affect its setting or views into or out of the area”.

Policy G1 of the Ribble Valley Districtwide Local Plan is a ‘saved policy’. This states ‘’In determining planning applications the following criteria will be applied:

(a) Development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature;

(h) Materials used should be sympathetic to the character of the area’’.

The Georgian Group Guide No.1 ‘Windows’  warns of double-glazing that “the resultant visual effect is often dark and reflectant”.

The Whalley Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council 3 April 2007 following public consultation) identifies:

“Continuing loss of original architectural details and use of inappropriate modern materials or details.  Many of the unlisted, and some of the listed, buildings in the conservation have been adversely affected by the use of inappropriate modern materials or details” (SWOT analysis: Threats to the Whalley Conservation Area).

The Whalley Conservation Area Management Guidance (The Conservation Studio) states:

“Windows: Sliding sash and side-hung casements are the two principal window types. As a rule, windows in historic buildings should be repaired, or if beyond repair should be replaced 'like for like'. It is important that the design, scale and proportion of new windows should be sympathetic to the character of the building. 

Replacement windows: The insertion of factory made standard windows of all kinds, whether in timber, aluminum, galvanised steel or plastic is almost always damaging to the character and appearance of historic buildings”.

The original application details related to unsympathetic alterations including relocation of fire places, new internal openings and reglazing of a window. This has now been altered and the proposal no longer requires the  reglazing of the windows and the fire place is to be retained on the first floor. I consider that these changes make the scheme compliant to the various policies and allow the building to be reused .



	Summary reason for approval:

The proposal as amended  has no significant detrimental impact on the Listed Buiding

	RECOMMENDATION: That conditional listed building consent be approved.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














