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	Date Inspected:
	01/08/16
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	Approval

	


	Development Description:
	Replacement front and back doors and installation of timber flood doors.

	Site Address/Location:
	3 Abbeycroft The Sands Whalley BB7 9TN.

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic amenity societies:
	

	Consulted, no representations received.

	
	

	

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990

NPPF

NPPG

Whalley Conservation Area Appraisal

	Relevant Planning History:

No specific pre-application advice has been sought by the applicant.

3/2016/0351 – Replacement doors refused
3/2016/0022 - Proposed demolition of external toilet block and the construction of a single storey extension at the rear of 1 and 2 Abbeycroft. PP refused 22 February 2016. The applicants have appealed this decision.
3/2015/0058 – Install ceilings to all roof spaces with Kingspan 50mm insulation then fireboards.  Replace 20th century staircase with like for like replacement into the loft space. Replace and reskim internal stud partition and staircase to small storage area. Rewiring and replumbing.  Repair and restore the main staircase on a like for like basis. LBC under consideration.
3/2013/0056 (PA) & 0057 (LBC) - Proposed internal alterations to a Grade II Listed Building (2 Abbeycroft). Granted 25 April 2013 and 26 April 2013.

3/2012/0898/P (LBC) & 3/2012/0897/P (PA) - Alterations to a Grade II listed building both internal and to rear elevation at 2 Abbey Croft. Refused 21 November 2012.
3/2012/0515 & 0516 – Internal and external alterations to a Grade II listed building (2 Abbeycroft). LBC and PP refused 31 July 2012.

3/2011/0207 (LBC) - Proposed installation of toughened glass in the windows that are below 800mm as per building control regulations. Windows to be the same size, colour and style as existing but there will be a small logo in the bottom corner of the windows to show that it is toughened glass. LBC granted 15 September 2011.

3/2010/0402/P (LBC) - Replacement windows and minor internal alterations at No 1. LBC granted 21 October 2010. Ancient Monuments Society concerned at level of information submitted prior to Jonathan Ratter’s report because of potential impacts for whole range. 
3/2010/0162/P (LBC) - Retrospective application for replacement windows and minor internal alterations at No 1. LBC refused 23 April 2010.

3/1992/0329 – Refurbishment of dwelling including re-submission of one to two dwellings. PP granted 29 July 1992.
3/1992/0330 – Form new party wall, recreate two dwellings, alterations to windows.  Restoration of door & new side door. LBC granted 29 July 1992.
3/1993/0385 – First floor bedroom extension over existing side extension. PP granted 13 August 1993.
3/1993/0386 – Amended alterations to convert property into two dwellings plus first floor extension and rear porch. LBC granted 13 August 1993.
3/1993/0393 – addition of first floor window in gable end (No 1).  LBC granted 17 August 1993.

3/1987/0133 & 0134 – roof repairs (1-3 Abbeycroft).  LBC granted 12 May 1987.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

1, 2 and 3 Abbeycroft is a Grade II listed building prominently sited (gable to the road) within Whalley Conservation Area and the setting of listed buildings and a scheduled monument.

The list description identifies:

“Row of 3 houses, probably originally one, mid C17, altered late C19 … Windows C19 … No.3 not accessible at time of survey, but said to have bressumer for a firehood which backed onto that in No.2, and an outshut which contains a dog-leg stair with turned balusters and moulded handrail. RCHM report by Sarah Pearson dated August 1979”.
The Whalley Conservation Area Appraisal (The Conservation Studio consultants; adopted by Borough Council 3 April 2007 following public consultation) identifies:

(i) An Important View from Abbeycroft towards Whalley Abbey Northwest Gateway (Grade I listed; scheduled monument; Focal Building in the Appraisal); Significant Open Space to the south and west; Important Tree Group to the west (Townscape Appraisal Map);

(ii) “Although 20th century housing development has impinged somewhat to the north of the town, the river setting and the many fields and open green spaces of Whalley provide an attractive rural character to the conservation area” (Summary of special interest);
(iii) “The Sands is distinctly rural” (General character and plan form);
(iv) “18th century Whalley was still dominated by the Abbey and the families that lived there. Ashton Curzon’s estate map of 1762 shows the Abbey (house, ruins and two gatehouses), the parish church, and scattered development to the north and west including what is now nos. 1-4 The Square nos. 1-3 Abbeycroft, and no. 34 The Sands” (Origins and historic development);
(v) “To the north of the Abbey ruins, Church Lane continues into The Sands, a wide, more rural lane which connects Whalley to the fields to the west of the town through the former Abbey gatehouse and which must therefore be at least 13th century in date” (Plan form and building types);
(vi) “The historic buildings of Whalley are mainly built from local stone with stone rubble walls, dressed stone quoins, stone window and door architraves, and stone roofing slates … This provides a cohesive and attractive townscape … There is only one known example of timber-framing in the conservation area, no. 34 The Sands, which is a late 15th century house set back from the road and now encased in sandstone” (Architectural qualities);
(vii) “Views to the west through the arched openings of the red brick railway viaduct (Grade II listed)”; “Rural, open character with trees and open green spaces”; “Scheduled Ancient Monument - ruins of Whalley Abbey including the Gatehouse”; “Grade I listed buildings … the Abbey gateway” (Principle positive features: The Sands, Whalley Abbey and Church Lane Character Area); 
(viii) “There are very few sites for development within the conservation area, given the tight urban form, the constraints imposed by the scheduled sites, and the many listed buildings. The open green spaces to the west of The Sands, marked on the Townscape Appraisal map, are a particularly valuable asset and should be protected from development” (Opportunities within the Whalley Conservation Area).
(ix) “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. Common faults include: the loss of original panelled front doors and their replacement with stained hardwood, uPVC or aluminium doors” (Threats to the Whalley Conservation Area).
The site is within the setting of the North West Gateway (Grade I; scheduled monument), Whalley Abbey (Grade I; scheduled monument), Abbey Presbytery (Grade II), Sands Cottage (Grade II*) and Whalley Viaduct (Grade II).

The Heritage Assessment (Gary Miller) submitted with the recent application at 1 and 2 Abbeycroft identifies:

“Abbeycroft occupies an important site on the fringe of Whalley, within the precinct of the Cistercian abbey whose ruins still visually dominate the town and close to the huge northwest gateway of circa 1320 which was among the earliest elements to be built. A tall, linear stone-built terrace, Abbeycroft is an important element of the historic streetscene and looking westward along The Sands can be viewed against the backdrop of not only the gateway but also the towering railway viaduct of 1850 beyond … The somewhat plain 19th century exterior of Abbeycroft conceals possible origins as a

timber-framed structure of the early 17th century that was subsequently clad in stone. The present Number 2 may have been its housebody, on evidence of a large firehood and baffle entry arrangement, and originally marked the end of the building before the present Number 1 was added probably at the end of the 17th century. A crosswall within Number 2 containing traces of a former window shows where the original house terminated … Abbeycroft is an important heritage

asset, significant for its architectural interest, group value and setting and for the

contribution it makes to the Whalley Conservation Area ” (Executive Summary).

“Evidence of another door, now blocked, occurs in the centre of the rear, with quoins remaining on its left side; this opening is more evident internally. It may have been blocked during the 19th century alterations” (page 20).

“the significance of 2 Abbeycroft is evaluated thus:

• Age and rarity: The building dates from at least the early 17th century and thus has rarity value as only a limited building stock survives from this period

• Architectural interest: the highly-complex evolution of the building, demonstrating several stages of building, is significant, as are the surviving interior details which provide evidence of this phasing

• Historical interest: while the site may be earlier, 2 Abbeycroft and its neighbours appears to have originated as a substantial house of yeoman standing whose status later declined on evidence of subdivision by the late 19th century

• Group value: 2 Abbeycroft has immediate group value with its neighbours at 1 and 3, and on a wider level with the heritage assets which form the historic nucleus of Whalley, such as the gateway, viaduct, English Martyrs RC church and abbey remains

• Setting: the building lies in the historic context of the ancient town centre and contributes to positive public realm views, especially westwards where it is seen against the multi-layered background of the gateway, railway viaduct and countryside beyond (Plate 1)” (page 35).

“Conclusions:

Along with its neighbours at Abbeycroft, Number 2 is a heritage asset of extensive significance, recognised statutorily by Grade II national designation. The nature of this significance lies chiefly lies in its age and rarity, architectural interest, group value and setting. It is significant on the first two counts as a building of early 17th century origins  that were possibly timber-framed, and which has subsequently undergone a highly complex evolution involving phased rebuilding in stone followed by alteration and eventual subdivision in the 19th century. It possesses group value, not only with its neighbours in Abbeycroft but also with the heritage assets beyond that form the historic town of Whalley. In this context the building can be viewed in a little-altered setting, and features prominently in the attractive views westwards to the abbey gateway and railway viaduct beyond. The wide extent of this significance means Abbeycroft is an important local heritage asset to Whalley and in particular to its Conservation Area, as it contributes to the special character upon which the area was established; and thus to the borough of Ribble Valley generally. Regionally, the building is of significance as one of the early 17th century houses surviving in Lancashire, and would in this regard be of value to any future academic study of the county’s vernacular buildings” (page 35).

“Relative significance of individual features:

High Significance … preservation and enhancement is considered essential

Front and rear elevations, including all original openings and features

Reason: establish historic character of the building both individually and in relation to the remainder of Abbeycroft; both elevations are visible from public realm” (page 37).

Relevant policy, guidance and advice:

The National Planning Practice Guidance (NPPG) states:

“Distinctiveness is what often makes a place special and valued. It relies on physical aspects such as: building forms; details and materials; style and vernacular”.
“The extent and importance of setting is often expressed by reference to visual considerations. Although views of or from an asset will play an important part, the way in which we experience an asset in its setting is also influenced by other environmental factors such as noise, dust and vibration from other land uses in the vicinity, and by our understanding of the historic relationship between places”.

‘Historic Environment Good Practice Advice in Planning Note 3: The Setting of Heritage Assets’ (25 March 2015) identifies:
“The contribution of setting to the significance of a heritage asset is often expressed by reference to views, a purely visual impression of an asset or place which can be static or dynamic, including a variety of views of, across, or including that asset, and views of the surroundings from or through the asset, and may intersect with, and incorporate the settings of numerous heritage assets”.
‘Making Changes to Heritage Assets’ (Historic England, February 2016) identifies:

“Original materials normally only need to be replaced when they have failed in their structural purpose. Repairing by re-using materials to match the original in substance, texture, quality and colour, helps maintain authenticity, ensures the repair is technically and visually compatible, minimises the use of new resources and reduces waste. However, alternative approaches may be appropriate if it can be demonstrated that the technique will not cause long-term damage to the asset and results in less overall loss of original fabric and significance or demonstrates other major benefits” (paragraph 11).

“Replacement of one material by another may harm significance and will in those cases need clear justification … for changes in the way the material is processed, applied and detailed” (paragraph 12).
“Even when undertaking repair, care is needed to maintain the integrity of the asset” (paragraph 13).

“Doors and windows are frequently key to the significance of a building. Replacement is therefore generally advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail and material … As with the building as a whole, it is more appropriate to deal with timber decay and similar threats by addressing the cause of the decay rather than treating the symptoms” (paragraph 15).
“The historic fabric will always be an important part of the asset’s significance, though in circumstances where it has clearly failed it will need to be repaired or replaced” (paragraph 42).
“The junction between new work and the existing fabric needs particular attention, both for its impact on the significance of the existing asset and the impact on the contribution of its setting” (paragraph 43).
“New features added to a building are less likely to have an impact on the significance if they follow the character of the building” (paragraph 49).

Whalley Conservation Area Management Guidance (The Conservation Studio consultants; subject to public consultation) identifies:
“Doors and doorways: Original doors should be retained. Their replacement or defacement is often entirely unnecessary. Replacement doors should copy the original in the materials, the detail of the design, and the paint finish. Modern off-the-peg doors are not generally acceptable for use in historic buildings, nor are doors with incongruous design features such as integral fanlights. Unpainted hardwood, stained or varnished softwood, or uPVC doors are rarely suitable. Doorcases, door furniture including hinges, knockers and letter-boxes, foot scrapers, fanlights, pediments, columns, pilasters, cornices, consoles and carved or stucco moulded details should not be removed or mutilated but retained even if the doorway is redundant”.
‘Flooding and Historic Buildings’ (Historic England, April 2015) identifies:
“Although most historic structures are inherently durable and are relatively resistant to flooding compared with much modern construction, they are still vulnerable. Many of these buildings are not only at risk from flood damage but also damage from inappropriate remedial works carried out by contractors who have little understanding of historic fabric. This can result in unnecessary removal and disposal of significant finishes and fittings as well as the use of unsuitable materials for the repairs. Too often like-for-like replacement is not carried out when repair works are put in hand.

Building conservation is concerned with retaining original fabric and cleaning or repairing it in a sensitive fashion. Most historic timberwork, panelling, floorboards and plasterwork can be retained and conserved after flooding. There have been many cases where sodden materials that appeared at first sight to be too damaged have been retained in place or re-used and repaired in a cost-effective manner. Much damage can also be caused by rapid artificial drying methods that are not correctly controlled. Well-intentioned but inappropriate techniques for drying out can be exceedingly damaging to historic building fabric.

In some cases, the building and insurance industries’ standard procedures for making buildings habitable again after a flood can be damaging to the special architectural or historic interest of listed buildings. Some loss adjusters, recovery contractors and builders operating in this field have very limited knowledge and experience of dealing with historic buildings or the protection given to such buildings by legislation” (Introduction).

“The most common property-level products include aperture protection, such as door guards and airbrick covers suitable for short duration flooding, and building ‘skirt systems’ that can effectively isolate the whole property when flooding is more prolonged. These may only keep the floodwater at bay for a short period of between 20 and 60 minutes” (page 10).

“Sandbags can provide a limited but often effective protection against minor flooding … Proprietary temporary flood protection measures can avoid much damage and be easy to install” (page 11).

“Temporary flood barriers - Temporary barriers can be installed either round the building or fitted to the building itself. Interlocking barriers can prevent water reaching the building, using the weight of the floodwater to anchor the barrier. However, storage needs to be found for measures such as this.
Barriers fitted to exterior doorways or window openings raise the threshold of the building against rising water. They can then be removed and stored once the risk of flooding has passed. Because they are used only during a flood these features are less intrusive than permanent flood barriers, but in order to keep their architectural impact to a minimum, any fixings must be discreet and compatible with an older property.

Designs for purpose-made door and window barriers ... These are fixed to the building as needed and removed once the danger of flooding has passed

Covers for airbricks – temporary snap-on covers for airbricks and vents can be purchased from suppliers of flood-protection products. Airbricks and vents should be sealed only during flood conditions and then removed to aid drainage and drying out and later to provide permanent ventilation.

Bagged barriers – sandbags can provide a limited but often effective protection against minor flooding. They need to be carefully laid and well stamped down so that the upper bags mould themselves to those below. In walls that are more than two sandbags high there should be a double line of sandbags at the bottom, followed by a second double line, then a single line on top. The disadvantage is they are heavy to use and quickly become contaminated when wet. Commercial alternatives using ultra-lightweight highly expandable bagged materials are also available” (page 12).

“Permanent barriers - Permanent barriers using bunding, walls, gates and additional drainage ditches to site perimeters can be used to prevent water reaching any buildings. Care should be taken to avoid damage to sensitive surroundings or archaeology.
Permanent solutions to the building perimeter itself might include a built-up front doorstep, or a partially tanked lower-ground-floor elevation. Such barriers need to be carefully designed as they can have a significant impact on the appearance, character and performance of the building. Tanking should be approached with caution as this can contain water and make drying out more problematic if water does enter the building.

Permanent protection can also be incorporated externally into the boundary wall or fence or landscape surrounding the building in the form of bunding or extra ditches for drainage.

Seal any gaps and holes around the frames of windows and doors to make them watertight.

Any additions or alterations should be constructed with flood-proofing in mind” (page 12).
“Flood-resilient measures - For properties vulnerable to repeated flooding it is advisable to limit the potential damage and cost and the amount of time the property is uninhabitable. Modifications can be carried out to services, interior fixtures and fittings to limit damage and enable the building to be made habitable again as soon as possible after a flood.
The following issues can be considered:
moving services … new electrical circuitry, fuse boxes and heaters can be installed at a higher level … basements or cellars consider installing a sump with submersible emergency power supply … plumbing can be fitted with backflow valves … lime-plastered walls should be retained … lime is also mildly self-disinfecting … solid timber doors will be comparatively water resistant compared to modern hollow core doors … tiled floors can be washed and cleaned easily” (page 13).

“Consents for flood-resilient and resistance measures … The granting of consent to carry out works to protect the building from flooding will be influenced by the impact of the proposals on the architectural or historic interest of the building” (page 13).
Environment Agency Flood Map and Communities Flood Zone and Flood Risk Tables (20 June 2016)
The site and its immediate setting are shown to be within Flood Zone 2 (EA website).
“Zone 2 Medium Probability: Land having between a 1 in 100 and 1 in 1,000 annual probability of river flooding” (Communities website).
Other references:

Period House Fixtures and Fittings 1300-1900’ (L Hall, 2007) identifies:

“Early in the 18th century the six-panelled framed door became the standard design that was to last until well into the 19th century … From the late 18th century the four-panelled door begins to grow in popularity and by the Victorian period has superseded the six-panelled door almost entirely” (page 42).

‘C18 Panelled Doors and their details’ (J Coath in The Building Conservation Directory 1995) 

identifies:
“the archetypal six panel Georgian door” (page 73).
‘Doors’ (The Victorian Society, Guide No.1, 1992) identifies:

“As the influence of the Regency taste waned, the classically-inspired doorcase surrounding a panelled door gave way” (page 2).


	

	Observations/Consideration of Matters Raised/Conclusion:

The applicant was advised on 25 May 2016 that the replacement of the front door was acceptable in principle and the traditional plank front doors at Nos. 1 and 2 Abbeycroft might provide a suitable template. 

Since the original refusal the applicant has submitted a joiners report and confirmed the style of the doors to be a simple “plank” style to reflect the simplicity of the originals. I am now satisfied that the style is a suitable replacement and having regard to flood protection measures and the agreed colour I cosider consent could be authorised. 
I am also mindful of Gary Miller’s recommendation in 3/2016/0022 that front and rear elevations (establish historic character of the building; visible from public realm) are of ‘High Significance’ and preservation and enhancement is considered essential.



	RECOMMENDATION:
	That listed building consent be granted


