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	Date Inspected:
	27/11/15
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed alterations and re-building works to single storey gazebo (listed building). Proposed underpinning of structure, tying of masonry walls together at high level and repair of localised areas of masonry and cement render.

	Site Address/Location:
	Bank Hall Sawley Road Grindleton BB7 4RS

	


	CONSULTATIONS: 
	Parish/Town Council

	No issues.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

	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 expert conservation advice.

Historic amenity societies:
Consulted, no representations received.
Environment Agency:

No objection in principle but comment re: Flood Risk: the application site lies within Flood Zone 3, which is defined as having a high probability of flooding in the national Planning Practice Guidance. In this case, the proposed development is low risk and therefore would not be at an unacceptable risk of flooding or exacerbate flooding elsewhere.
LLFA:

No comment as it is not listed in the ‘When to Consult the LLFA’ document or in the Development Management Procedure Order 2010’.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

NPPF

NPPG

Ribble Valley Core Strategy:

Key Statement EN5– Heritage Assets
Policy DMG1– General Considerations
Policy DME4– Protecting Heritage Assets
Sawley Conservation Area Appraisal

	Relevant Planning History 
Letter to applicant following site meeting with building contractor  on 27 November 2015 (30 November 2016):
“Thank you for advising the Borough Council of the state of repair of the listed building. I would recommend that the opinions of a conservation structural engineer be sought to inform any proposed repair and restoration works (the Historic England website, www.historicengland.org.uk, ‘Finding Professional Help’, has information in this regard). On receipt of this information I will be happy to advise (including listed building consent requirements) further”.

Email to agent 20 July 2016:

“listed building consent will be required for the repair works which include proposed underpinning, parapet battlement detail re-building and render removal/replacement”.



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The ‘Gazebo, 50 metres south-east of Bank Hall’ is a prominently sited (on bank of River Ribble) early C19 Grade II listed building within Sawley Conservation Area. The building is associated with Bank Hall (Grade II listed) and is also within the setting of Bank House (Grade II listed) and ‘Ivy Cottage, Reading Room, and connecting buildings in same range’(Grade II listed). 
The list description identifies:

“Pebbledashed rubble with sandstone dressings. Single storey with embattled parapet. Windows and door have chamfered pointed stone surrounds. Each wall has one window, except for that facing south-west which has a central doorway with a small blank window on each side. Only the north-west window retains its glazing: it has glazing bars which intersect at the head”.

The Bank Hall list description identifies:
“House, said to be 1780 … Pebbledashed rubble with sandstone dressings and slate roof …   The house was associated with the family of Sir Robert Peel”.

Sawley Conservation Area Appraisal  (The Conservation Studio consultants; adopted by the Borough Council 3 April 2007 following public consultation) identifies:
(i) “Its listed buildings, several of which owe their character to the reuse of Abbey masonry”; “The unusual industrial character and historical importance of The Long Building, a former textile printing works”; “Its open and dispersed character, with green fields forming an important component of most views”; “The setting of the village on the banks of the Ribble, whose meanders provide many scenic views from various points in the village”; “location within the Forest of Bowland Area of Outstanding Natural Beauty” (Summary of special interest);
(ii) “The printing works thrived and had a reputation for the bright colours of its cloth. Cloth printed or dyed elsewhere was also sent to the village to be rinsed and ‘brightened’. The Peels (the same family as Sir Robert Peel, statesman and former prime minister) were already substantial and wealthy proprietors of textile mills all over Lancashire. The Sawley branch of the family occupied Bank House, which stands on the opposite bank of the Ribble, looking over the river to the Abbey” (Origins and historic development);
(iii) “Sawley lies some 5km north east of Clitheroe, within a double meander alongside the River Ribble”  (General character and plan form);
(iv) “The open green fields, crossed by footpaths, and the views of the river from various parts of the village and the backdrop of wooded hills all contribute to the special character of the village … The following views are of particular merit and should be protected: … Eastward views from the banks of the Ribble opposite Bankview Cottages (Spaces and views);
(v) “The most important positive features of the Sawley Conservation Area are: Its location on the banks of the River Ribble, with its meanders, gravel islands, wild flowers, wildlife, footpaths and bridges, all of which are attractive scenic features of the village that attract visitors, as does the back drop of fells to the north and south; The Abbey ruins and associated features in the surrounding fields;  The existence of buildings of character and individuality associated with the Abbey or with the subsequent textile printing works” (Strengths).
‘Designation Listing Selection Guide: Garden and Park Structures’ (Historic England, April 2011) identifies:

“Belvederes (from the Italian ‘beautiful to see’), gazebos (from the bastard Latin for ‘I will gaze’) and summer houses are often difficult to differentiate (Symes’s A Glossary of Garden History is an essential guide to terminology): typically belvederes are prominently sited and highly visible while gazebos are smaller and stand at the corners of inner courts. Again, interiors can be elaborate. Such buildings will often fall within the curtilage of a listed building, or may be worthy of designation in their own right. Even early nineteenth-century urban allotment gardens, used more as pleasure gardens than for vegetable growing, contained summerhouses”.



	Proposed Development for which consent is sought:

Alterations and re-building works to listed building. Single storey gazebo has suffered considerable settlement and lateral movement (caused/made worse by 
Storm Desmond, December 2015). 
As part of the structural appraisal, stability calculations were carried out on the masonry walls, highlighting a high risk of collapse. Due to the scale of cracking and the displacement within the walls it is clear that there is a settlement issue with the foundations, particularly in the South West corner.
The proposals include:

1. Underpinning (steel mini-piles and concrete needle beams) to the existing masonry walls. This type of underpinning was chosen because of the existing ground conditions, the mini-piles enable the load to be transferred to a suitable soil type. This solution will also be underground, so no visible repairs.

2. Tying the masonry walls together at high level using Cintec Anchors. Cintec Anchors are a discrete method of stabilising masonry walls.

3. Locally repairing any cracks, damaged masonry and cement render with suitable stone, lime mortar and lime render. The repairs are minimal but required to protect the masonry from any further damage or decay. The use of lime render instead of cement render is considered best practice to protect the masonry behind.

 

	

	Impact upon the listed building, setting of listed buildings and Sawley Conservation Area:



	In my opinion, the proposed works are necessary to secure the long – term repair of the listed building, are considered in respect to visual impact and are welcome.  


	Landscape/Ecology:

Bat survey checklist – a survey will not be required but informative necessary in case bats are discovered whilst repairs are being carried out.

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in attaching considerable importance and weight to the statutory duties at sections 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving great weight to conservation and with regard to Core Strategy Key Statement EN5 and Policies DMG1 and DME4, I would recommend that listed building consent is granted.



	RECOMMENDATION:
	That listed building consent be granted.


