BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 12/10/2010
	Item No: 5.3

	Report Originator
	Fjola Stevens
Development Officer
	Application No:

KET/2010/0495

	Wards Affected
	Welland

	

	Location
	Three Bears Cottage,  Pipewell Hall Grounds,  Pipewell

	Proposal
	Application for Listed Building Consent: Single storey side extension and erection of garage, carport and workshop and alterations.

	Applicant
	Mr R Kilduff 


1.
PURPOSE OF REPORT

· To describe the above proposals

· To identify and report on the issues arising from it

· To state a recommendation on the application

2.
RECOMMENDATION

THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that this application be APPROVED subject to the following Condition(s):-
1.
The works to which this consent relate shall be begun before the expiration of 3 years from the date of this consent.

REASON:  To comply with Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990 (as amended) and to prevent an accumulation of unimplemented consents.

2.
The works hereby permitted shall be constructed with Clipsham Limestone (where stone is proposed), natural slate, hydraulic lime mortar (3.5 parts sharp sand: 1 part lime) and black painted iron rainwater goods to match the samples submitted on the 19th August 2010. The works shall not be carried out other than in accordance with the approved details.

REASON: In the interests of preserving the heritage asset in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

3.
Prior to the installation of the external windows and doors hereby consented full details of the proposed windows and doors, including sections at a scale of no less than 1:10 and glazing bar details at a scale of no less than 1:1 shall be submitted to and approved in writing by the Local Planning Authority. The windows shall have a tripartite division, structural glazing bars and be cream painted timber and shall thereafter be retained as approved in perpetuity.

REASON: In the interests of preserving the heritage asset in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

4.
Prior to the commencement of works in connection with the outbuildings hereby consented details and samples of the proposed timber cladding and doors to be used in the construction of the car port and workshop hereby permitted shall be submitted to and approved in writing by the Local Planning Authority. The development shall not be carried out other than in accordance with the approved details.

REASON: In the interests of preserving the heritage asset in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

5.
Prior to the commencement of works to the chimneys and the extension hereby consented working drawings and a method statement shall have been submitted to and approved in writing by the Local Planning Authority. Such drawings and statement must be based upon the terms of this consent and show the full details of the works necessary to remove and reconstruct the chimneys, and to demolish the existing single storey extension and construct the replacement single storey extension. Once approved the works shall only be carried out in strict accordance with the approved details.

REASON: To ensure that the works strictly accord with the terms of the permission and in the interests of preserving the special architectural and historic importance of the listed building in accordance with PPS5.

6.
Prior to the commencement of the internal works hereby consented details and samples of the proposed lime render, limecrete and the timber with finishes for the staircase, flooring and doors shall be submitted to and approved in writing by the Local Planning Authority.

REASON: In the interests of protecting the architectural or historic importance of the Listed Building in accordance with PPS5.
Notes (if any) :-

· NONE
Justification for Granting Planning Permission

The proposal is in accordance with The Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990 and the national and local policies as set out in Planning Policy Statement 5 and Policy 13 of the North Northamptonshire Core Spatial Strategy. There are no material considerations that indicate against the proposal.
Officers Report

	3.0
	Information

	
	Relevant Planning History

None
Site Description

Officer's site inspection was carried out on 18th August and 15th September 2010.

The application property is an old estate cottage (now in separate ownership) that lies within the grounds of the Grade II Listed Pipewell Hall. The dwelling lies at the southern edge of the estate adjacent to The Lodge (the gatehouse to the estate) and is therefore close to the main access to Pipewell Hall and visible from Oakley Road and Rushton Road. Due to the siting of the dwelling within the grounds of Pipewell Hall it is a curtilage listed building. In addition the application site lies within the Pipewell Conservation Area.

The dwelling is a detached single storey dwelling with attic and features 3 dormer windows on the front elevation. The building has coursed rubble limestone elevations with dressed stone quoins, white painted timber windows and a slate roof. At present there is a single storey extension to the side and rear elevation (west and north), and a detached garage and shed to the north.  These structures are ‘modern’ additions to the property that are of no architectural merit due to their design and are in a poor state of repair with evidence of structural issues when viewed externally.

Proposed Development

This application seeks listed building consent for a single storey side extension, and the erection of a car port and workshop. In addition there are a number of alterations to the interior and exterior of the building including:

· replacement chimneys

· replacement rainwater goods

· replacement lintels above windows (oak to replace concrete/timber )

· replacement window cills (stone to replace cement)

· replacement lime plaster to internal walls and ceiling

· replacement doors (excluding the internal doors at first floor level)

· replacement floors (existing concrete floors/timber boards)

· replacement external doors and windows

· replacement porch

Any Constraints Affecting The Site

Listed building curtilage

Pipewell Conservation Area,08/10/2004

Mineral Consultation Site Limestone,

Setting of Listed Building


	4.0
	Consultation and Customer Impact

	
	Parish Council

No Objection

Neighbours

No Objection



	5.0
	Planning Policy

	
	National Policies

PPS5 Planning for the historic environment

Development Plan Policies

North Northamptonshire Core Spatial Strategy

P. 13 General sustainable development principles



	6.0
	Financial/Resource Implications

	
	None



	7.0
	Planning Considerations

	
	The key issue for consideration is the impact of the proposal upon:

1.
the special architectural and historic interest of the listed building

2.
the setting and the special architectural and historic interest of the neighbouring listed buildings

1.
Impact upon listed building

The application property is a curtilage listed building sited within the grounds of the Grade II Listed Pipewell Hall. Three Bears Cottage is a modest 2 storey stone built property which had ornamental detailing applied to the south elevation in the mid to late 19th Century to enhance the appearance of the building from the nearby road. There are existing extensions to the east and north of the building and some detached outbuildings to the north believed to date from the 1960’s or 70’s. These appear to be in a poor state of repair and are of little architectural merit as a result of their design typical of their age, and as such do not form part of the historic fabric of the building and do not contribute positively to the architectural or historical importance of the building.

S.66 of the Town and Country (Listed Building & Conservation Areas) Act 1990 (The Act) requires Local Planning Authorities to have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest. S72 of the Town and Country (Listed Building & Conservation Areas) Act 1990 there is a requirement for Local Planning Authorities to give special attention to the desirability of preserving or enhancing the character and appearance of the area. In addition, PPS5 states that there should be a presumption in favour of the conservation of heritage assets, and that the significance of a heritage asset can be harmed or lost through alteration or destruction of a heritage asset or development within its setting. 

Extensions and outbuildings:

The proposed development would include the demolition of an existing extension and outbuildings which are not sensitive to the character or appearance of the dwelling or the surrounding area and therefore their loss would not harm the special architectural and historic interest of the building. The proposed extension has been designed to reflect the design and materials used on the main building, and due to its scale it would remain subservient to the main dwelling.  

The proposed car port and workshop would be oak framed structures with slate roofs and timber clad elevations. The outbuildings would be subservient to the main dwelling and would be sited to ensure that they did not obstruct the principle views of the listed building from the south. It is therefore considered that the proposed outbuildings would not cause harm to the setting, the special architectural or historic character or the significance of the host listed building and would accord with PPS5 and policy 13 of the CSS.  

Other external alterations:

This application includes the replacement of the chimneys, rainwater goods and external doors. A structural survey has been submitted with the application to demonstrate the current condition of the building. The report shows that the existing chimneys are in a poor state of repair as a result of cracks, missing pots and fire damage and therefore works are required to make them sound. The existing rainwater goods are painted plastic and missing in places and therefore replacement rainwater goods are required. It is noted that the front door and porch are both suffering from wet rot. There is no objection to the principle of the proposed works however it is that considered appropriate to impose a condition requiring a method statement for the works to remove and re-built the chimneys and also the demolish the existing extension in order to ensure that the architectural and historic importance of the building is not harmed during the course of the works.  

The application seeks consent to replace all existing windows. The windows proposed (in the existing building and in the proposed extension) would be double glazed cream painted timber casement windows. Although double glazed windows are considered to be acceptable in principle a condition is recommended to ensure that that the glazing bars are structurally appropriate in design and not bulky. This will prevent the windows from appearing too heavy or overly modern on the building. It is considered that in principle the proposed extension would not have an adverse impact upon the architectural or historic importance of the listed building. 

In addition to the replacement windows the existing window cills and lintels which are a mix of cement, stone and timber will be replaced with stone. Although the lintels will be replaced the existing timber decorative hoods above the ground floor windows on the south elevation will be retained as existing. The proposed works are appropriate for the building and as a result would not harm the architectural or historic importance of the building. 

The proposed alterations to the external appearance of the building by reason of their design and materials would not cause harm to the architectural or historic importance of the building and therefore the proposals accord with PPS5 and policy 13 of the CSS. 

Internal alterations:

The building has been renovated in the past to the point where there is little or none of the historic fabric remaining. Therefore although the proposed internal works (as outlined in s. 3 of this report) are extensive they would not result in the loss of any important architectural of historic features of the building. The structural survey submitted with the application demonstrates that there is a problem with damp and rot within the property. Parts of the ceilings to be replaced are currently straw and lime, however parts are modern plasterboard and there is evidence of water ingress and damp resulting in the need to replace the ceilings. Furthermore, the proposed works would include the use of sensitive materials such as lime render and a limecrete floor to allow the building to breath and traditional oak floorboards and staircase. It is therefore considered that the proposed works would not affect the significance of the heritage asset and would not affect the architectural or historic importance of the listed building, and instead would result in the building being brought back into use and should preserve the heritage asset for the future.  

The application seeks consent to replace the internal doors, however the 2 doors at first floor level are surviving board doors complete with 18th Century hinges. The applicant has confirmed that these doors will be retained and therefore the application does not seek consent to remove these doors.  

The works to the interior of the building would not cause harm to the special architectural or historic interest of the listed building and therefore the proposal would therefore accord with PPS5. 

2.
Impact upon the setting and the special architectural and historic importance of the neighbouring listed buildings

The application property lies approximately 15m to the west of The Lodge a decorative Tudor style mid 19th Century stone building which is Grade II Listed Building, and approximately 115m to the south west of the Grade II Listed Pipewell Hall. The stone built Hall dates from 1675, however it has been altered with time and includes an extension built in 1864.

It is considered that due to the siting, scale and design of the proposed additions and alterations to Three Bears Cottage the proposal would not have an adverse impact upon the setting of the adjacent listed buildings. The proposal therefore accords with PPS5 and policy 13 of the CSS.



	
	Conclusion

It is considered that the proposed external and internal alterations proposed would not result in the loss of the special architectural or historic interest of the building and therefore the significance of the heritage asset would not be unduly harmed. It is also considered that although the proposed replacement of the chimneys and the new extension to the building are acceptable a condition should be imposed requiring a full method statement with working drawings to ensure that the works are carried out in accordance with the consent and to ensure that the architectural and historic importance of the building is protected during these works. The applicant has submitted alongside the application samples of the proposed materials and finishes and this is reflected in the recommended conditions. 

The proposal accords with PPS5 and policy 13 of the North Northamptonshire Core Spatial Strategy and is therefore acceptable. 
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