DELEGATED DECISION OFFICER REPORT

1.

;

AUTHORISATION INITIALS DATE
File completed and officer recommendation: MP 01/05/19
Planning Development Manager authorisation: - S§CE O1-0519
Admin checks / despatch completed ' AP i S A
Application: 19/00092/LBC | Town / Parish: Manningtree Town Council
Applicant: Mr & Mrs Scott
Address: Cumberland House 50 South Street Manningtree
Development: Internal alterations on ground, first & second floors. Ground floor (south

elevation) bay window reinstated. Second floor accommodation reinstated
including dormer windows & existing chimneys extended.

Town / Parish Council

Manningtree Town
Council

2. Consultation Responses

ECC Historic Environment
(dated 29 March 2019)

No comment.

The application is for a new pitched roof to include 4 dormers and a
chimney extension, in addition to internal and external alterations.
The above concerns Cumberland House, a Grade |l listed (HE Ref:
1240161) house. The property is located within the Manningtree
Conservation Area, within which are located a number of listed
buildings and places of special historic interest.

The list description notes:

House. C18 or earlier with later alterations and additions. Gault brick
faced. Red plain tiled roof. Left and right chimney stacks. 2 storeys,
attics and cellars. 2 flat headed dormers, dentilled eaves cornice. 4
window range of small paned vertically sliding sashes, gauged brick
arches. Central 4 panel 2 light door, platform approached by steps
from the left. Cast iron railings with moulded and pointed finials,
roundels and open finials to posts enclosing the platform. 6 circular
cast iron tie plates to each floor.

Whilst | have no objection to the proposal in principle and consider the
re-instatement of the pitched roof to be beneficial to the architectural
interest of the listed building, | recommend that the organisation of the
internal layout of the second floor plan is reconsidered. Presently, the
introduction of a partition wall by the chimney stack to create a ‘music
room’ detracts from the appreciation of the property’s original features

~ (the chimney stack itself) and necessitates the removal of a historic

door and frame. This also results in the creation of a non-traditional,
awkward roof plan, which to some extent negates the benefits gained
from the re-introduction of a pitched roof.

Additionally, | recommend that the installation of a new gas fire and
fire surround in the ground floor drawing room (as labelled in the
proposed plans) be held off until investigation of historic fabric has
taken place. Should significant features be found during the opening




ECC Historic Environment
(dated 29 April 2019
following the submission
of amended drawings)

up works, | recommend that this element of the proposal be changed
or omitted.

As the application stands, the proposal is considered to cause ‘less
than substantial harm’ to the designated heritage asset and as such
paragraph 196 of the NPPF is relevant.

The application is for a new pitched roof to include 4 dormers and
a chimney extension, in additon to internal and external
alterations.

The above concerns Cumberland House, a Grade |l listed (HE Ref:
1240161) house. The property is located within the Manningtree
Conservation Area, within which are located a number of listed
buildings and places of special historic interest.

The list description notes:

House. C18 or earlier with later alterations and additions. Gault
brick faced. Red plain tiled roof. Left and right chimney stacks. 2
storeys, attics and cellars. 2 flat headed dormers, dentilled eaves
cornice. 4 window range of small paned vertically sliding sashes,
gauged brick arches. Central 4 panel 2 light door, platform
approached by steps from the left. Cast iron railings with moulded
and pointed finials, roundels and open finials to posts enclosing the
platform. 6 circular cast iron tie plates to each floor.

Following the submission of revisions to the proposed scheme, |
have no objections subject to the following conditions:

a) works shall not be commenced until samples of the materials to
be used on the external finishes have been submitted to and
approved in writing by the local planning authority. The
development shall be implemented in accordance with the
approved details and permanently maintained as such:;

b) works shall not be commenced until additional drawings that
show details of proposed new windows, doors, eaves, verges and
cills to be used by section and elevation at scales between 1:2C

~and 1:1 as appropriate have been submitted to and approved in

writing by the local planning authority. Works shall be implemented
in accordance with the approved details and shall be permanently
maintained as such;

c) the rooflights shall be of low profile conservation type, the
specification to be approved by the local planning authority before
work starts; ‘

d) the rainwater goods shall be black and metal:,

e) with regard to the new staircase, the newel post and handrail of
the existing staircase shall be reused and the balusters either
reused or replaced like of like in terms of form, detail and material.
Detailed drawings of the proposed new staircase outlining the
reuse of historic fabric shall be submitted to the local planning
authority for approval;

f) with regard to opening up works to fireplaces throughout, details

i



of the fabric uncovered shall be submitted to the planning authority
and details of the proposed new gas fire/woodburner shall be
submitted to the local planning authority for approval prior to

installation.
3. Planning History
TPC/2/84 Pollard 5 Sycamores and 1 Horse  Current 11.04.1984
Chestnut

TPC/43/92 Works to Sycamore, Horse Current 18.09.1992

: Chestnut and Elder
TPC/97/46 Repollard Sycamore trees Current 10.09.1997
99/01343/TCA Works to Sycamores adjacent Hill  Approved 06.10.1999

House; repollard three Sycamores
on western boundary; trim
Sycamore adjacent to house and
overhanging chimney and trees
overhanging flower bed on west
side of garden

05/01946/TCA Fell Sycamore adjacent to drive Withdrawn 11.11.2005

05/01994/TCA Crown reduce by 30% the Approved 16.12.2005
Sycamore adjacent to drive

08/00388/TCA Remove 1 x large Sycamore in Approved 03.04.2008
front drive, remove 3 x pollarded
Sycamores in rear garden and
remove 1 x Eucalyptus.

08/00670/FUL Erection of single storey side Approved 08.07.2008
extension.
08/00671/LBC Demolition of garden wall. Erection Approved 23.06.2008

of single storey side extension and
internal alterations.

19/00091/FUL New pitched roof to include 3 Current
dormers and a chimney extension.

4. Relevant Policies / Government Guidance

NPPF National Planning Policy Framework July 2018

National Planning Practice Guidance

Tendring District Local Plan 2007

EN22 Extensions or Alterations to a Listed Building

Tendring District Local Plan 2013-2033 and Beyond Publication Draft (June 2017)

PPL9 Listed Buildings



Status of the Local Plan

The ‘development plan’ for Tendring is the 2007 ‘adopted’ Local Plan. Paragraph 213 of the NPPF
(2018) allows local planning authorities to give due weight to adopted albeit outdated policies
according to their degree of consistency with the policies in the NPPF. Paragraph 48 of the NPPF
also allows weight to be given to policies in emerging plans according to their stage of preparation,
the extent to which there are unresolved objections to relevant policies and the degree of
consistency with national policy. As of 16th June 2017, the emerging Local Plan for Tendring is the
Tendring District Local Plan 2013-2033 and Beyond Publication Draft.

Section 1 of the Local Plan (which sets out the strategy for growth across North Essex including
Tendring, Colchester and Braintree) was examined in January and May 2018 and the Inspector’s
initial findings were published in June 2018. They raise concerns, very specifically, about the three
‘Garden Communities’ proposed in north Essex along the A120 designed to deliver longer-term
sustainable growth in the latter half of the plan period and beyond 2033. Further work is required to
address the Inspector’s concerns and the North Essex Authorities are considering how best to
proceed.

With more work required to demonstrate the soundness of the Local Plan, its policies cannot yet
carry the full weight of adopted policy, however they can carry some weight in the determination of
planning applications. The examination of Section 2 of the Local Plan will progress once matters in -
relation to Section 1 have been resolved. Where emerging policies are particularly relevant to a -
planning application and can be given some weight in line with the principles set out in paragraph
48 of the NPPF, they will be considered and, where appropriate, referred to in decision notices. In
general terms however, more weight will be given to policies in the NPPF and the adopted Local
Plan.

Officer Appraisal

Site Description

The application site in question is a property known as 'Cumberland House', which is located at 50
South Street within the parish of Manningtree. The Grade Il Listed Building is a two storey end of
terrace residential dwelling and is located in a prominent position within the immediate street
scene. The building likely dates from the eighteenth century and has clearly undergone
considerable alteration and extension, with a likely nineteenth century extension that doubled the
size of the property and then a clearly modern extension to the north-west corner.

The site also falls within the Manningtree Conservation Area. There is little mention of the property...
within the Conservation Area Appraisal: however the building is reference "with hints of ar,
interesting building history in the random placing of some sash windows". The surrounding areas
character is generally heavily urbanised, with numerous built form occupying residential properties.
There are also a number of other Grade Il Listed Buildings. :

The site falls within the Settlement Development Boundary of Manningtree within both the Saved
Tendring Local Plan 2007 and the Emerging 2013-2033 Tendring Local Plan Publication Draft.

Cumberland House's listing is as follows:

"House. C18 or earlier with later alterations and additions. Gault brick faced. Red plain tiled roof.
Left and right chimney stacks. 2 store ys, attics and cellars. 2 flat headed dormers, dentilled eaves
cornice. 4 window range of small paned vertically sliding sashes, gauged brick arches. Central 4
panel 2 light door, platform approached by steps from the left. Cast iron railings with moulded and
pointed finials, roundels and open finials to posts enclosing the platform. 6 circular cast iron tie
plates to each floor."

Description of Proposal

This application seeks Listed Building Consent for the following works:



External:

o Amendments to the existing roof layout to include a pitched roof and flat roof with a central
valley; '

0 4 dormers to the second floor, with 3 to the south rear elevation and 1 to the front elevation;

o Extend the existing chimney stack; and

o Reinstated bay window to the rear south elevation;

Internal:

o Re-configuration of the existing ground floor kitchen, breakfast and utility areas that will include
new timber stud partition walls, the formation of a larder and WC, the infilling of the existing
external doorway, insertion of new stable door and enlarge the existing window opening;

o Replace the existing Hall staircase with a new timber staircase;

o Installation of glazed timber double doors to hallway and raising the floor level to suit the new
door arrangement;

o Blocking up of existing WC doorway, and creation of a new doorway adjacent to convert the
room into a storage area;

o Removal of part of existing ground floor drawing room wall to connect the proposed kitchen and
dining room;

o Removal of 1st floor modern stud wall within the bathroom;

o Two additional first floor timber stud partition walls to help create the larger bathroom and a new
en-suite;

o Removal of existing en-suite and additional doorway created within the timber stud wall to the
main bedroom;

o Floor strengthening to the north-east and north-west bedrooms; and

o A section of the timber wall plate to be removed in order to facilitate access into the new roof
space.

This application is in conjunction with planning reference 19/00091/FUL. This application is with
regards to the works involved that also require planning permission; namely the new pitched roof,
four dormers and chimney extension.

Following concerns raised by ECC-Place Services Historic Environment team, the creation of a
stud partition to the 2nd floor music room to form a hallway has been removed from the plans, as
has the relocation of the 2™ floor historic door and frame which serves a bedroom.

Assessment

The only consideration as part of this application is the above mentioned amendments on the
character, appearance and historic fabric of the curtilage listed buildings.

Paragraph 189 of the National Planning Policy Framework ("the Framework™) requires applicants
to describe the significance of any heritage assets affected. This requirement is retained by draft
Policy PPL9 of the Tendring District Local Plan 2013-2033 and Beyond Publication Draft.
Paragraph 196 of the Framework adds that 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.

Policy EN22 of the Saved Plan states that development involving proposals to extend or alter a
Listed Building will only be permitted where; it would not result in the damage or loss of features of
special architectural or historic interest; and the special character and appearance or setting of the
building would be preserved or enhanced. These requirements are carried forward to Policy PPL9
of the Emerging Publication Draft (June 2017) which also requires the use of building materials,
finishes and building techniques that respect the listed building and its setting.

The proposal will see a number of internal and external alterations. Accordingly a detailed Heritage
Statement has been supplied that has sought to individually address each proposed change and
justify it will either preserve or enhance the historic importance of the Grade Il Listed Building.



The ground floor will see a number of amendments. Initially it is evident that the bay window to the
south elevation will be a reinstatement of its original design, as highlighted by a photograph
supplied from the mid-twentieth century. The works to the drawing room are to more modern
elements and will therefore not harm the buildings special character. Other ground floor changes to
the kitchen/utility/breakfast area are to the modern extension.

The first floor alterations include additional timber stud partitions that are easily reversible, while
the existing en-suite is constructed of modern stud partitions that do not merit retention. The floor
strengthening will result in a minor impact to the floor structure, with the works being essential to
the preservation of the listed building.

In terms of the second floor alterations, this will include a new pitched roof and four additional
dormers. The pitched roof proposal is again a restoration to its original design, which was
previously amended in the 1940's. This will therefore greatly enhance the building's external
character and appearance. The proposed dormers also represent a reinstatement of the buildings
previous design and are therefore supported. The initial plans showed the relocation of a historic
door and frame further south, and the introduction of a new stud partition. However, following
concerns raised by the Council’s Historic Environment consultant, these elements have both been
removed from the plans and the previous objections have now been removed.

It is therefore concluded that while the proposal results in a large number of alterations to the
Grade |l Listed Building, the works will not detrimentally affect the buildings special architectural‘*')
and historic interest, in fact it is considered the works will secure considerable heritage benefits
while also helping to protect the buildings long-term future.

Other Considerations

Manningtree Town Council have not commented on the application.

There have been no other letters of representation received.

6. Recommendation

Approve Listed Building Consent

7. Conditions

1 The works hereby permitted shall begin before the expiration of three years from the date of
this consent.

Reason - To comply with the requirements of Section 18(1) of the Planning (Listed Buildings
and Conservation Areas) Act 1990, as amended by the Planning and Compulsory Purchase
Act 2004.

2 The development hereby permitted shall be carried out in accordance with the following
approved plans, drawing numbers 001 revision PL1, 102 Revision PL2, 103 Revision PL3,
104 Revision PL1 received on 25 April 2019, 105 Revision PL2, 201 Revision PL1 received
on 25 April 2019, 300 Revision PL2, and the document titled 'Design & Access and Heritage
Statement Revision PL2".

Reason - For the avoidance of doubt and in the interests of proper planning.

3 No development shall be commenced until samples of the external facing and roofing
materials to be used in construction have been submitted to and agreed, in writing, by the
Local Planning Authority. Such materials as may be agreed shall be those used in the
development.

Reason - The building is an important listed property, and it is important that the materials
used are of a high quality.



8.

4 Before any work is commenced drawings to a scale of not less than 1: 20 fully detailing the
new windows, rooflights, doors and their surrounds to be used and indicating; materials,
cross sections for glazing bars, sills, heads etc at a scale of 1:20, method of opening and
method of glazing shall be submitted to and approved in writing by the Local Planning
Authority. The approved works shall be installed/carried out in complete accordance with
the approved details.

Reason - The application relates to a listed building and therefore such details are
necessary in order to preserve and enhance the historic character and integrity of that
building.

5 a) Prior to the opening up of the fireplace, investigation works shall be carried out. Details of
the results of this investigation and the uncovered fabric shall be submitted to, and agreed
in writing by, the Local Planning Authority.

b) Following approval of a) details of the proposed new gas fire/woodburner shall be
submitted to, and agreed in writing by, the Local Planning Authority. Works shall be carried
out in accordance with the approved details.

Reason - The application relates to a listed building and therefore such details are
necessary in order to preserve and enhance the historic character and integrity of that
building.

6 Detailed drawings of the proposed new staircase including details on the reuse of historic
fabric shall be submitted to, and agreed in writing by, the Local Planning Authority. Works
shall be carried out in accordance with the approved details.

Reason - The application relates to a listed building and therefore such details are
necessary in order to preserve and enhance the historic character and integrity of that
building.

7 All new rainwater goods should be black and constructed of metal unless otherwise agreed
in writing by the Local Planning Authority.

Reason - The application relates to a listed building and therefore such details are
necessary in order to preserve and enhance the historic character and integrity of that
building.

Informatives
1. Positive and Proactive Statement

The Local Planning Authority has acted positively and proactively in determining this application by
assessing the proposal against all material considerations, including planning policies and any
representations that may have been received and subsequently determining to grant planning
permission in accordance with the presumption in favour of sustainable development, as set out
within the National Planning Policy Framework.

2. The rooflights should be of low profile conservation type.
3. When seeking to discharge condition number 6 it is expected that the newel post and handrail of

the existing staircase shall be reused and the balusters either reused or replaced like for like in
terms of form, detail and material.



