SCHEDULE A: Applications with Recommendation

15/0371
Item No: 11 Date of Committee: 10/07/2015
Appn Ref No: Applicant: Parish:
15/0371 Mr Singh
Agent: Ward:
The Space* Studio Castle

Location: 53 West Walls, Carlisle, CA3 8UH

Proposal: Existing Tiles On Hipped Roof Over Living Area To Be Replaced With
Slate To Match Main Roof; Log Burner Flue (Revised Position) And
Installation Of Cast Iron Grille To Kitchen Extract; Installation Of Roller
Shutter Door To Garage; Existing Cast Iron Guttering To Main Roof
Replaced With Cast Aluminium Guttering And Rainwater Down Pipes;
Slates On Main Roof Replaced 'Like For Like' (Top Five Courses On
North Elevation To Be Diminishing In Height With New Roof Timbers On
North Elevation (Existing Roof Spars To Be Retained Where Possible
And Re-Instated) (LBC)

Date of Receipt: Statutory Expiry Date 26 Week Determination
12/05/2015 07/07/2015

REPORT Case Officer: Barbara Percival
1. Recommendation

1.1 It is recommended that this application is approved with conditions.

2. Main Issues

2.1 Impact of the proposal on the character of the curtilage listed building and
the settings of the neighbouring Grade Il Listed Buildings

3. Application Details

The Site

3.1 Number 53 West Walls is a substantial warehouse style building located on
the northern side of West Walls. The property is curtilage listed by virtue of



its association with numbers 36-38 Abbey Street which are Grade Il Listed
Buildings and is within the City Centre Conservation Area.

The Proposal

3.2  The proposal seeks Listed Building Consent for a number of differing
elements. These being: relocation of log-burner flue; affixing of cast iron
grille to kitchen extraction; installation of roller shutter garage door; re-roofing
of main roof using new roof timbers to northern roof slope and retain and
reinstate where possible existing roof spars; installation of cast aluminium
guttering and rainwater downpipes to main roof; and slates in lieu of concrete
tiles to lower roof.

4. Summary of Representations

4.1 This application has been advertised by the direct notification of three
neighbouring properties and the posting of Site and Press Notices. In
response, one letter of objection has been received.

4.2  The letter identifies the following issues:
1. roller shutter doors would be at odds with the character of the area;
2. the proposed works to the roof are not an acceptable replacement;
3. the building should have incorporated sliding sash windows.

5. Summary of Consultation Responses

Economic Development - Conservation Officer: - the application proposes the
installation of roller shutter doors to the West Walls frontage. This is at marked
variance to the sawn timber door proposed and approved under application 14/0776;
would consider this aspect of the proposal to be wholly unacceptable. The
application also includes proposals for the re-roofing of the two storey section of the
property, a flue and grille and do not object to these aspects of the proposal;
Conservation Area Advisory Comm: - concern expressed that roof as laid did not
constitute like for like repair as previous roof was laid to diminishing courses and
present roof is to regular coursing. Concern regarding proposed roller shutter door
and suggestion that this should be track mounted so as to enable vertical orientation
of planking. Recommendation — That the scheme should not be approved in its
present form

6. Officer's Report
Assessment

6.1 Section 54a of the Town and Country Planning Act 1990/Section 38(6) of the
Planning and Compulsory Purchase Act 2004, requires that an application for
planning permission is determined in accordance with the provisions of the
Development Plan unless material considerations indicate otherwise.



6.2

6.3

6.4

6.5

6.6

The Development Plan for the purposes of the determination of this
application comprises the Carlisle District Local Plan 2001-2016 of which
policies CP5, LE12 and LE13 are of particular relevance.

At a national level, material considerations include the National Planning
Policy Framework (NPPF), the Planning Practice Guidance (PPG) and
Section 66 of the Planning (Listed Building and Conservation Areas) Act 1990
are also material planning considerations in the determination of this
application.

Carlisle's emerging new Local Plan ‘The Carlisle District Local Plan 2015 -

2030’ was submitted to the Secretary of State on 22nd June 2015 under
Regulation 22 of the Town and Country Planning (Local Planning) (England)
Regulations 2012.

Paragraph 216 of the National Planning Policy Framework identifies that:

“From the day of publication, decision-takers may also give weight to relevant

policies in emerging plans according to:

e the stage of preparation of the emerging plan (the more advanced the
preparation, the greater the weight that may be given);

e the extent to which there are unresolved objections to relevant policies
(the less significant the unresolved objections, the greater the weight that
may be given); and

e the degree of consistency of the relevant policies in the emerging plan to
the policies in this Framework (the closer the policies in the emerging plan
to the policies in the Framework, the greater the weight that may be
given)”.

Carlisle City Council resolved at their meeting of the 10th February 2015, with
regards to the emerging Local Plan, that “once published for consultation,
weight be given to the Carlisle District Local Plan (2015-2030) as a material
consideration when exercising Development Management policy decisions, in
accordance with paragraph 216 of the National Planning Policy Framework”.

In exercising a decision on the proposal regard has therefore been had to the
relevant policies and proposals within the emerging Carlisle District Local
Plan 2015-2030. The particular weighting afforded to policies and proposals
of relevance has been arrived at by considering each in turn and by way of
reference to the provisions of paragraph 216 of the NPPF.

The relevant planning policies of the emerging Local Plan are SP6 and HES3.

Section 66 of the LBA stipulates that special regard is given to the desirability
of preserving listed structures or their settings.

Furthermore, Historic England has produced a document entitled 'Historic
Environment Good Practice Advice in Planning Note 3 - The Setting of
Heritage Assets' which sets out guidance on managing change within the
settings of heritage assets.



6.7

6.8

6.9

6.10

6.11

6.12

In the context of the foregoing, the proposals raise the following planning
issues.

1. Impact Of The Proposal On The Character of the Curtilage Listed
Building and the Settings Of The Neighbouring Grade Il Listed
Buildings

Section 66 (1) of the Planning (Listed Building and Conservation Areas) Act
1990 highlights the statutory duties of Local Planning Authorities whilst
exercising of their powers in respect of listed buildings. The aforementioned
section states that:

"In considering whether to grant planning permission for development which
affects a listed building or its setting, the local planning authority or, as the
case may be, the Secretary of State shall have special regard to the
desirability of preserving the building or its setting or any features of special
architectural or historic interest which it possesses”.

Accordingly, Members must give considerable importance and weight to the
desirability of preserving listed buildings and their settings when assessing
this application. If the harm is found to be less than substantial, then any
assessment should not ignore the overarching statutory duty imposed by
section 66(1).

Paragraph 133 of the NPPF states that Local Planning Authorities should
refuse consent for any development which would lead to substantial harm to
or total loss of significance of designated heritage assets. However, in
paragraph 134, the NPPF goes on to say 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 LE12 of the Carlisle District Local Plan 2001-2016 also indicates that
new development which adversely affects a listed building or its setting will
not be permitted. Whilst Policy HE3 of the emerging Local Plan highlights
that listed buildings and their settings will be preserved and enhanced. Any
harm to the significance of a listed building will only be justified where the
public benefits of the proposal clearly outweighs the significance.

a) the significance of the heritage asset and the contribution made by
its setting

Number 53 West Walls is curtilage listed by virtue of its association with
numbers 36-38 Abbey Street. Numbers 36-38 Abbey Street together with
other buildings along Abbey Street are Grade Il Listed Buildings. By way of
background there are over 374,000 listed buildings within England which are
categorised as Grade |, Grade II* and Grade Il. Grade | are of exceptional
interest, sometimes considered to be internationally important, only 2.5% of
Listed Buildings are Grade |. Grade II* Buildings are particularly important
buildings of more than special interest, 5.5% of listed buildings are Grade II*.



6.13

6.14

6.15

The final tier of Listed Buildings are Grade Il buildings which are nationally
important and of special interest.

Numbers 36-38 Abbey Street were listed by Historic England (formerly
English Heritage) as Grade |l Listed Buildings in 1949. The listing details are
as follows:

"House divided into 2 shops with offices above. Late C17 with extensive late
C18 alterations. Painted brick walls on chamfered plinth. Roof of C20 tiles
has had its ridge moved forward; a right kneeler survives; C19 and C20 ridge
and gable brick chimney stacks. 3 storeys, 4 bays; double-depth plan.
Off-centre panelled door (to No.42) and blind fanlight in dentilled open
pedimented doorcase. Right panelled door and overlight in pedimented
surround. Left early C20 shop front has central recessed glazed door and
flanking plate-glass windows under leaded overlight. Sash windows, most
with glazing bars, those on second floor are smaller. Around the doorway to
No.42 can be seen the cut-away C17 alternate block surround and the
brickwork clearly shows where original fenestration has been blocked. Rear
wall has a late C17 floral lead rainwater head and downpipe, which compares
with the one nearby on Tullie House. INTERIOR has some C18 detail, but
nothing survives from the C17. Entrance hall of No.42 has rib-vaulted plaster
ceiling on console brackets and heraldic shields. Passage to stair has
wooden panelled dado. The full height early C18 staircase with turned and
fluted balusters and moulded handrail is particularly fine. C18 panelled
doors. HISTORICAL NOTE: Cumberland News (1954) says ‘Dr Waugh's...
own private residence was the house in Abbey Street, known as Eaglesfield
House... which he leased in 1730. The Chancellor's (Waugh's) coat of arms
is preserved in this house, which was sold to Dr Carlyle in 1772'.
(Cumberland News: 17 September 1954)".

The aforementioned properties together with neighbouring properties have
frontages onto Abbey Street and collectively form an impressive terrace of
former townhouses, many of which have subsequently been converted into
commercial uses including offices, retail and restaurants/cafes. The rear
elevations of Abbey Street which front onto West Walls; however, is very
much different in character and appearance. The rear elevations of Abbey
Street are not as detailed as the facades. Indeed, with the exception of a
small number of residential properties the character of this section of West
Walls is very much that of warehouses. Indeed, number 53 West Walls, the
application site, although attached to 36-38 Abbey Street bears little
resemblance to the Grade Il Listed Buildings as it is a substantial four storey
warehouse building with two storey elements.

b. the effect of the proposed development on the settings of the Grade
Il Listed Buildings

The proposal seeks Listed Building Consent for a number of differing
elements. These being: relocation of log-burner flue; affixing of cast iron
grille to kitchen extraction; installation of roller shutter garage door; re-roofing
of main roof using new roof timbers to northern roof slope and retain and
reinstate where possible existing roof spars; installation of cast aluminium



6.16

6.17

6.18

6.19

6.20

6.21

6.22

guttering and rainwater downpipes to main roof; and slates in lieu of concrete
tiles to lower roof.

As outlined earlier in the report, Historic England has produced a document
entitled 'Historic Environment Good Practice Advice in Planning Note 3 - The
Setting of Heritage Assets' (TSHA).

The TSHA document and the NPPF makes it clear that the setting of a
heritage asset is the surroundings in which a heritage asset is experienced.
Its extent is not fixed and may change as the asset and its surroundings
evolve. Elements of a setting may make a positive and negative contribution
to the significance of an asset, may affect the ability to appreciate that
significance or may be neutral

The NPPF reiterates the importance of a setting of a listed building by
outlining that its setting should be taken into account when considering the
impact of a proposal on a heritage asset (paragraph 132). However, in
paragraph 134, the NPPF goes on to say 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.

Section 66 (1) requires that development proposals consider not only the
potential impact of any proposal on a listed building but also on its setting.
Considerable importance and weight needs to be given to the desirability of
preserving the adjoining Listed Buildings and settings when assessing this
application. If the harm is found to be less than substantial, then any
assessment should not ignore the overarching statutory duty imposed by
section 66(1).

As previously highlighted in paragraph 6.14 above the character of West
Walls is very much different to that of the facade of the heritage assets
fronting onto Abbey Street. The proposal seeks the refurbishment of 53 West
Walls which is a curtilage listed building by virtue of its association with
numbers 36-38 Abbey Street. The large warehouse style property, despite
several planning applications and listed building consent none of which have
been substantially implemented, has stood empty and decaying for a number
of years.

The City Council's Conservation Officer and the Conservation Area Advisory
Committee (CAAC) have been consulted and raise concerns over the use of
horizontal roller shutter garage doors suggesting the use of vertical track
mounted doors. Whilst the CAAC also expressed concerns that external
appearance of the main roof did not constitute like for like.

In respect of the proposed garage doors, an e-mail received from the
Applicant and reproduced within the Main Schedule outlines why the use of
horizontal roller shutter doors are the only option available given the logistics
of the entrance to the garage and the internal dimensions of the garage. The
views of the Conservation Officer and CAAC are respected; however, a
judgement has to be made as to the degree of harm the use of a vertical



6.23

roller shutter garage door would have against the benefit of bring the site
back into use whilst ensuring the active use of a curtilage listed building with
the City Centre Conservation Area.

The re-roofing of the main roof of the building had previously been agreed as
a repair i.e. did not warrant an application for listed building consent;
however, during these works it was found that some of the internal timbers
had been damaged by woodworm and water. Nevertheless, the applicant
proposes to retain and reinstate, were possible, those timbers that can be
retained within the building. Should Members approve this application a
suitably worded condition is suggested.

Conclusion

6.24

7.1

7.2

7.3

7.4

7.5

7.6

7.7

In overall terms, it is recognised and understood that under Section 66 (1) of
the Planning (Listed Building and Conservation Areas) Act 1990 considerable
importance and weight still needs to be given to the desirability of preserving
the heritage assets along Abbey Street and their settings even if the harm is
found to be less than substantial. On balance, and having attributed special
weight to the desirability of preserving the character of the existing curtilage
listed building and the settings of the neighbouring listed buildings, the
recommendation is for approval subject to the imposition of relevant
conditions.

Planning History

In 2007, Full Planning Permission and Listed Building Consent for conversion
of existing studio to four flats (application reference 07/0381 and 07/0382).

In 2008, Full Planning Permission and Listed Building Consent for alterations
to window openings to west elevation and internal alterations to provide a
new staircase and office space (application reference 08/0613 and 08/0614).

In 2014, an application to discharge condition 3 (materials) of previously
approved application 07/0381 was granted (application reference 14/0056).

Also in 2014, an application to discharge 2 (materials) and 3 (details of new
doors & windows) of previously approved application 07/0382 (application
14/0058).

Again in 2014, applications for Full Planning Permission and Listed Building
Consent for conversion of existing property to 3no. flats were withdrawn
(application references 14/0487 and 14/0488).

Earlier this year, Full Planning Permission and Listed Building Consent was
granted for change of use from 4no. flats to 1no. dwelling (application
reference 14/0682 and 14/0776 respectively).

There is currently an application pending a decision for the discharge of
condition 3 (windows) of previously approved permission 14/0776 (application



reference 15/0370).

Recommendation: Grant Permission

The works shall be begun not later than the expiration of 3 years beginning
with the date of the grant of this consent.

Reason: In accordance with the provisions of Section 18 of the Planning
(Listed Building and Conservation Areas) Act 1990.

The approved documents for this Listed Building Consent comprise:

1. the submitted planning application form received 12th June 2015;

2. the Design and Access Statement received 27th April 2015;

3. the Heritage Statement received 12th May 2015;

4. the location plan received 27th April 2015;

5.  the manufacturers specifications for slotted cast iron grille received
27th April 2015

6. the manufacturers specifications for roller garage door received 15th

May 2015;

7.  the ground floor and first floor drawings received 27th April 2015
(Drawing No. 2014-640-05E);

8. the second floor and third floor received 27th April 2015 (Drawing No.
2014-640-06E);

9. the section and elevation received 27th April 2015 (Drawing No.
2014-640-07E);

10. the Notice of Decision; and

11. any such variation as may subsequently be approved in writing by the
Local Planning Authority.

Reason: To define the permission.

Notwithstanding the details contained within the submitted application, the
original timbers should be removed, retained and made available for
inspection by the Local Planning Authority to determine which are capable of
re-use and reinstatement within the building.

Reason: To ensure the development is carried out in a manner that
respects the architectural integrity of the curtilage Listed
Building and the amenities of its surroundings in accordance
with Policies LE12 and LE13 of the Carlisle District Local Plan
2001-2016.

Notwithstanding the details contained within the submitted application,
details of the cast aluminium guttering and rainwater downspouts shall be
submitted for approval by the Local Planning Authority and thereafter carried
out in complete accordance with these details.

Reason: To ensure the development is carried out in a manner that
respects the architectural integrity of the curtilage Listed



Building and the amenities of its surroundings in accordance
with Policies LE12 and LE13 of the Carlisle District Local Plan
2001-2016.
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tnespacestudio

architects & designers

Heritage Statement
53 West Walls, Carlisle
CA3 8UH

SECTION ONE - Listing

The building is part of the curtilage (considered ancillary) of 36 and 38 Abbey
Street, which is grade Il listed primarily for its early 19" century facade with
interior features of moulded plaster ceiling cornices with central roundels and
panelled doors.

SECTION TWO - Character

No. 53 West Walls, while it abuts the rear facade of 36 and 38 Abbey Street,
has a very different quality to the formal facades along Abbey Street. The
predominant character is of much simpler ‘backyard’ workmanlike uses. The
architectural language of chimneys, gutters and uneven windows patterns
continues along West Walls. Use of lead flashings, metal roller shutters and
wrought iron detailing is prevalent.




SECTION THREE - Proposal
Living Room Roof:
- Replace concrete tiles and lead flashing on hip and ridge with slate tiles
with slate hip and ridge tiles.

Existing roof timbers retained, new breather membrane as approved drawings:




Existing concrete tiles on lower level hipped roof, replacement slate to match
main roof (Slate type to be approved by LA conservation department):

- New log burner flue in matt black finish with lead collar flashing at junction
with roof pitch. (Ref Drawing no. 2014-640-07E)

Proposed flue type and roof junction / flashing detail:




Kitchen Extract:

- New cast iron grille to party wall at first floor level. (Ref Drawing no. 2014-
640-07E)

Approx size of grille to suit brick dimensions 150mm high x 225mm wide:

SECTION FOUR - Impact

- Development proposals must either enhance or at least have a neutral
effect on the character of the area (Carlisle Council Guidance).

The existing streetscape will be enhanced by the removal of the concrete tiles
and new slate roof, hip and ridge tiles. The material will weather in keeping with
the main roof of the building and match the roofs of the listed buildings along
Abbey Street.

The new log burner flue will be set back from the West Walls street frontage of
the existing building. It will not be visible from the street directly in front of no.
53 West Wallls.

A new cast iron grille to the eastern party wall will mimic other grilles used along
the street and match the existing cast iron rainwater goods used on the building
currently.

It is contended that the changes proposed, in facilitating the refurbishment of
the existing vacant warehouse, will enhance the streetscape without imposing a
domestic vernacular onto an industrial building.



SLOTTED CAST IRON GRILLES

ROUND AND SQUARE

These grilles ate used both in domestic properties and commercial buildings for inlet of fresh air and exhaust of stale
air. Outlet grilles are widely used for extracting air from kitchens, bathrooms, cloakroom and dryers and we have
seen a large number of property owners replacing plastic, charactetless brown vents with something from this range
or from our decorative range. The slotted vent plate grilles are available in various sizes and either square (47 - 127 or
100mm-305mm) and round (3” - 12” or 75mm-305mm diameter). They can be fitted either into the hole in the wall
or over the hole, in the latter case a grille larger than the hole size is required and screwed into the brickwork. We
supply most grilles either drilled or undrilled for this purpose. Our small round grilles can be installed directly into
core-drilled holes such as extractor or dryer vents, subject to them meeting the recommended free air flow of the

appliance and therefore aren’t normally supplied drilled.

The grilles shown here are a selection from our range—please see www.castironairbricks.co.uk and go to the relevant
page for either round or square slotted grilles for more information. Of course, the square and round vents can be

installed with the slots as vertical slots or horizontal slots.

Finish—All grilles are supplied painted black. Fly mesh and drilling available

(Item code RO) (Item code SLOT)
Round Diameter Sizes available ... Square Slotted Sizes available ...
37,3.57,4”,4.5”,57,67,77,87,9” and 127 47 x 47 57 x57,6”x6”,7°x77,8°x87,9”x9” and 12” x 127
75mm, 87mm, 100mm, 112mm, 125mm, 150mm, 100x100mm, 125x125mm, 150x150mm, 175x175mm, 200x200mm
175mm, 200mm, 225mm and 305mm 225x225mm and 305x305mm
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Barbara Percival
e

s — s
From: Bridget Singh <bridgetsingh@icloud.com>
Sent: 18 June 2015 15:04
To: Barbara Percival
Cc: Benny Singh; Kev Singh -
Subject: 53 West Walls

Barbara

We propose an aluminium roller door in RAL grey colour to replace the existing metal clad timber
garage doors. The garage door we have chosen is in the same heritage approved colour to match
our already approved aluminium windows.

We have taken on the renovation of 53 west walls with the intention to make it our home. We
want to restore the building so it can be used and enjoyed, not remain derelict. We have put our
heart and souls into our plans, trying at all times to stay true to the buildings industrial roots,
remaining sympathetic to the building and that of the surrounding area. | am in agreement that a
buildings heritage should be maintained on some level but the only way that old unused buildings
will be lovingly restored is if they can function in the present world.

Due to the logistics of where our house is situated, it is only possible to access the garage by
reversing the car in. The house is on the narrowest part of the road, where the road curves and
the garage opening is also very narrow.

We have researched extensively the different doors available and due to the logistics, as stated
above, we really do require a roller door to give us extra space, and an electronic mechanism in
order to access the garage without leaving the car.

The garage door we have chosen gives us the mechanism required to allow us access without
holding up traffic which will also potentially prevent accidents from passing traffic. It also provides
much needed space as the garage is very small and the existing doors don't close when our car is
in the garage. Having a garage door we can close is paramount to the security of both the garage
and the house. Having a door which doesn't close when the car is inside makes the current
garage door not fit for purpose.

We looked into various options to resolve the space issues, even discussing the widening of the
external wall but this would have been more detrimental to the buildings heritage. We feel the
visual impact of the roller door would be minimal due to the industrial nature of the area which
already boasts a number of pre-existing metal gates and roller doors, one of which is actually
attached to our house.

We also received a parking ticket while outside 53 West Walls. We pulled up, put the hazard
lights on and got out to open and pin back the existing garage doors and by the time we had
finished a parking ticket had been issued. This further highlights the need for an automatic
mechanism, and this can only be achieved by a roller door, allowing space for a car and the ability
to securely close the garage.

Due to the lack of parking in the city centre we feel it is very important that the garage be in use so
as to not impact negatively on our neighbours or that of the city centre by taking up an on road
parking space which, as we know, are in short supply.



Over the last few years more people have taken on the buildings along the wall making them their
homes and with this action, the use of the buildings has changed and needs to continue doing so
in order to allow for everyday life.

It is absolutely not our intention to destroy the image but instead to improve this already
impressive building. We have already taken it upon ourselves to restore the two storey building
roof from tile back to slate, a step taken only to visually improve the building as this is not
structurally required.

The main roof has been repaired as originally agreed with the planning department and the
conservation officer. The north and south elevations have been repaired "like for like" with
diminishing courses down to the bottom of the chimney stack on the north elevation as agreed.

The original 'spars' remain on the north side but unfortunately they are riddled with woodworm and
rotten throughout. We sought advice from two independent builders and building control and all
are in agreement the 'spars' should not be retained due to their poor condition. All
aforementioned parties have stated that retaining the contaminated 'spars' would be damaging to
the structure of the new timbers with the risk of woodworm and dry rot spreading throughout. It
has also been suggested that insulation to the roof would not be as effective with the inclusion of
the rotten 'spars'. We have successfully managed to retain the 'trusses’ and 'purlins' even though
they too suffer in poor condition, as these have substantial structural merit. It is imperative that
repairs to the roof are completed effectively to ensure longevity as further upkeep cannot easily be
carried out due to the height and location of the building.

As visually appealing as the 'spars' are, in this instance, we strongly feel that the disadvantages of
keeping them heavily outweigh their aesthetic appeal as they will not be seen.

We hope you will review the points above and take into account our concerns and request.
Please do contact us should you have any questions and we look forward to hearing from you
shortly.

Kind regards.

Bridget and Ben Singh

Sent from my iPhone
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