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Application For Listed Building Consent – Demolition Of Boundary Wall And Associated Reinstatement Work, Inglewood House, Tullibody Road, Alloa (Ref No. 06/00361/LIST)

	Applicant:  Ceteris (Scotland) Ltd, Alloa
  

	Prepared by: 
Ian Duguid, Development Quality Team Leader
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1.0 SUMMARY

1.1. This application seeks permission to demolish and partially rebuild an existing boundary wall to the front of Inglewood House in Alloa.  It follows the service of a Dangerous Buildings Notice by the Council.
1.2. Inglewood House is a Category A Listed Building, and the boundary wall is protected by this designation.  The assessment of this application has therefore taken account of comments from Historic Scotland, the local community council and other parties with an interest in the subjects.

1.3. The recommendation to approve the application includes conditions designed to ensure the completion of works as part of the demolition contract.

2.0 RECOMMENDATION

2.1. It is recommended that this application for Listed Building Consent is APPROVED subject to the following conditions:-
1. The development hereby approved comprises the demolition of that section of wall along Tullibody Road alone identified on the submitted location plan, the retention of the wall between Tullibody Road and Forester Grove, and the construction of a replacement wall along the same Tullibody Road frontage.
2. The replacement wall shall match the existing lowered section of wall immediately to the south east in respect of its colour and type of stone, height, method of construction and reuse of coping stones from the existing wall.

3. (i)
The applicant shall give the planning authority at least two working days written notice of the commencement of demolition works hereby authorised.
(ii) Once commenced, the demolition of the wall, as specified in Condition 1, shall be completed within 28 days unless otherwise agreed in writing by the Planning Authority.

(iii) The construction of the replacement wall, as specified in Conditions 1 and 2, shall be completed within 56 days of the commencement of demolition works, unless otherwise agreed in writing by the Planning Authority.

Reasons

1. To enable the removal of a section of wall that is in a dangerous condition and thereafter to ensure that it is suitably replaced in order to ensure the amenity of the surrounding  area and the setting of the listed building.
2. The details and drawings submitted with this application contain insufficient information to show or describe precisely the nature and extent of the works that are required to replace the section of wall that is to be demolished with a suitable replacement.
3. In order to ensure that once the section of wall is demolished it is replaced within a reasonable period of time, so as to ensure the continuing amenity of the area and protect the setting of the listed building.

Note To Applicant
Comments from Alloa Centre Community Council and informal advice from Central Scotland Police highlight the potential personal safety issues that could arise from the demolition of the wall and the increased opportunity for access where trees and other vegetation conceal public areas.  It is therefore recommended that you take further advice on the matter from the Police or other relevant parties in order to ensure that standards of personal and public safety are maintained.

A traffic management plan will be required, together with a road occupation permit due to the proximity of the wall to the adjacent road and footpath, the need to occupy the pavement and the need to safeguard vehicle and pedestrian safety.
3.0 BACKGROUND

3.1. For a number of years, the Council, as Building Standard’s Authority, have been monitoring the condition of the stone wall which defines the boundary of the lands attached to Inglewood House on the north and east side of Tullibody Road in Alloa.  Towards the end of 2006, the condition of the wall had deteriorated to such an extent that it became a danger to the public.  A Dangerous Buildings Notice was served on the owners of the property, and interim steps have been taken to deal with the immediate threat to the safety of those using the adjacent footpaths.
3.2. The owners were advised of the need for Listed Building Consent to undertake any demolition works required to comply with the foregoing notice.  Whereas the description of the development in the application referred only to the demolition of the wall, it has been confirmed by the applicant that this would include rebuilding to a lower height.
4.0 CONSULTATIONS

4.1. Roads & Transportation have no objections to the proposals subject to confirmation of traffic management measures during demolition works, arrangements to accommodate the existing bus stop adjacent to the wall and the need to reinstate any damage to the footpath.
4.2. Land Services have no objections in principle to the development, but confirmed that the area adjacent to the wall is currently maintained by Land Services.  Any damage to landscaped areas should therefore be reinstated to the Council’s satisfaction.

4.3. Alloa Centre Community Council agree that the wall needs urgent repair work but do not agree that the wall needs to be lowered.  Ceteris should give a written undertaking that tree branches be cut back.  The burn that runs behind the wall should be filled in.  Comment: The latter issues associated with vegetation and the burn are not material considerations for this listed building application.  However, if members are minded to approve the application, the applicants will be reminded about the issues relating to the safe use of the grounds.
4.4. Historic Scotland had initially advised informally that reinstatement of the wall to its full height would be essential to maintain the character of the wall and the setting of the house.  It recognises the deterioration of the wall from a lack of maintenance, but if the applicant wishes to substantially demolish, it should demonstrate there is no practical way of keeping the wall on account of its condition or the cost of reinstatement work.  Following that informal advice, Historic Scotland have advised that while the demolition and partial rebuilding is highly regrettable and will, in their opinion, significantly impact on the setting of Inglewood, it is not intended to require the application to be referred to Scottish Ministers in the event that the Council decides to grant listed building consent.

5.0 REPRESENTATIONS

5.1. This application was advertised in the local paper.  No representations have been received.
6.0 PLANNING CONSIDERATIONS

6.1. This application requires to be considered in accordance with  the terms of the development plan unless material considerations indicate otherwise.  Policy ENV 6 of the Clackmannanshire and Stirling Structure Plan indicates that there is a strong presumption against demolition of protected buildings of character which would adversely affect the special architectural or historic interest of a listed building or its setting.  Policy EN 6 of the Clackmannanshire Local Plan adds that the Council will seek to ensure the preservation of a listed building, its setting or any features of architectural or historic interest.

6.2. It is therefore clear from the foregoing policy context that a judgement on the merits of this proposal relies entirely on assessing the affect that the demolition and partial rebuilding of the wall to an approximate height of 0.5 metres will have on the setting of Inglewood House.  In that respect, our assessment has relied upon the following observations:-

1. The application relates to a section of wall measuring 180 metres.  The remainder of the Tullibody Road frontage of Inglewood House extends a further 130 metres, and this already comprises a lowered section of wall to the same height and design as that now proposed.

2. The proposed works would therefore introduce a uniform and consistent treatment to the entire frontage.

3. The proposals would comprise a specification and coping stone construction method equal to the existing wall.

4. The demolition of the wall would further open up views of the original house, which is otherwise unaffected by the proposed development.

5. Neither Land Services nor Roads and Transportation have any objections to the development.

6. There is no practicable way of keeping the wall in its current form and maintaining public safety.  The erosion of the stone and cement is so severe and located so problematically as to make retention of the structure impossible.

7. The works will accord with the Dangerous Buildings Notice and are therefore in the interests of public safety.

8. The cost of rebuilding the wall to its full height is significant and potentially prohibitive to securing the completion of work.  Greater weight could have been attached to this issue had the entire original frontage to Tullibody Road remained in its original form.  This is not the case.

6.2 In normal circumstances, and where the original fabric of any boundary wall had remained unchanged, this Service would acknowledge the increased validity of the concerns expressed by Historic Scotland.  However, a practicable stance has to be adopted in balancing the existing circumstances with the need to maintain public safety.  On balance, the proposed alterations will not harm the setting of the house, and may be regarded as securing a more consistent treatment to the entire frontage of the estate.   

7.0 SUSTAINABILITY IMPLICATIONS

7.1. The development will provide for works to maintain public safety.  The integrity of Inglewood House as the principal A Listed Building is safeguarded.


8.0 FINANCIAL IMPLICATIONS

8.1.  None

8.2.
Declarations
(1)
The recommendations contained within this report support or implement Corporate Priorities, Council Policies and/or the Community Plan:

·      Corporate Priorities (Key Themes) (Please tick  MACROBUTTON UncheckIt ()
Achieving Potential





 MACROBUTTON CheckIt (
Maximising Quality of Life





 MACROBUTTON UncheckIt (
Securing Prosperity





 MACROBUTTON CheckIt (
Enhancing the Environment





 MACROBUTTON UncheckIt (
Maintaining an Effective Organisation




 MACROBUTTON CheckIt (
· Council Policies  (Please detail)

· Community Plan (Themes) (Please tick  MACROBUTTON UncheckIt ()

Community Safety     





 MACROBUTTON UncheckIt (
Economic Development





 MACROBUTTON CheckIt (
Environment and Sustainability





 MACROBUTTON UncheckIt (
Health Improvement





 MACROBUTTON CheckIt (
(2)
In adopting the recommendations contained in this report, 

 MACROBUTTON UncheckIt (
the Council is acting within its legal powers. (Please tick  MACROBUTTON UncheckIt ()

(3)
The full financial implications of the recommendations contained
 MACROBUTTON UncheckIt (
in this report are set out in the report.  This includes a reference
to full life cycle costs where appropriate. (Please tick  MACROBUTTON UncheckIt ()

____________________________
Head of Development Services
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