LOCAL REVIEW BODY

30" November 2023

Application No: 23/00124/P

Elcho Place Hall, 124 High Street, Cockenzie

Appointed Officer's Submission






23/00124/P — REVIEW AGAINST DECISION — PLANNING OFFICER’S SUBMISISON

Planning application review against decision (refusal): Replacement windows at Elcho Place Hall,
Cockenzie.

INDEX OF CONTENTS

1. Statement of Case: Officer’s report for planning application 23/00124/P.
2. Copy of stamped refused drawings relating to planning application 21/00124/P.

3. Copy of Decision Notice (including reason for refusal) relating to planning application
23/00124/P.

4. Copy of objection received in relation to planning application 23/00124/P.
5. Copy of Policy 7 (Historic assets and places) of National Planning Framework 4 and Policies

CH2 (Development Affecting Conservation Areas) and DP5 (Extensions and Alterations to
Existing Buildings) of the adopted East Lothian Local Development Plan 2018.

Please note there are no consultation responses or schedule of conditions submitted.
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THEREFORE NOTHING CONTAINED HEREIN SHALL

CONSTITUTE OR FORM ANY PART OF ANY CONTRACT
This drawing remains the property of CR Smith Glaziers (Dunfermiine) Ltd ©
*Necessary Consents - See clause 1:4 on the rear of the living spaces contract
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Development Plan 2018 and contrary to the Council's supplementary Planning Guidance on
'Cultural Heritage and the Built Environment'.

The report on this application is attached to this Decision Notice and its terms shall be deemed to
be incorporated in full in this Decision Notice.

Details of the following are given in the application report:
- the terms on which the Planning Authority based this decision;

- details of any variations made to the application in terms of Section 32A of the Town and Country
Planning (Scotland) Act 1997.

The plans to which this decision relate are as follows:

Drawing No. Revision No. Date Received
002 - 09.02.2023
SP1 - 09.02.2023
001-A - 22.02.2023
002-A - 22.02.2023
003 - 22.02.2023
004 - 22.02.2023
005 - 22.02.2023
006 - 22.02.2023
21st April 2023

Keith Dingwall
Service Manager - Planning
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u@theahss

Speaking for
Scotland’s Buildings

AHSS East Lothian Cases Panel,

AHSS

THE ARCHITECTURAL
HERITAGE SOCIETY
OF SCOTLAND

Planning and Environment

East Lothian Council Our ref. 23.EH32 ODN

John Muir House

Brewery Park

Haddington

East Lothian EH41 3HA by email: environment@eastlothian.gov.uk
f.a.0. James Allan

16 March 2023
Dear Mr Allan

Elcho Place Hall 124 High Street Cockenzie East Lothian EH32 ODN: Replacement windows
Planning Application: 23/00124/P
The Society wishes to submit an OBJECTION to this application.

Elcho Hall stands at the west end of the High Street, in an area containing some of its finest buildings.
Plain and simple, it contributes to the Conservation Area by virtue of its sensitive design, the huge
windows on the main elevation being its outstanding feature.

The Society OBJECTS to the proposed replacement of the Hall's wooden windows on the grounds that
upvc is an intrusive modern material which will damage the appearance of the building and thus
contravene Policy CH2 that "All development proposals within or affecting a Conservation Area or its
setting must be located and designed to preserve or enhance the special architectural or historic
character or appearance of the Conservation Area." It would also contravene the Council's long-standing
and by and large successful practice of refusing permission to upvc windows which can be viewed from
a public place.

This application is not supported by a condition report or a statement which might throw light on the need
for change. If new windows are required they should be of wood and copy exactly the design of the
originals. The drawings submitted with the application suggest that the new upvc windows would in effect
be facsimiles of the old. This however is inherently improbable, as upvc windows almost always have
wider frames than traditional windows. The drawings are not helpful, containing no indication of how the
gentle curve at the top of the main windows is to be executed. There is, moreover, a clear indication that
the joint of the lower bar of the new windows will be non-traditional, as is invariably the case with upvc.
The proposed trickle bars will be unsightly and anachronistic, and the use of low e glazing intrusive. It
will, quite simply, be impossible to protect the appearance of this large, important building if upvc
windows are allowed.

Yours faithfully,
The AHSS East Lothian Cases Panel

c.c. Historic Environment Scotland
AHSS National Office nationaloffice @ahss.org.uk

Chairman: Martin Robertson

AHSS Cases Panels | National Office | 15 Rutland Square, Edinburgh EH1 2BE
0131 557 0019 | nationaloffice@ahss.org.uk | www.ahss.org.uk

The Architectural Heritage Society (AHSS) is a registered charity: SC007554REG. The Sociely‘i?egislered as a Company Limited by Guarantee: SC356726
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National Planning Framework 4

Policy 7 (Historic Assets and Places)

a)

b)

d)

f)

Development proposals with a potentially significant impact on historic assets or places will
be accompanied by an assessment which is based on an understanding of the cultural
significance of the historic asset and/or place. The assessment should identify the likely
visual or physical impact of any proposals for change, including cumulative effects and
provide a sound basis for managing the impacts of change.

Proposals should also be informed by national policy and guidance on managing change in
the historic environment, and information held within Historic Environment Records

Development proposals for the demolition of listed buildings will not be supported unless it
has been demonstrated that there are exceptional circumstances and that all reasonable
efforts have been made to retain, reuse and/or adapt the listed building. Considerations
include whether the: i. building is no longer of special interest; ii. building is incapable of
physical repair and re-use as verified through a detailed structural condition survey report;
iii. repair of the building is not economically viable and there has been adequate marketing
for existing and/or new uses at a price reflecting its location and condition for a reasonable
period to attract interest from potential restoring purchasers; or iv. demolition of the
building is essential to delivering significant benefits to economic growth or the wider
community.

Development proposals for the reuse, alteration or extension of a listed building will only be
supported where they will preserve its character, special architectural or historic interest
and setting. Development proposals affecting the setting of a listed building should preserve
its character, and its special architectural or historic interest.

Development proposals in or affecting conservation areas will only be supported where the
character and appearance of the conservation area and its setting is preserved or enhanced.
Relevant considerations include the:

i architectural and historic character of the area;
ii. ii. existing density, built form and layout; and
iii. iii. context and siting, quality of design and suitable materials.

Development proposals in conservation areas will ensure that existing natural and built
features which contribute to the character of the conservation area and its setting, including
structures, boundary walls, railings, trees and hedges, are retained.

Demolition of buildings in a conservation area which make a positive contribution to its
character will only be supported where it has been demonstrated that:

i. reasonable efforts have been made to retain, repair and reuse the building;
ii. ii. the building is of little townscape value;

19



g)

h)

j)

k)

iii. the structural condition of the building prevents its retention at a reasonable cost;
or
iv. iv. the form or location of the building makes its reuse extremely difficult.

Where demolition within a conservation area is to be followed by redevelopment, consent
to demolish will only be supported when an acceptable design, layout and materials are
being used for the replacement development.

Development proposals affecting scheduled monuments will only be supported where:

i direct impacts on the scheduled monument are avoided,;

ii. significant adverse impacts on the integrity of the setting of a scheduled monument
are avoided; or

iii. iii. exceptional circumstances have been demonstrated to justify the impact on a
scheduled monument and its setting and impacts on the monument or its setting
have been minimised.

Development proposals affecting nationally important Gardens and Designed Landscapes
will be supported where they protect, preserve or enhance their cultural significance,
character and integrity and where proposals will not significantly impact on important views
to, from and within the site, or its setting.

Development proposals affecting nationally important Historic Battlefields will only be
supported where they protect and, where appropriate, enhance their cultural significance,
key landscape characteristics, physical remains and special qualities.

Development proposals at the coast edge or that extend offshore will only be supported
where proposals do not significantly hinder the preservation objectives of Historic Marine
Protected Areas.

Development proposals affecting a World Heritage Site or its setting will only be supported
where their Outstanding Universal Value is protected and preserved.

Development proposals which sensitively repair, enhance and bring historic buildings, as
identified as being at risk locally or on the national Buildings at Risk Register, back into
beneficial use will be supported.

Enabling development for historic environment assets or places that would otherwise be
unacceptable in planning terms, will only be supported when it has been demonstrated that
the enabling development proposed is:

i essential to secure the future of an historic environment asset or place which is at
risk of serious deterioration or loss; and

ii. the minimum necessary to secure the restoration, adaptation and long-term future
of the historic environment asset or place.

20



The beneficial outcomes for the historic environment asset or place should be
secured early in the phasing of the development, and will be ensured through the
use of conditions and/or legal agreements.

o) Non-designated historic environment assets, places and their setting should be protected
and preserved in situ wherever feasible. Where there is potential for non-designated buried
archaeological remains to exist below a site, developers will provide an evaluation of the
archaeological resource at an early stage so that planning authorities can assess impacts.
Historic buildings may also have archaeological significance which is not understood and
may require assessment.
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East Lothian Local Development Plan 2018
Policy CH2 (Development Affecting Conservation Areas)

All development proposals within or affecting a Conservation Area or its setting must be located and
designed to preserve or enhance the special architectural or historic character or appearance of the
Conservation Area. Proposals for new development should accord with the size, proportions,
orientation, alignment, density, materials, and boundary treatment of nearby buildings and public
and private spaces. Parking requirements of new developments must accord with the Council’s
adopted parking standards unless it can be demonstrated that a reduced level of parking (which in
exceptional circumstances could be no parking provision) will achieve positive townscape benefits
without compromising road safety.

The Council will set out in supplementary planning guidance more detailed policies on the
circumstances in which it would support proposals for alterations to shop fronts, external security,
external wall treatment and the display or installation of advertisements in Conservation Areas.

DP5 (Extensions and Alterations to Existing Buildings)

All alterations and extensions to existing buildings must be well integrated into their surroundings,
and must be in keeping with the original building or complementary to its character and appearance.
Accordingly such development must satisfy all of the following criteria:

1. It must not result in a loss of amenity with neighbouring uses or be harmful to existing residential
amenity through loss of privacy from overlooking, or from loss of sunlight or daylight;

2. For an extension or alteration to a house, it must be of a size, form, proportion and scale
appropriate to the existing house, and must be subservient to and either in keeping with or
complementary to the existing house;

3. For an extension or alteration to all other buildings, it must be of a size, form, proportion and
scale appropriate to its surroundings and, where the existing building has architectural merit be in
keeping with or complement that existing building;

Development that does not comply with any of the above criteria will only be permitted where
other positive planning and design benefits can be demonstrated.
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