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To: Planning
Cc: Consult
Subject: The Old Malthouse, St John’s Road, Banbury: Conversion of building from B1(a) offices to 25 residential flats with ancillary parking, bin storage and amenity area: 17/02167/F

The Old Malthouse, St John’s Road, Banbury: Conversion of building from B1(a) offices to 25 residential flats with ancillary parking, bin storage and amenity area: 17/02167/F
Thank you for consulting The Georgian Group on the above application. 
The Old Malthouse is a Grade II building within the Banbury Conservation Area. Dating from c.1830, red brick with painted stone dressings. The central pedimented bay has tall C20 plank doors. To either side of the central bay are three sashes with glazing bars. There is a similar arrangement on the first floor. 
The Georgian Group has some concerns with the application. The removal of existing rooflights and the insertion of new rooflights is, in principle, not something we object to. We are concerned with the large number of rooflights proposed. Whilst we acknowledge that the applicants assessment of the viability of the scheme is predicated on the number of rooflights shown in the application it is not suitable for a designated heritage asset and we feel that there must be compromise on their part to reach a mutually acceptable conclusion. This principle also applies to the insertion of a number of new openings in the external walls. The heritage statement highlights the fact that the building is ‘a much-altered building whose main significance lies in its external shell, its unusual roof structure, its position within the streetscape…..’.  Inserting windows will remove historic fabric, exacerbating the fact that it is ‘much-altered’, and greatly affect the ‘main significance’. 

We are not opposed to the change of use. Historically the building has gone through many phases of re-use, from hosiery works, engineering works and office facilities. We are also conscious of the lack of internal historic fabric due to the various changes of use through time. As a result we are concerned with the removal of a central structural wall – presumably original fabric. Considering the inherent lack of anything historic remaining internally, it is imperative that what remains must be conserved. We ask the Local Authority to give great weight to the National Planning Policy Framework (NPPF) when coming to a decision, particularly paragraphs 132 and 134:

134. 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.
132. When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be. Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification. Substantial harm to or loss of a grade II listed building, park or garden should be exceptional. Substantial harm to or loss of designated heritage assets of the highest significance, notably scheduled monuments, protected wreck sites, battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly exceptional.
We also remind the local authority on their statutory duty, as laid out in s.66(1) of the Planning (Listed Buildings and Conservation Areas) Act, 1990:
66(1)In considering whether to grant planning permission [or permission in principle] 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.
If you have further questions, please get in touch.


