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28 Leigh Hill: Design Access and Heritage Statement

Introduction
This statement supports the applications for planning permission and listed building
consent for the refurbishment and extension of the listed property at 28 Leigh Hill,
Leigh on Sea.
A separate Heritage Assessment and Record has been prepared which identifies
the heritage significance of this listed building.
The building is approximately 180 years old. It is not as old as the statutory list
description or other heritage designations have suggested. The building is a simple
box timber framed range, comprising a cottage and ancillary workshop. For the
locality, it represents a survival of the traditional coastal vernacular that used to be
common in this part of the county.
The building has suffered from years of under, and sometimes inappropriate,
investment. To become habitable and fit for sustainable future use, the property is
now in need of significant investment and renovation.
The applicant and his family are long-time Leigh residents. Their aim is to
sensitively renovate the building, respecting its heritage significance whilst
ensuring as far as possible that its fabric can meet modern standards of habitation
consistent with environmental best practice for building and energy conservation.
A key aim therefore is that the refurbished home will provide modern flexible living
accommodation with ancillary studio space suited to the needs of a local Leigh
artist.
This document together with the other accompanying application documents
explains how the refurbishment might be realised.
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Location and Heritage Designations:
The building is situated in the Leigh Conservation Area and is Listed Grade II
A full heritage record statement and appraisal of the building's special interest
accompanies the application.
Key aspects of the building's location, setting and interest can be summarised as
follows:
 The heritage significance of the building resides in the simplicity of its
construction and legibility of its plan form.
 The building now has a less prominent and visible location from the sea
shore, its setting has been significantly affected by the recent development
of Bell Sands to the south and west;
 The hill-side location has given rise to ground stability issues, exacerbated
by ill-considered ground-works to the south;
 The setting of the building is to be further compromised by the permitted
development at 22-26 Leigh Hill, which has recently been commenced;
 The building's prominence in this part of the Leigh Conservation Area has
been compromised through its enclosure by larger modern development,
this has visibly separated the building from Leigh Creek, to which it was
originally directly connected;
 The building is 'signed' by its carpenter and is not as old as the heritage
designations suggest;
 The building had a long association with a family of blacksmiths as
opposed to fishermen;

"Set behind the garages, possibly representing an old
frontage line, an attractive grade II listed
weatherboarded building set at right angles tothe road,
probably first half of the 17th century. Sash windows."
Nb reference to age from S.o.S. Leigh
Conservation Area Appraisal is incorrect,
photograph pre-dates the construction of Bell
Sands.
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Existing Built Form & Issues:
28 Leigh Hill is a structure of modest scale exhibiting simplicity of form and detailing.
The exterior painted weather boarding is largely modern and applied directly to the
building's softwood frame.
It comprises a traditional range of accommodation that originally consisted of a twoup-two-down cottage, with associated workshops and a loft. The building was altered
around 1951 to incorporate the loft into the accommodation of the cottage. The
ground floor sheds have been used incidental to the occupation of the rest of the
building since the early 1950s. Buildings like this have frequently been lost due to
their relatively lightweight construction and constrained accommodation.

Racking and twisting of structure

Poor detailing to new plinth

The building has suffered from past ground movement and unsympathetic alterations.
The issues associated with the building include:
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Significant racking and twisting of the structural frame arising at least in part
from recent subsidence;
Poorly rebuilt brick plinth to the southern end of the range in an attempt to
make good the structural movement;
A past re-roofing with inappropriate modern materials, significantly heavier
than the original slate shingles that would have covered the roof; this is
placing further stress upon the building frame;
The exterior weatherboarding has been largely replaced over the years and
in some areas is now in a very poor state of repair,
Corner posts rotten in places and exhibit signs of wet-rot;
The building's soleplate has been fractured and lacks integrity;
The building has no insulation of any kind and interior wall finishes have
been subject to water damage from the exterior,
Internal condensation dampness, made worse by past use of inappropriate
vinyl wall-coverings has lead to mould growth and the break-down of the
organic lath-and-plaster finishes, particularly under windows which
themselves are devoid of weather-tightness;
Gypsum plasterboard repairs and modern ceilings with 'artex' finishes are
completely inappropriate in buildings of this age and form;
The building has no sanitary facilities of any kind and represents an
unhealthy living environment;

Inappropriate modern roof finish

Poor weather boarding, water ingress

Water ingress

failed finishes, rotting plaster, condensation
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Existing Floor Plans

Ground floor plan

Basement/Lower ground floor plan
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First floor plan

Roof plan
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Existing Elevations:

West Elevation

East Elevation

Nb: subsidence to the south and west clearly evident in the survey

North Elevation

South Elevation nb: surveyed lean to the west

5

28 Leigh Hill: Design Access and Heritage Statement

Issues
1.

The building lacks any insulation and weatherboarding is fixed directly to the
softwood timber frames. Over the years, the weatherboarding has been
painted with possibly lead and solvent based gloss paints, which if retained will
reduce the vapour permeability of the cladding.

2.

Simple bracing is evident with metal strapping supporting the frame, though
insufficient to resist past racking of the structure

3.

Floor boards are overlaid with multiple layers of vinyl sheeting, potentially
harmful to the preservation of fabric,

4.

Gas fires and appliances would have been the source of additional interior
water vapour, damaging to the organic lime plaster and decorative finishes,
particularly in the front cottage rooms where twisting of the frame has
exacerbated deterioration of old lime plasterwork;

5.

No internal or external doors any longer fit their frames

6.

Racking and twisting of the frame has resulted in fenestration glazing, sashes,
sash-chords, box frames and joinery in general being broken and rotten;
continued water ingress will lead to further deterioration of the frame.
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1.

The internal staircase is steep, narrow and dark

2.

The basement has been completely rebuilt and original finishes badly
damaged, the building's only WC has been removed

3.

Aspects south and west from the building are particularly important for light
and amenity.

2

External Context:
1
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4.

Approach to the building is insecure and subject to intrusion by curious
members of the public; unsightly waste bunkers contribute little to the
building's setting.

5.

The garden / yard to the east is the principal approach to the building. This
is the main area of private amenity though it is overlooked by the
neighbouring property and with unobstructed access, is open to public
intrusion.

6.

The lower-yard in front of the basement has the potential to be an
attractive space.

3
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Planning Policy Context
The National Planning Policy Framework
The NPPF encourages "sustainable development" which meets the needs of the
present without compromising the ability of future generations to meet their own
needs. Sustainable development has three broad roles: economic, social and
environmental. In the context of these proposals the environmental role is
“contributing to protecting and enhancing the…historic environment…." amongst
other things.
When determining applications the authority is required to take into account the:
 the desirability of sustaining and enhancing the significance of all heritage
assets and putting them to viable use consistent with their
conservation;
 the positive contribution that conservation of heritage assets can make to
sustainable communities, including their economic vitality; and
 the desirability of new development making a positive contribution to
local character and distinctiveness.
The guidance is clear that development is often necessary to enable the heritage
asset's continued optimum viable use. The optimum viable use is either the sole
viable use of the asset or, if there is more than one viable use, the use most
consistent with its ongoing conservation. Residential use is the optimum use for the
building.
Planning decisions should therefore aim to ensure that new developments:
 establish a strong sense of place;
 respond to local character and history, and reflect the identity of local
surroundings and materials, while not preventing or discouraging
appropriate innovation;
 address the connections between people and places;
 integrate with the historic environment; and
 promote or reinforce local distinctiveness.
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Southend on Sea Borough Council
These policies provide the statutory basis for consideration of applications. A consistent
theme running through the adopted policies is the promotion of and support for high
quality development.
The Adopted Core Strategy
The main policies of relevance are:
Policy KP2: Development Principles seeks high quality development that secures
improvements to the urban environment through quality design which respects the
character and scale of the existing neighbourhood and includes appropriate design,
layout and materials to achieve a reduction in the use of resources, including the use of
renewable and recycled resources.
Policy CP4: The Environment and Urban Renaissance, has expectations that
development proposals contribute to the creation of a high quality, sustainable urban
environment that enhances and complements the natural and built assets of Southend.
This is to be achieved by inter-alia:

promoting sustainable development of the highest quality and encouraging
innovation and excellence in design to create places of distinction and a sense
of place;

ensuring design solutions that maximise the use of sustainable and renewable
resources in the construction of development and resource and energy
conservation (including water) in developments;

maintaining and enhancing the amenities, appeal and character of residential
areas, securing good relationships with existing development, and respecting
the scale and nature of that development;

safeguarding and enhancing the historic environment and heritage assets
including Listed Buildings and Conservation Areas.
The Development Management DPD
The relevant key policies by which the Council is to regulate development are:
Policy DM1 – Design Quality which seeks high quality design in new development and
refers to the Council’s Design and Townscape Guide SPD where detailed design advice
for achieving high quality development within the Borough is to be found.
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Policy DM2 –Low Carbon Development and Efficient Use of Resources; the policy
aims to secure effective and efficient sustainable development that minimises local
contributions to, and the impact of, climate change, and the depletion of non-renewable
resources. Of particular note, development proposals are encouraged to reduce the
need for, and use less energy.
The policies seek good passive design through effective day-lighting, ventilation,
insulation, thermal mass and zoning. The council encourages the use of materials with
high thermal efficiency that maximises the benefits of passive solar gain to provide
natural heating and lighting. Sustainable construction methods are encouraged to
minimise the use of raw materials and maximise opportunities for the use of recycled
and natural products.
The policy recognises the benefit of retrofitting existing buildings to improving energy
efficiency through the introduction of cost-effective measures that saves water, energy
and carbon alike; and addressing the issue of overheating without contributing to a
significant increase in carbon dioxide emissions. These measures will make the internal
environment of existing buildings more comfortable and will ensure fewer resources are
consumed, thus reducing costs and reducing carbon dioxide emissions and thereby
make an important contribution to sustainable development.
The policies recognise that a well designed and well integrated extension to an existing
building can complement and enhance an existing property.
Policy DM5 – Historic Environment: again, high quality development is encouraged
with any alterations and additions to a heritage asset needing to be informed by a
heritage statement explaining the significance of the building, including any contribution
made by its setting, giving a justification for the works, and clearly identifying their
impact on the building’s fabric and character in a manner appropriate to the significance
of the heritage asset. This has been undertaken.
Save Borough Local Plan Policies:
Saved BLP Policy C2 - echoes Policy DM5 above;
Saved BLP Policy C11 - aims to ensure that New Buildings, Extensions and Alterations
are of the highest quality whilst creating a satisfactory relationship with their
surroundings in respect of form, scale, massing, height, elevation design and materials.
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Supplementary Planning Guidance 2009
The application of renewable energy technologies on listed buildings, will be carefully
considered. The affect on the appearance of the building and its setting is to be a key
consideration along with whether the fabric of the building will be able to support the
technology (the additional weight and forces of a micro wind turbine). Guidance
recognises that for listed buildings the considerations will be more complex.
Work to listed buildings are encouraged to follow the following principles:

Proposals should preserve or restore the building’s special architectural or
historic interest

Retention and repair of historic fabric gives authenticity to the building. This
may include internal features. Where possible repair should be the first option.

Necessary alterations to historic fabric should be reversible, as far as practical.

The historic plan form of the building should be retained.

Additions and external alterations should preserve the scale and character of
the building and should use appropriate materials, techniques and designs.
Extensions should be subservient to the host property.
Guidance recognises that appropriate contemporary design can positively enhance the
character and quality of heritage assets. Unless perfect replicas are produced, including
utilising traditional materials and construction techniques, pastiche designs can be
detrimental to the quality of a conservation area or host building.
Guidance also recognises that where substantial repairs and improvements are
required to save historic buildings, it may be necessary for development proposals to
include an additional element of building works which will help justify the restoration of
the historic asset. Where enabling development is proposed it should meet the
following broad criteria:
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It should not harm the archaeological, architectural or historic interest of the
heritage asset or its setting;
It should secure the long term future of the heritage asset;
It should address problems that are particular to the heritage asset;
It should ensure financial assistance is not available from other sources;
It is the minimum necessary to secure the future of the heritage asset and its
form minimises any perceived disbenefits;
The benefits of the enabling development outweigh any disbenefits.
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The Proposals
Lower Ground floor Plan
The applications propose the sympathetic refurbishment and extension of the building in
a sustainable manner that retains its heritage significance, adds positively to its setting,
enhances it as a home, improves accessibility and restores its structural integrity. This
is entirely consistent with the balanced application of the policy, advice and guidance
outlined above.
Addressing the issues associated with the building identified above will be paramount
and essential to ensuring the building lasts at least another 200 years, a place for future
generations to enjoy.
Ground floor Plan
This will be achieved through:


Creating attractive spaces utilising high quality design that respects the
building's humble origins and simple plan form



Repair and restoration of the building's timber frame, fenestration and
roof, including the frame's potential straightening



Providing the building with an appropriate level of thermal performance
in a sustainable and healthy manner;



Enhancing the internal utility of the building as a place to live and work



Providing an appropriate form of heating and ventilation to the building
and its fabric



Creating attractive spaces around and safe approaches to the building

The Borough seeks to reduce the need for energy through use on on-site renewable
energy sources:
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An assessment of the suitability of renewable energy sources is made.

First floor Plan
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High quality design that respects the building's
humble origins and simple plan form:

The proposals retain the ability to 'read the building's archaeology'. The key elements
of the plan form will be retained enabling the range to be understood and the functional
compartmentation of the building to be retained.
The contextual addition of a glazed new entrance porch is to be in scale with the
cottage and will not confuse the building's archaeology by attempting "pretend" old
work.
The opening up of rooms at ground floor level whilst maintaining appreciation of the
original compartments retains the sense of scale within the interior.
The old workshops are dark spaces, devoid of natural light. The integration of these
spaces with the cottage, removing their doors and opening the spaces into a modern,
highly glazed reception space will provide copious levels of daylight to the interior.
The workshops and former parlour can then become the 'working heart' or principal
reception room to the cottage, incorporating kitchen, dining and potential gallery space.
The new 'porch' is also to provide the principal point of entry to the cottage. It will
provide a strong functional and visual link to the outside courtyard space, opening up
onto the cottage's primary amenity space, an 'outdoor room'.
The porch is proposed to be fashioned in high-performance glass and insulated corten
steel. The use of modern materials reinforces the integrity of the original structure and
firmly places the new structure to this point in the building's life.
The use of corten steel is also a direct reference to the site's past use as a foundry and
blacksmiths. There is, therefore, a powerful narrative to support the use of this material
in a high quality contemporary manner. The design will positively enhance the
character and quality of this heritage asset in line with policy.
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Design References:
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Repair and restoration of the building's timber frame,
fenestration and roof, including the frame's potential
straightening

The exterior weatherboarding is to be removed and replaced as necessary. This will
enable close visual inspection of the timber frame. Remedial works to the structure as
required will then be possible.
The existing frame and structure is racked and twisted. The frame was recently
temporarily supported with props to enable the reconstruction of the brick plinth to the
south of the range. The opportunity was not taken to repair the soleplate or to remedy
the twist and racking evident in the structure.
The opportunity will be taken to investigate remedying the past movements by
straightening the frame.
Propping and jacking the south and more particularly the southwest corner of the
building should enable the drop of circa 150mm in the levels across the floors of the
southern-most principal rooms to be safely made up. the brick plinth will be adjusted
accordingly.
The straightening the frame will permit the distorted, fractured and rotting windows to be
replaced with high performance 'slimlite' (or similar) custom made timber sash windows
incorporating insulated glass units in framing to match the design and profile of the
existing. The early 19th century sashes without horns are of simple conventional box
frame detailing. This will be replicated.
The roof is to be stripped of its concrete tiles and the vapour impermeable roofing-felt to
be replaced with appropriate and traditional timber sarking boards, insulation, vapour
permeable weather membrane and slate shingles. This represents a more appropriate
and traditional finish to the future appearance of the building. The lighter-weight, more
thermally efficient roof build-up with slate finish will restore the building to its original
aesthetic form whilst enhancing its thermal performance.
Plastic rainwater goods will ideally be replaced with a reclaimed metal fixtures.
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Design References:
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Providing the an appropriate level of thermal
performance in a sustainable and healthy manner

For historic buildings a balance needs to be achieved between improving energy
efficiency and avoiding damage, both to the significance of the building and its fabric. In
this case the building's interest resides in the simplicity of its form, layout and location
rather than any specific qualities of its interior or exterior fabric.
A key aim of the proposals is to create a small, healthy family home capable of adapting
to changing lifestyles.
The building is presently devoid of any meaningful levels of thermal insulation. The
existing weatherboarding applied directly to the frame provides weather protection
alone, in some places this is limited and failing. The roof is without any thermal
insulation. The fenestration is similarly an area of significant heat loss.
To help reconcile thermal performance and building conservation, listed buildings are
expressly exempted from the need to comply with the energy efficiency requirements of
the building regulations where compliance would unacceptably alter their character and
appearance. Significant improvement to the thermal efficiency of the building can be
achieved without compromising the building's identified heritage qualities.
A key characteristic of older buildings is the widespread use of 'breathable' (or vapour
'permeable') materials, which are able to absorb moisture and release it again without
damaging the building. Maintaining the building's ability to control moisture levels is
fundamental to its effective thermal performance. Use of materials and systems that
are compatible with the building will be essential. Modern solar-control glass and
slimlite double glazing can materially enhance the thermal performance of the windows.
Modern synthetic materials can lack the breathable qualities required to sustain an old
building such as this. Whilst modern building products can be highly efficient, they can
also be unsustainable in their manufacture and life-time performance.
There are many insulation materials available that have similar performance
characteristics to traditional materials. These can be used to improve the thermal
performance of the building without compromising its vapour permeability. These
include: wood-fibre-board, sheep’s wool batts, hemp-fibre insulation boards, flax-fibre
batts cellulose fibre.
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In this case, the use of an 'all wood' system of insulation is proposed, infilling between
the frames, providing rigidity and strength to the frame externally through use of
insulating sarking boards, and renewal of the exterior weatherboarding with traditionally
detailed, natural wood painted/stained timber cladding.
Internal wall finishes will adopt a traditional lime plaster finish with Wainscot Panelling
to dado rail reinstated, as would have been traditional and is presently evident in the
parlour.

Design References:
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Enhancing the internal utility of the building as a place
to live and work

As with all buildings, over time their fabric will adapt to meet changing functional
requirements. This is evident with 28 Leigh Hill. The heritage record has identified the
use of the building over the past 180 years. The original function as a cottage and
workshop with loft workspace has been adapted, most significantly in the early post
WW2 era when the building took on a primarily domestic function, the loft space being
assimilated into the cottage and the workshop/stores being used for ancillary domestic
functions. Subsequent change during the 1960s brought further domestication with the
introduction of gas for heating, lighting and cooking.
The property has had little investment since the 1960's and requires significant upgrade
to provide a beneficial standard of accommodation suited to modern expectations of
healthy living. To achieve this the key proposals include:
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Providing a large kitchen/ parlour / reception space though linking the
workshops with the parlour;



The new porch will provide access to this unified space, but the openings to
the former sheds will remain, helping one 'read' the building's archaeology;



The lower-ground floor parlour will be reconnected to the ground floor parlour
with a simple stair where previously the trap-door would have been located.
The lower-ground floor space will then be accessible and capable of use as a
simple living/reception room with direct access to the amenity outside; a steep
'loft ladder' staircase will provide access in the original location.



Lowering the lower-ground floor will enhance the existing limited head room;



Incorporating bathroom and WC facilities where none presently exist; these will
be provided within the centre room at first floor where there is sufficient space
to create a family bathroom and an en-suit shower-room for the principal
bedroom.
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A ground floor WC is desirable given the challenging access to the first floor.
In this way a lifetime family home with flexible functioning spaces can be
created.



The staircase to first floor will be opened up to a first floor landing so providing
better light (through the provision of an additional window) and less challenging
access to the first floor accommodation



Durable and natural floor finishes and coverings



The first floor rooms will have their modern plasterboard ceilings removed and
will be open to the rafters, enhancing each room's sense of space



Throughout the building careful attention is to be given to the choice of fixtures
and fitting, for example electrical fittings and ironmongery appropriate to the
building's age and heritage and bespoke furniture consistent with the simple
form of the building.

Design References:
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Providing an appropriate form of heating and
ventilation to the building and its fabric

As with thermal insulation and the need for breathable building fabric, the manner in
which the building is to be heated and ventilated has been given careful consideration.
Natural ventilation is to be preferred but window opening are limited, especially at
ground level. Free movement of air around and within a wood structure is vital to the
integrity and longevity of its fabric. Balancing effective ventilation with the need for
enhanced thermal performance is key.
Heating will be supplied by a gas-fired zoned, under-floor wet heating system at ground
floor level. At first floor the same efficient condensing boiler will service conventional
radiators to provide supplementary heating within the well insulated bedroom and
bathroom spaces.
Radiator pipes will run within the make-up of the new internal walls. This will minimise
disturbance to the existing floor structure.
Removal of the existing gas fires and opening the original hearths at ground floor level
will enable the provision of DEFRA compliant stoves to give additional heating to the
ground floor and, through ventilation circulation, the first floor.
To enhance air movement within the cottage, a whole-house ventilation system will be
installed in the roof void above the bathrooms. This will remove warm, damp moist air
and cooking smells from bathrooms and kitchen, passing it through a heat exchanger
with fresh incoming air that will be passed to bedrooms and living spaces.
This, together with the efficient heating systems, will set up an effective movement of air
around the house whilst promoting a healthy internal living environment, particularly
during the winter months.
Externally, the provision of French drains adjacent to the building's brick plinth will help
keep the foundations to the frame dry and breathing.
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Design References:
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Creating attractive spaces around and safe
approaches to the building

The cottage has limited private amenity space; the principal space to the east of the
building being entirely open and publicly accessible. This is necessary given the
location of the cottage's existing principal point of access towards the southern end of
the range.
The provision of the porch, however, will provide a defined entrance to the building
closer to the public realm and in a more logical position, without having to carve-out a
new door where there has never previously been one. The porch also helps define and
enable a private courtyard space to be created that is readily accessible from the
cottage.
The glazed porch, with its potential for a fully openable courtyard aspect, provides the
ability to maintain and enhance the functional linkage of the courtyard to the spaces
within the cottage.
The existing 'front door' to the cottage will be retained to provide an additional point of
access to the garden and maintain the desirable estuary view to the south east.
The lower ground floor living space will open out onto a lower courtyard, with glazed
double doors providing visual and functional linkage to the outside space and the views
southwards over the estuary.
The passage to the west of the building and within its curtilage can be enhanced in
conjunction with the on-going development at 22-26 Leigh Hill, where it is anticipated
that substantial ground works are likely to be taking place.

Design References:
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Renewable energy sources - Options and Issues.

Southend's policies seek passive design through effective day-lighting, ventilation,
insulation, thermal mass and zoning. As described above, by use of appropriate natural
materials with high thermal efficiency, the adaptation and enhancement of the existing
fabric with the use of recycled and natural products ensures a building that will minimise
potential energy consumption.
Policies recognises the benefit of making the internal environment of existing buildings
more comfortable and ensuring fewer resources are consumed and thus carbon dioxide
emissions reduced. The use of renewable energy sources is encouraged, but guidance
states that this will be carefully considered in respect of listed buildings. The affect on
the appearance of the building and its setting are key considerations along with whether
the fabric of the building will be able to support the technologies. Guidance recognises
that for listed buildings the considerations will be more complex.







Wind turbines are considered inappropriate not only on account of the
structural limitations of the building, but also the confused microclimatic wind
environment caused by the development of Bell sands; they are relatively
inefficient, noisy and aesthetically inappropriate.
Ground source heat pumps are ruled out on account of the limited available
ground resource and its instability;
Roof mounted solar panels for micro generation of electricity are discounted on
account of additional roof weight, aesthetics and poor orientation of the roof
pitches making such technology less efficient and non-cost effective;
Air source heat pumps may be possible for heating, but the opportunities for a
satisfactory secure location of the necessary plant adjacent to the building are
limited and could give rise to undesirable neighbouring amenity and acoustic
impact / issues. Systems also require tank storage, the space for which is
limited if non-existant.

For these reasons, renewable technologies have been ruled out as being
compatible with the building's heritage status in favour of making the building as
thermally and energy efficient as possible. This is consistent with planning for
the adaptation of heritage assets.
.
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