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1.0 Introduction

This Design, Access and Herilage stalement supporls the Planning
Applicalion for Listed Building Consenl by Ms. Joanna Pedley for (he
renovation and internal remodelling of her property, Ocean View, In
Robin Hood's Bay. This should be read alongside the related exisling and
proposed Deslign Drawings.

lan Hazard was appolnted as architect lo produce design proposals for the
internal remodelling of the property and Bell Snoxell Building Consultanls
Lid were appoinied to prepare a Schedule of Works for the external
renovalion, maintenance and repairs.

The proposals have been prepared following an extensive pre-application
advice consullation with the North York Moors Natlonal Park Aulhorily
Conservalion Officer assigned lo the project.

The existing building, along vith the small garden lo the front of the property
and the terrace o the rear, are all in the ownership of the applicant.

Pzgo 1 of 14

15014_Ocean View_Renovation & Remodeling_Dasign, Access & Heritage Statement
_Fianning 151203




= f)
Robin Hood's Bay, pholographed by Joa Comith

Ocaan Vizw as phologrephed [rom The Docks

2.0 The Site & Existing Bullding

Robin Hood's Bay Is a small village located along the Norh Yorkshire and
Cleveland Herilage Coast, wilhin the Norlh York Moors National Park. The
village Is accessed from the A171 via lhe B1447, and Is approximately &
miles South of Whitby and 16 miles norih of Scarborough. Generally lhe
village consisls of two areas, Robin Hood's Bay Bank Top and the Lower
Bay area. The Lower Bay Area [s a designated Conservalion Area,

Qcean View Is located In the lower hisloric centre of lhe village wilhin the
Conservalion Area. The properly, which Is Grade |l Lisled, forms the end of
a lerrace known as Coble Heads and faces onto the Docks. The praperty Is
accessed via lhe steps leading up from the Old Life Guard Station.

The building Is eslimaled lo have been bulll between 1675 and 1725 and
would originally have been two separate, four storey fishermen's cotlages,
each with allic above and slorage below. A two slorey workshop/slore was
added to the Eastern end shorlly after the original building was conslructed.

Asmall planted garden to the front of the properly, and a larger paved lerrace
to the rear of the properly are also under lhe same ovmership as Ocean View.

The dale of the properly listing was the 6th October 1969 wilh the English
Herilage Building 1D number 327717.

‘FYLINGDALES COBLE HEADS

NZ 9604

19/67 Robin Hood's Bay

(south side) [
6.10.69

Ocean View (Nos 1,2 & 3)

]

House, part of an early-mld C18 lerrace, nowr 3 dwellings. Walls cement
rendered on stone. Panlifed roof with stone ridge, copings and kneelers, brick
stacks. Main part 3 storeys and allic, 2 and 2 bays, forms 2 houses. At left
of each a G-panel door with a 4-pane lale C19 sash on right. 2 simifar but
longer windows, with stack cills, on each fioor above. Coved eaves couirse.
3 domers, the cenlral Victorian gabled with bargeboards flanked by flal-
headed C20 dormers. Large curved kneelers; rebuilt and chimneys. Left pait
2 low sloreys, 2 bays. Right 6-panel door with paired small lale C19 sashes
above. Left louvered opening below blank first floor. Rear elavation shows
half-glazed 4-panel door and small-paned casement abovs; olhenvise blank.

—

Listing NGR: NZ9529004846"
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Ocean View as seen from New Road, Robin Hood's Bay

3.0 Context

Historical Context - Rohin Hood's Bay

The hislorical pallerns of use which have characlerised lhe village of Robin
Hood's Bay originate from the very particular condilions crealed by the
nalural juxtaposition of the landscape and the sea, at this parilcular point
along lhe coasliine of Norih Yorkshlire. The specific lopography, which affords
safe access down the sleep cliffs lo the sea for people and Lheir boats, has
permilled a lasting relalionship belween mankind and lhe océanin this place.

The reasons why people work, visit or live In Robln Hood's Bay have changed
considerably with lime. Originally, livelihoods were hard won from fishing or
farming, and while farming still remalins In lhe area, few inhabilants of the
village now make a living from fishing. Tourism and lelsure are now lhe main
conlributor to the local economy, and the primary reason lhat people now
inhabil and visit the village.

The speclal archileclural and historic interesls of the village Robin Hood's
Bay have been clearly been set out by lhe North York Moors Nalional Park
Aulhorily with a Conservallon Area deslgnalion. Robin Hood's Bay is one
of 42 designated Conservalion Areas vdthin (he National Park and like a
number of other villages with this designallon Robin Hood's Bay does not yel
have any Conservalion Area appraisal or management plan In position. The
Conservation Area Is however subject to slricler planning conlrols under an
Arlicle 4 Direclion lhat removes cerlaln permilted developmenl rights. Robin
Hood's Bay has an Adicle 4 (2) Direction with the building having the added
level of protection through being Grade Il listed.
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Historlcal Context - Ocean View

Ocean View has been subject to frequent allerallons over the cenluries,
reflecting the evolving demographic of the village, along vith thelr changing
requirements:

Late 1600's  The properly was conslrucled on a long leasehold basis on
land owned by the Cholmlay Family and occupled as two
separale fishermen's collages

1700/1800's  Occupied by sea-faring families

w,.p,m,,,,w,mw,,_,m-ﬂ ,w,ﬂ,y;,,d Mid/Late 1800's Converted Inlo a single dwelling, central slaircase added

1881  Acquired by Andrew Storm, Fisherman and Ship Owner,
descended from Willlam Storm (1643-1710)

1886 Acquired by Charles Taylor - Master Mariner
1920 Acquired by Esther Walson nee Hulton

1934  Asslgned to John Henry Watson - Masler Mariner (on

death of his wife Eslher) - first reference (o “Ocean View”
1962 Acqulred by Colin & Marjorle Roberls

1974 Acquired by Leeds University and most of the original

features removed for ils use as a marine laboratory and

1060 photo of en odiginal panting by edtist Janet Raafing

Library

1984-2016  Acquired by Jean Mellalieu, The propeity was
extensively renovaled during this period and used as
a family home, and lallerly as holiday lets and a craft
sludlofshop. The terrace to the rear (formerly occupied
by the demolished “Scareliffe® becomes part of O¢ean

View properly in 1995

2016 Acquired by applicant, along wilth small garden to the
front
Ocean View bma Fns researched by tha applicanl

H0D=g 2

[ e e e e S R A

1980's photo laken around Lhe tme of tha sa'e of the properly by
Leads University to Jean Mellateu
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Ocean Vlew Constraints & Opportunities

Despite the property’s rich and diverse hislory, very few original fealures have
been retalned as historical references, following the many alleralions carried
out both inlernally and externally. Internally, the original central slair thal was
added in the mid/iale 1800's when the properly was converted Inlo a single
dwelling, remalns as one of the key visible references. Exlernally, the solid
stone walls have been rendered since at least the early 1900's, wilh a painted
Tyrolean finish added in the 1980's/90's. Around the same lime, the external
windows were replaced wilh the current dark stained timber framed, double
glazed sash windows. Although the internal parlition walls on either slde of
the slalr and the some cellings retaln the historic lath and plaster most of
the visible surfaces have been over-boarded wilh plasterboard or over-clad
wilh modern pine tongue and groove cladding. The inlernal doors, window
reveals and [olnery linings have been replaced over lime, more lalterly vilh
the existing modem varnished pine linings and filtings.

Wilh lhe above In mind, lhe Internal spaces within the properly loday
reveal very lillle of lhe building’s hislory and provide a ralher generic and
unsalisfaclory experience of the building.

Daspite the lack of character wilhin the inlernal spaces of Lhe dwelling, the four
storey dwelling offers a slgnificant change in helght from it's Lower Ground
floor level up to il's Allic. Rising up Lhrough the simple and shallow floor plan
of the building, the views avallable from lhe rooms expand across the village
and lhe landscape, while the inlernal spaces benefit from a dramalic change
In light and almosphere.

4.0 The Proposed Renovatlon & Remaodelling

A serles of exlernal repairs and malnlenance works are proposed alongside
a limiled amount of inlernal remodelling, renovation and redecoralion.
Parliculary, lhe re-localion and improvement of lhe existing holiday let facility
at Lower Ground Floor, the re-configuralion of the Lower Ground floor stalr,
and the provision of a new WC and Shower facllily to serve the bedrooms alt
First Floor level.

The renovated property will provide for the applicanl's personal
accommodation requiremenls and also allow her the ability to relain the
exisling provision of a B&B/self-catered holiday lel facilily al Lower Ground
floor level, as provided by the previous ovmer.

ItIs Intended thal the renovalion generally and parlicularly exlernally, makes
a posllive contribulion to the historic significance of Ocean View vilhin the
context of the Robln Hood's Bay Conservalion Area.

Existing Firs\ Floor Bedroom 2

/.‘.j T
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Existing Ocean View facade maleda’s end colours
A :

1

Detals of the existng cenlral dormer window

6.0 The Deslgn Proposals
External Proposals

Noslgnificant alleralions are proposed to the external envelope of the bullding,
olher than the addition of a small conservalion style rooflight on the soulh
face of the lower roof, above the Kilchen, and new edge proteclionrailings to
the exisling steps up lo the proposed Lower Ground Guest Bedroom and a
new SVP pipe on the Soulhern elevalion to serve the new First Floor Shower/
WGC.

ILis proposed lhat the external repalr and malnlenance works will be carried
oul sensllively and aulhentically to malch, as closely as possible, the
existing malerials and tradilional delailing of the exisling properly and the
Conservation Area,

Although the existing modern double glazed sash windows are generally in
good working arder and do nol require replacement al this lime, it is proposed
lo replace them completely since thelr dark stalned finish and chunky detailing
are consldered delrimental to the visual appearance of the building generally.

The exisling windows are dark slalned hardwood sash windows wilh 4:10:4
double glazed unils, Low E glass and 20mm wide slruclural fret bars. The
proposed wvindows vill be high qualily painted hardwood framed sash
windows, with 4:12:4 double glazed unils, Low E glass and 19mm wide
applied timber fret bars, to malch as closely as possible, the delalls of the
frel bars, horns and seclion detalls of the original and exisling cenlral dormer
windows.

The proposed replacement window deslgn has been formulated following
careful conslderation of the North York Moors Nalional Park Authorily Design
Gulde Part 2- Exlenslons and Alleralions to Dwellings Parl 4.2. The main
vislble enhancements lo the new deslgn are (he painted finish rather then
stained. The fine detail Is proposed lo be Improved through the slender width
of the applied glazing bars having lhe narrow dimenslons preferred,

The proposed new and replacement rooflights will be conservation siyle wilh
glazing bar(s) and black painted to RAL 9005. Their prafile wilh respect lo
roofline vill be no higher than the existing units or recessed if practical. The
replacement roofl-lighls will be of similar size to exisling, and the visible size
ofthe new roof-light vill be approximately 350mm wide x 460mm high, to sult
lhe space avallable between Ihe eaves and the existing puriin,

NS
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Rebin Hood's Bay - External colour references

(
It Is also proposed lo remove and replace the exisling PVC rainwater goods
vilh high-qualily (raditional casl Iron rainwater dowmpipes, gultering and
soil pipes. The replacement rainwater goods have been specified following
review of olher properties in the area where the older casl iron fealures have
been relained together with consideralion of the North York Moors Nalional
Park Authorily Design Guide Part 2. The proposed ralnwaler disposal system
has to be fixed In the traditional manor with brackets drivan directly Into the
wall plus negating the need for Umber fascla boards. The cast iron malerial
and the style of the gullers will be a subtle and sympathelic indicator of lhe
age of the archilectural slyle of lhe house. All ralnwaler goods are o be
painted black In the lradilional style.

The exisling facade colours presenl a somewhal auslere face lowards lhe
The Docks and lhe surrounding areas, which does lillle lo enhance lhe
appearance of the building. It Is proposed Lhal the rendered exlernal walls,
along wilh the new windows will be painted in colours sympathetic to the
surrounding buildings and the regional coaslal conlext of the building.
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Slreelscape

Ocean Vigw - Vertical Werarchy

Tall, densely placed housing at Robin Hood's Bay

Ocean View - From cellar lo sky

Internal Proposals

Public/semd-putiic

The Docks

The vernacular buildings within the Lower Bay area of Robin Hood's Bay
are generally conslructed using the lraditional malerials and detalls that are
common across the North York Moors. Whal characlerises the buildings
within Robin Hood's Bay specifically, Is iheir height and densily. The manner
in which land in the Bay was originally rented on a long leasehold basls in
the mid-17th cenlury has resulled In the tall, lighlly packed dwellings thal now
form the village today.

The verlicalily of the buildings along vith thelr relalively small foolprint area
creales an Interesting and varying set of inlernal conditions, as you move up
through the properties.

*  Changing nalure of space

+  Changing nalure of daylight

*  Changlng sense of privacy and Inllmacy

+  Changing nature of view

+  Changing sense of enclosure

*  Tacll and poelical underslanding of ‘cellar* and ‘allic'

With four levels of accommodalion and a shallow depth of plan, the nalure of
almosphere, space and view within Ocean View changes remarkably as you
rise through the building.

The recent renovatlons of the bullding (post-1984) have done lillle lo exprass
and relnforce he characler of the Inlernal spaces or the verlical nature of the
building. The many renovalions to prior to 1984 have also generally removed
the majorily of the visible historic elements of the bullding fabric that would
normally provide richness to the spaces, such as doors, windows, reveals,
skirling boards and archllraves.
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Conceptual Skelch iTustrating bulding Fnings
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Wilh this In mind, the proposal is lo remove the existing post-1984 inlernal
joinery linings and to replace them with a contemporary language of joinery
lining using goad quality, natural and authentic materials. Historic archilraves
and skirting will be retained. Two types of jolnery detailing have been
developed appropriale lo eilher the primary or secondary funclion of lhe
internal spaces to reinforce the understanding of the spatial hlerarchy wilhin
the dwelling. Entering the bullding al Lower Ground level, lhe more secondary
spaces are proposed lo be lined vilh a simple language of painted Jolnery
linings and doors. Moving up through the bullding, the primary spaces are
proposed lo be lined with unpainled softwood or hardw/ood linings and doors.

The exisling modern wall and celling lrealmenls applied wilhin he spaces of
Ocean View provide lillle characler or understanding of where lhe parlicular
spaces are located within the four storeys In (he bullding. As such it Is
proposed to sensilively expose key original surfaces within the building stch
as the sandslone walls lhat would have been exposed wilhin lhe slore rooms
al Lower Ground level, and the timber Jolsts thal would have been exposed
wilhin the ceiling of the Lounge prior to I's genlrification. These surfaces will
then help reinforce a sense of verlical position within the building.

Reaching the head of the slalrs, at the Allic level, it Is proposed Lo Install
two new glazed lights al high level within the existing pariilions, in order for
the exisling soffit of the roof to be read along the full length of the building,
celebraling the climax of the journey up through the building.

The modern carpets and pine cladding thal have been added to the internal
surfaces of the exisling mid-19th cenlury slalr, are proposed to be removed
and the slalr sensilively refurblshed.

Glazed screens express the roof soffit as the cmax of a joumay up through the bulkding
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Sandstone
|

i
i

White painted pine dadding
!

{

—

Sea Shells - Rebin Hood's Bay

Materiality

A sensllive and authenlic use of internal malerials and delalling is proposed
to establish an underslanding of that which Is new and that which is old.

Al Qcean View, the use of different materials Is proposed as an allernalive
architeclural device to differenliale between funclion and lo describe spatial
and vertical hlerarchy, as opposed lo Ihe use of slylistic ornament and
decoration,

5.0 Access

Access lo the building at Lower Ground and Upper Ground level will remaln
as exisling, via the sleps of Covel Hill and the public foolpalhs to the north
and south of the property.

6.0 Change In Use

A malerial change of use is proposed vilh respecl lo he exisling Crafl
Workshop at Lower Ground Floor level previously known as Gromweli's, from
A1 Relall to C3 Resldenlial - refer also o deslgn drawings 15014-10-000, 010
and also 15014-30-000,010.

The exisling dwelling was purchased by the applicanl on the 29h of May
20156 with the Intentlon of being her main and permanent place of residence.
Prior to that, the space at the weslern end of the lower ground floor was used
as a relall space by a member of the former owner's household. Although
planning records show thal no planning permission had been granted for the
change of use from residential lo retall, the development has now become
lawful given that the previous owner confirmed lhat the use commenced In
1999 and ten years have now passed.

ILis considered that lhe exisling retail space offered by (he crafi workshop
space Is no longer viable for the applicant to rent as an Independent retall
unit, since it has no provision for workplace wellare facllilies, separale lo
and indepandent from lhose within the residence. As such, the exisling craft
workshop relies on access lo private WC facililies within the maln resldence.
The posilion of the unil, set back and much higher than the maln sireel wilh
no lyplcal retail frontage and no level access, is also considered delrimental
for successful refall rental purposes. Following the cessalion of the retail
use Ihe previous owner removed the small elements of signage and leaflet
holders lo the principle elevation, These ltems are as per he applicalion
reference 40290021C hal was approved wilh condilions on the 29th March
2000. This was listed building consent for ciling of 1 Cromwellian helmet
above the doonway and two leaflet trays (retrospeclive).
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The proposed change of use will enable the applicant to re-locate the exisling
Lower Ground Floor B&B/sell-catered holiday lel facility currently referred to
as The Locker, to the Weslem end of lhe Lower Ground Floor. The Locker Is
currently a small reom vilth a compact double bed and En-Suile facllity and
no Lounge space. The room has a small Norlh facing window al high-level

allovdng litle aspect onlo the The Docks, or day light into the room. With Ihls
in mind, the facllity appeals to a very limiled market of lourisls.

The proposals are lhen lo mainlain and Improve the holiday let facllily to
benefil the local economy by re-locating it lo the exisling craft workshop. In
Ihis localion a larger space is available with a larger window offering views
onlo The Docks, good day lighling into the room along with some lounge
space. The existing WG wilhin the existing Ulility Is proposed to be converted
into an En-Suile lo serve lhe holiday let facllity within the Western room. A
sliding door within the new partition wall has been Included in response lo
feedback from lhe Conservalion Officer and this will allow lhe new holiday let
facility to be self-contalned when the door Is locked, or lo allow the occupant
lo access the room from the Inside for personal non-paying guests when
required.

Given the lack of welfare facllities to the exisling craft workshop, along with it's
position away from the main slreet and It's lack of retall fronlage, the proposal
to convert the space Into a larger, more comfortable holiday let facility which
will also benefit the village, is thought to be juslified.

7.0 Consultation

The deslgn proposals were submilted lo North York Moors Nalional Park
Authority for Pre-application Advice on the 23rd of Seplember 2016. Feedback
was recelved from the Conservation Officer Beth Davies on lhe 28lh of
Oclober, following a site visit by Clalre Shields on the 19lh of Oclober 2015.

The design proposals were revised In response lo the feedback and addillonal
information was submilled for furlher comment by the Conservalion Olficer on
the 5th of November 2015.

Final feedback In response o lhe addilional information was received from
the Gonservalion Officer on the 25th of November 20156,

8.0 Planning Pollcy and Herltagie Assessment

The proposals have been developed with reference to Seclion 12 of the
Natlonal Planning Policy Framework - Conserving and Enhancing the Historic
Envirohmen!.

The proposals have also been developed in line with the North York Moors
Nalional Park Local Development Framework Core Sliralegy and Development
Policies, parlicularly Core Policy G - Landscape, Design and Historic Assels
and Development Policy 5 - Lisled Buildings.
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A high standard of conlemporary design delailing Is proposed lhat reflecls
and compliments the local vernacular, in order to align wilh Development
Policy 3 - Design, seclion 3.

The proposal seeks to enhance lhe characler and appearance of not only the
building but lts selling within the village. This Is in line with Development Pollcy
4- Conservalion Areas. The scale, proportion, design delailing and materials
of the proposals respect the exisling architeclural and historical context,

Conslderallon has also been given to Development Policy 15 - Loss of Exisling
Tourism and Recreation Faclilles vilh respact to the proposed change of use.

Planning (Listed Buildings In Conservation Areas Act 1980)

The subject application falls to be delermined under the Planning (Listed
bullding and Conservalion Areas (Act 1990). Under this Act decislons on
applicalions for Lisled building Consent are dealt with al Part 1, Chapler 2 of
the Act and more specifically al Section 16 which stales:

“16 Decislon on applicalion-

ltem 1- Subject to the previous provisions of this par, the local Planning
Authorily or, as the case maybe, lhe Secrelary of Stale may grant or refuse
an applicalion for Listed Building Gonsent and, if they granl consenl, may
arant it subject to condilions.

Item 2- In consldering vhelther lo grant Listed Building Consent for any works
the Local Planning Authorily or the Secrelary of Slale should have special
regard lo the deslrabllity of preserving lhe building or Ils selling or any fealures
of speclal archllectural or historic Interest which it possesses,

ltem 3- Any listed bullding consent shall (excepl In so far as It olhenwise
provides) endure for the benefit of the building and of all the persons for lhe
lime being Interested In it."

Subseclion (2) Is the key to this act in lerms of (his applicalion as Il sels out
what the declsion maker should consider when delermining whether or nol lo
granl Listed Building Consenl. This slales lhe following-

“The desirability of preserving the bullding or its selling or any fealures of
special architeclural or historic interests viich it possesses.”

This applicalion relates to items that enhance and malntain the listed assel.
The proposals pul fonvard vl help in preserving the building for lhe long term
and be of benefit to all persons for the time belng Interested in It. This is not
only to lhe benefil of the listed assel ltself bul also he wider conservalion area
and the village of Robin Hood's l?ay; % y

-
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National Planning Pollcy Framework

The National Planning Policy Framework (NPPF) promoles the conservalion
and enhancement of Herilage Assels and lhe historic environment for the
enjoyment of the vdder public and the contribullon lhey bring to the wider
environmenl. It Is recognised that Herilage Assels are an Irreplaceable
resource and lhey should be conserved in a manor appropriate lo their
slgnificance. Under paragraph 134 lhere Is reference to Instances where
the development would lead (o “less (han substantial harm” to lhe assels
and slales "wherea a development proposal vill lead to less than subslantial
harm to the significance of a designated Heritage assel, this harm should be
welghed agalnst the public benefits of the proposal, including securing lts
oplimal viable use”.

The proposal will create comforlable living accommodalion wilh the abilily to
provide some self-contained holiday B&B accommodalion, safeguarding its
long term viabllity and condilion. The proposals set out are concluded to be
far less than substantial harm and golng forward vAll be of benefit to the listed
assel and the Robin Hood's Bay Conservallon Area. Rather than Jusl being
“less than substantial harm® they are aclually of “substanlial benefit®. The
oplimal viable use of the subject properly Is for it to be used primarily as a
private residentlial dwelling. This use vill also conlribute positively towards a
heallhy and sustainable communlty given the very high proporiion of second
homes and holiday collages. .

9.0 Goncluslion

The deslgn proposals within this Deslgn and Access Statemenl, lhe assoclated
Heritage Statement and as illusiraled within the relaled Planning Applicalion
and Listed Building Consenl drawings have been sensilively developed in
accordance wilh the applicants Design Brief and In response to lhe exisling
Grade |l listed building and it's context within the Conservation Area of Robin
Hood's Bay.

An extensive and limely review of the proposals has also been carried out
wilh the assigned Conservation Officer from the Norlh York Moors Nalional
Park Authorily. With thls In mind, it Is now consldered thal the proposals have
achleved a balance between the applicant's accommodalion requirements
and the concems of the Conservallon Officer. Listed buitdings do need lo
accommodale change, as recognised vilhin Development Policy & of the
NYMNPA Core Stralegy, and Il Is consldered thal the proposed changes and
loss of hisloric fabric have been minimised through consullalion.

Along vilh the elements of renovalion and remodelling required to provide
for the applicant’s accommodation requirements, the proposed malnlenance
and upgrades to lhe exlernal appearance of the building, In parlicular the
replacemenl of the existing windows and lhe provision of new lradilional cast
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Iron rainwaler goods, represent a substantial investment by the applicant and
demonslrate her commitment to the sensitive and sympalhelic renovalion of
Ocean View.

ILis also noteworthy hal Ihe applicant intends to live permanently In Ocean
View once the renovation work Is completed. This in itsell should be of
benefit, given the dvindling number or permanent residents in the lower parl
of Robln Hood’s Bay.

The proposed change of use with respect to the existing craft workshop
Inlo an allraclive B&B/self-calered holiday let facility is considered lo be a
posilive solution lo the problem of the exisling space being consldered no
longer viable as a legllimate renlal retall unil. The new and Improved holiday
let facility should be of economlic benefil lo the local community as well as
the applicant.

Ocean View has undergone subslanlial internal change over the past 300
years or so. Each phase of change has conlibuled to the building's history.
The proposed renovation Is intended lo both respect and reveal the historic
narralive, logether with the sensilive addition of changes thal It Is consldered
will enhance the building In Lhe conlexi of today. As such, il Is believed that
none of the proposed changes conslitule substantial harm as referred lo
within Seclion 12 of the Nallonal Planning Framework, and aclually are of
substantial benefit,
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