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[bookmark: _Toc9684828]Understanding the building and setting
[bookmark: _Toc9684829]Description of the building’s location, layout, site and ownership
The property is located approximately 1.8 miles to the west of the A484, close to the hamlet of Penboyr in Llangeler parish, Carmarthenshire, see figures 1 and 2.
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[bookmark: _Toc9173697]Figure 1 Property location within Carmarthenshire. Map Copyright Google
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[bookmark: _Toc9173698]Figure 2 Detailed Property Location. Map Copyright Google

The property is a detached dwelling, consisting of a 1903 stone built house with a large extension believed to have been built in the 1970s, doubling the size of the property. Only the 1903 portion of the property will be the subject of this Conservation Management Plan. 
The 1903 portion of the property is stone built, with the front north facing aspect constructed of dressed stone and the remaining visible portions constructed in a rough cast method. The roof is of a pitched timber framed construction, covered with slates but not felted. The original windows have been replaced with plastic double glazing. Original guttering and downpipes have been replaced with plastic. See Figure 3; further photos and full floor plans of the old part of the property are included in the appendix.
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[bookmark: _Toc9173699]Figure 3 External View of front of the property
The interior of the 1903 portion of the property has a number of exposed beams both downstairs and upstairs. The interior has undergone significant re-arrangement to create one large room where originally there would have been more. There is likely to have been some internal rearrangement upstairs to provide room for a bathroom. An open fireplace with modern mantle and surround is located in the westerly side of the downstairs room. 
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[bookmark: _Toc9173700]Figure 4 Interior view of the ground floor of the property
The building is currently in private ownership and the owners bare all responsibility for costs and upkeep of the building. The owners are the main stakeholders in the building, but as they are planning to convert the building to a holiday let then potential users should also be considered stakeholders. 
[bookmark: _Toc9684830]Historical Context
Little is known about the construction of the building other than a date of 1903 that can be seen behind the downpipe of the bathroom. A house can be seen in the same location in a tithe map dated 1840 as apportionment 139, listed simply as ‘cottage and gardens’ (National Library of Wales n.d.). The house is situated at the edge of the Llangeller-Rhos common which was enclosed in around 1866 (Dyfed Archaeological Trust n.d). The house is normally named on maps as Bwlchclawdd or some variation of this, which roughly translates as ‘gap in the boundary’, possibly referring to the road running alongside the property allowing access to the common. 
[image: ]
[bookmark: _Toc9173701]Figure 5 location of property shown on 1840 Tithe map. Image copyright National Library of Wales
The house was added to in the 1970s with the construction of a large extension on the east side and the redevelopment of a utility room on the west side. 
[bookmark: _Toc9684831]The building elements
Most of the exterior of original structure of the 1903 portion of the house still exists as it did at the time of construction, with the exception of windows, doors and other fittings. The interior has undergone extensive change and refitting with some original features such as the fireplace being replaced but other features such as beams remaining. Details of this are covered above.
The significant features of the property are those that identify it as a traditional Welsh cottage – the exposed woodwork inside and the stone construction on the exterior. 
As the use of the building has stayed the same much of the function of the building has also stayed the same, with the ground floor providing a living space and the upstairs providing bedrooms. 
[bookmark: _Toc9684832]Condition
The building is generally in good condition, having had a full buyer’s survey completed in 2008, a copy of which is available on request. Recommendations in this survey suggested treatment for woodworm, removal of plant growth from the walls and the replacing of the flat roof over the utility room, all of which has been carried out. General maintenance of the building has been good, although there are issues caused by damp on the south side interior of the property, but this is primarily cosmetic. 
[bookmark: _Toc9684833]Setting
The house is set within a smallholding of 8.5 acres sharing a yard with a hay barn and a barn converted to a holiday let. The property is located just off a crossroads which previously defined the edge of the Rhos-Llangeler common. Other than the 1866 enclosure and the planting of forestry the landscape has changed little since the time of construction of the property. The wider landscape contains a number of Bronze Age features, including the barrow Crugyddalfa, situated on the land adjoining the property. 
The most significant aspect of the setting is the view to the north looking to the valley containing the village of Dre-fach Felindre, and to the hills beyond. 
[bookmark: _Toc9684834]Assessment of significance
[bookmark: _Toc9684835]Statement of categories of significance
The categories of significance the property fall under are cultural and environmental. The house provides a good example of a cottage of the Edwardian period set in a quiet, beautiful part of Carmarthenshire. 
[bookmark: _Toc9684836]General Statements
The house has little to offer in terms of importance to the wider area or a wide range of people but comprises of a typical and representative example of an Edwardian farmhouse from West Wales. The house has the potential to offer significance to a variety of holiday makers as the property is in a good location for a range of interests including walking, cycling and a number of historic and heritage locations nearby. 
[bookmark: _Toc9684837]Significance of the building
The significance of the building comes in the form of the exterior stone walls and the interior exposed woodwork. The downstairs room, which is to be split into two, is probably the most significant. This comprises of not only the exposed ceiling laths and woodwork associated with the staircase, but also an open fireplace and large bay window, which may be of a later date. The master bedroom is also of significance, again due to the presence of exposed woodwork. The other bedroom, bathroom and utility room are of less significance due to retaining fewer original features or being later additions to the property. 
[bookmark: _Toc9684838]Proposals for re-use
[bookmark: _Toc9684839]Overview of proposals for re-use
The house is currently in private ownership, with the current occupants looking to split the property into two dwellings and let one half as holiday accommodation. While changes will be required to the whole property, only those affecting the older portion of the house will be considered here. This will include some remodelling of the downstairs area of the property to provide a separate living room and dining area/kitchen, as well as remodelling to comply with fire safety regulations and the addition of a downstairs washroom. 
[bookmark: _Toc9684840]Detailed Proposals for re-use
The property owner’s plans are to convert the older part of the house into a self-contained holiday let, with the current living room being divided up to provide a living area and kitchen-diner, with the current utility being converted to a downstairs washroom and boot room.  In order to create more space downstairs the staircase will be refitted from a right hand turn to a left hand turn in order to move the foot of the stairs. Planning permission will be sought to extend the current small porch to create a small conservatory. The existing bathroom window may be enlarged to provide a point of emergency egress onto the porch/conservatory roof. 
In order to accommodate the change of use, structural changes will be needed to the property. Those with the biggest impact will be the refitting and renovation of the existing staircase and the insertion of a new internal wall. Both of these are likely to have an impact on the internal features of the property, especially visual characteristics such as exposed woodwork. 
The addition of a new kitchen will require additional plumbing to be inserted under the current floor, and may impact historical or archaeological aspects associated with the foundations of the building. 
The addition of a conservatory along the front of the property is likely to have a visual impact on the character of the property, and therefore must be designed in sympathy with the current visual appearance of the property. The current porch will need to be demolished, but there is unlikely to be any other lasting structural changes as a result of this addition. A plan of the proposed changes to the ground floor is included in the appendix.
[bookmark: _Toc9684841]Heritage Interpretation
As this building is a private dwelling, and funding is not being sought to finance the redevelopment of the property, there is no need to provide heritage interpretation or public access to the building. 
[bookmark: _Toc9684842]Environmental Footprint
As part of the refurbishment of the property alterations will be made to increase the energy efficiency of the house. This will include the insertion of additional insulation in the loft space and the replacement of the current windows with better quality double glazing that is in keeping with the style of the property. 
Where possible any material removed as part of the renovation will be re-used in the property. Where the addition of new materials, fixtures and fittings is required attempts will be made to source as many of these locally as is practical within the budget.  
At present there are no plans to generate renewable energy at the property. The setting of the property within eight acres of grazing will not be altered, and no impact is expected on the existing biodiversity of the property and its associated land. 
[bookmark: _Toc9684843]Vulnerability and risks
[bookmark: _Toc9684844]Issues
Much of the character of the property comes from the aesthetics of the stone exterior and the exposed beams and fireplace of the interior. Issues that may affect this significance arise from both past management and additions to the building as well as the potential impact of future changes. 
The property is of generally sound construction and is overall in good condition, other than the need to replace the windows, several stair treads and a number of roof tiles. The house does have an issue with damp, as was noted on a Homebuyer Survey carried out in 2008. As per the recommendation of this survey the back walls of the house were treated with a chemically injected Damp Proof Course (DPC), and later treated with Andura Pro-Clear - a silane-siloxane coating (Andura Coatings n.d.). Copies of purchase receipts detailing the work carried out available on request  The use of these may be ineffective or even detrimental at preventing damp, and may in the long term cause damage to the property (Heritage House n.d.), therefore potentially impacting its significance. 
The 2008 survey also noted evidence of past damage by wood-boring beetles in the roof space, which has since been treated. Further surveys may be needed to assess the current condition of the roof timbers. 
The upper storey of the back part of the property is covered in timber boarding. It is unknown why this is the case and there is a possibility that there are potential problems hidden by this boarding. However the boarding is in good condition and there are no plans to remove it at this time, despite it potentially detracting from the aesthetics of the property. 
The addition of the extension to the house has altered the character of the property, but has caused little visible damage, and is not likely to have any further impact on the significance of the property. 
The flat roof over the current utility room is of felt construction, and has had issues with leaking in the past. Despite recently being re-felted it may require a new roof in keeping with the rest of the property in the future. 
Some plant growth on the walls of the property has been noted in the past and now been removed, so no longer poses a risk to the structure of the property. Regular control of climbing plants near the house may be required in the long run. 
The visual characteristic of the property is somewhat negatively impacted by the run down condition of the neighbouring property. This neighbouring property however is in private ownership, and little can be done to improve the situation at this time. 
[bookmark: _Toc9684845]Potential difficulties
As the property is located in a rural location, away from prospective development and of sound construction there are only limited potential difficulties at this time. The potential difficulties arise either from the process of renovation or day to day use of the property. 
Potential difficulties arising from the renovation are primarily centred on structural damage to the property during work, and while potentially of high impact they are of low risk. Safeguards against this include having work carried out by competent professionals who have experience working in heritage buildings. 
Potential significant risks from habitation of the property are primarily fire and flooding. To prevent this a new fire alarm system will be installed and fire extinguishers provided in the property. Internal plumbing and external drainage will be checked and maintained on a regular basis. 
[bookmark: _Toc9684846]Issues relating to new use
The general impact of converting the building to a holiday let is likely to be low as the house will continue to be a dwelling rather than converting to a completely new use. The biggest impact that the conversion is likely to have is the remodelling of the interior and the possible need to provide an emergency escape route from the first floor for use in the event of fire. This may require making the current bathroom window larger and altering the current porch roof area to provide a suitable escape route. 
The building has already been fitted with some energy saving measures such as loft insulation but further options may need to be considered to further improve energy efficiency. As the building will be used as a holiday let installing a burglar alarm would not be ideal for security purposes, instead when the windows and doors are replaced as part of the conversion, styles will be chosen that have high quality locks while also complementing the building. 
There are few external issues likely to affect the conversion. Being set in a rural location concerns such as pollution, future development and traffic are negligible. Any issues that may arise are likely to be from natural sources such as animal activity – particularly birds nesting in the chimney creating a fire risk, plant growth and weather. Control of climbing plants around the property, regular chimney sweeping, and general maintenance – especially after stormy weather, should be enough to negate any potential issues. 
[bookmark: _Toc9684847]Conservation Policies
[bookmark: _Toc9684848]Protecting the spirit of the place
Policy 1 - The aim of the conversion project is to provide a new use for the house while keeping the character of the property intact. In this case the character comes particularly from the external stonework and the internal exposed timber of the property. It is these features that the project aims to keep as they are – enhancing with the installation of windows and doors more in keeping with this character. The fireplace may be altered to remove the modern aspects and replace them with those more in keeping with the date of the property. 
[bookmark: _Toc9684849]Basis of approach
Policy 2 - The conversion project aims to provide a balance between conservation and renewal by keeping the majority of notable features intact while creating a new use that will provide income for the current property owners. 
Policy 3 - The new use will be highly compatible and feasible with the current property as it will remain a dwelling, and will return the house to a self-contained unit rather than part of a larger property. 
Policy 4 - All work carried out in the conversion will meet UK required buildings and health and safety standards. In addition to this the project will aim to meet British Standard 7913: Guide to the conservation of Historic Buildings (2013) and follow guidelines set out by Historic England in Conservation Principles, Policies and Guidance (2008) and Cadw’s Conservation Principles (2011).  Other standards and best practice, such as those relating to archives and collections are not applicable to this project. 
[bookmark: _Toc9684850]Control of change and future use
Policy 5 - There will be little substantial change to the fabric of the building other than potentially reversing the turn of the staircase. In this event it is hoped that any removed material can be replaced in the new staircase. It is felt that this change is justified to create a larger living space and provide more ease of access around the property. 
Policy 6 - The current porch may be replaced with a larger porch or conservatory to create more space and to aid escape from the upper floor. In this case any new extension will attempt to match the existing structure using similar materials. 
Policy 7 - Any materials used in the refurbishment as a whole will try to match those already used in the property or attempt to re-create what may have been used at the time of construction. Where possible and reasonable materials will be sourced locally.
Policy 8 - Where necessary significant elements that are to be changed will be recorded and photographed before any alterations are carried out. This will provide a record of changes made, potentially allowing them to be reversed in the future, and support further understanding of the construction of the property. 
[bookmark: _Toc9684851]Provision of services and retention of character
Policy 9 – Any new plumbing and heating requirements are hoped to be met utilising the existing plumbing in the current kitchen and utility room of the property. Where this is not possible disruption to the property will be kept to a minimum by installing provisions as close as possible to the existing provision. Smoke detectors and fire extinguishers will be fitted and provided in the property in addition to the escape route covered by Policy 6.  The possibility of moving the downpipe from the existing bathroom will be considered to expose the construction date of the property. 
[bookmark: _Toc9684852]Care of fabric
Policy 10 – All work carried out on significant characterful features will be finished to a high standard to prevent future deterioration. Where fabric is discovered to be in poor condition it will be repaired or replaced on a like for like basis. 
Policy 11 – The fabric of the property will be regularly checked and maintained to ensure the long term survival of the material of the property. This will include, but not be limited to, works such as the control of plants affecting the property, treatment of wood boring insects and maintenance of plumbing to prevent flooding. 
[bookmark: _Toc9684853]Setting
Policy 12 – The exterior areas of the property will have work carried out to improve the general look of the area, for example repairing the yard to the front of the property and maintaining the garden to the back of the property. 
[bookmark: _Toc9684854]Management, implantation and review
Policy 13 – Implementation of the project will be delivered by the homeowners, in conjunction with the specialists required to carry out the necessary works. A MoRPHE influenced Project Design will be drawn up to provide a framework to work around. 
[bookmark: _Toc9684855]Adoption and review
[bookmark: _Toc9684856]Implementation
The Conservation Management Plan has been formally adopted as of 10th May 2019. The homeowners will be responsible for ensuring the Management Plan is used and the Plan will be implemented by the use of a Project Design which is currently being drawn up. 
[bookmark: _Toc9684857]Keeping up to date
Due to the small scale of the project there is no need to have a formal review or report. Discussions will be held between the homeowners and those carrying out the work when it is required. 
[bookmark: _Toc9684858]Record management 
No publication or archival report is expected to be needed but the council planning department will be provided will a full copy of the report if it is required. 
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[bookmark: _Toc9684861]Floor Plans
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[bookmark: _Toc9173702]Figure 6 Current Ground Floor Plan. Not to scale
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[bookmark: _Toc9173703]Figure 7 Current First Floor Plan. Not to Scale
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[bookmark: _Toc9173704]Figure 8 Proposed changes to ground floor plan. Not to scale
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[bookmark: _Toc9173705]Figure 9 Rear external view of the property
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[bookmark: _Toc9173706]Figure 10 The Bay window at the rear of the property
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[bookmark: _Toc9173707]Figure 11 Internal roof construction
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[bookmark: _Toc9173708]Figure 12 Exposed timber in bedroom 1
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[bookmark: _Toc9173709]Figure 13 Exposed beams in stairwell
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[bookmark: _Toc9173710]Figure 14 Internal features ground floor
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