
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT – APPROVAL (LBC)

	Ref: AD/CMS

	Application No: 
	3/2006/0909/P

	Development Proposed:
	FIVE REPLACEMENT WINDOWS AT 29 CHURCH STREET, RIBCHESTER

	CONSULTATIONS: Parish/Town Council

	Parish Council – Ribchester Parish Council originally recommended approval with the caveat that any demolition of the wall must be restricted to the minimum necessary to provide a safe vehicle access.On 21/6/7 the clerk confirmed that this caveat was a printing error and should be deleted. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	The Georgian Group – Consulted, no representation received.

RVBC (Building Control) – Originally commented that further details/justification required in order to make a decision.Following the receipt of further information (at first in regard to the state of repair of the existing windows, and then in respect of the nature of replacements) believe the proposals to be acceptable.



	ADDITIONAL REPRESENTATIONS:

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

ENV19 – setting of listed buildings

ENV20 – alterations to listed buildings

ENV16 – development in conservation areas



	POLICY REASONS FOR APPROVAL:

	The proposal would have an acceptable impact upon the character and setting of the listed building.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	29 Church Street is a prominently sited Grade II Listed Building of 1745 within Ribchester Conservation Area.  The building is distinct in the Conservation Area in retaining its original glazing bar sash windows – the owner of the building believes the windows to be original (his family have lived here since 1812).  The application is submitted following the applicant being informed that window replacement requires listed building consent ( I was originally advised that new windows were already on order).

I am mindful of PPG15 paragraph C.40 that: “As a rule, windows in historic buildings should be repaired, or if beyond repair should be replaced like-for-like”.  Paragraphs 4.4 and 4.5 of “Building Regulations and Historic Buildings” (English Heritage, 2004) also note that “A fundamental principle is to minimise intervention.  A stock of historic buildings is finite and every loss or major alteration to fabric is significant.  Therefore a conservative approach is needed … (Principles of repair).  As much old work as possible should be retained and recorded”.

English Heritage’s “Sash Windows” also states that: “Sash windows are an important feature for many historic buildings.  Where original examples exist they should if at all possible, be repaired, rather than replaced”.

Unfortunately, it has proved difficult to obtain detailed information from the applicant as to the state of repair of the windows and the form of new replacements.The application contains the opinions of two window manufacturing companies.  The first of which states that it was decided that: windows were completely beyond repair, as no matter how far back the existing wood is cut back, there is nothing solid to work with.  The second opinion states that: after inspection of the existing historic windows the advice is that the windows are beyond repair.  They are held together at the moment with paint, putty and rotten wood.  The glass panes are very dangerous as they are loose and could fall out at any time.  This could cause further problems, as the property has no front garden and is straight out onto the pavement.  The only action recommended for full replacement of the windows, which could be made to match the existing sash windows.

With the support of RVBC Building Control the first of the above window companies has now submitted the detailed information required to make a decision on the application.

In my opinion the existing windows contribute significantly to the special character and setting of the listed building and the character and appearance of the Conservation Area.However, I am now satisfied that the windows have to be replaced and that this will be on a like-for-like basis.  



	RECOMMENDATION: That Listed Building Consent be approved.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














