
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2007/0274/P

	Development Proposed:
	Replacement of window on side (gable end) of building, like for like top opening casement with 6mm double glazing (plain glass) to match casement windows in rear of building.  Resubmission at Coach House Barn, Main Street, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservations Areas) Act 1990



	POLICY REASONS FOR REFUSAL:

	The proposed double glazed mock-sash window would be harmful to the character and setting of the listed building because of its alien and modern appearance.



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

	“Coach House Barn” is part of No. 21 and barn adjoining to east, a Grade II listed house and barn of 1835.  

The list description refers to the barn front and gable elevations in detail and suggests that the house and barn at that time formed a symmetrical composition in a vernacular style.  

In April 1985 listed building consent (3/85/0110/P) was granted for the conversion of the barn and stables to a dwelling house.  The works included removal or relocation of a number of the front elevation features referred to in the list description.  At the rear, the elevation of a wall with two informally arranged window openings was to be replaced by an elevation of “double fronted” residential appearance (three bays -windows at first and ground floor with central doorway).  Windows were shown on the approved plans to be side opening casements with thin frames and glazing bar.  At the gable a blocked first floor opening was to be reopened and a window of similar detail to above shown to be inserted.  Unfortunately, the windows actually inserted were not as per the approved plans for 3/85/110/P, ie they were top opening mock sashes of thick section frames and glazing bars.  

In October 2006 the applicant advised that double glazed windows were on order and asked whether the works would require listed building consent.  At site inspection in the accompaniment of the applicant and his joiner concern was expressed with regard to the impact of the proposed double glazed units (including the impact of the proposed tinted “K” glass).  However, it was also recognised that the barn conversion had impacted significantly on the character of the listed building.  

In considering the resultant listed building consent application the case officer was mindful of PPG 15 paragraph C.50 as well as the unfortunate impact of the existing mock sash windows.  However, there was concern that refusal of the application might not be sustained at appeal – existing windows had been installed for 23 years, they were at the rear elevation which is not prominent in public views, the complete remodelling of the rear elevation of the barn by 3/85/0110/P had been very harmful to the character of the listed building, and the applicant had reduced double glazing unit sections to the minimum and had incorporated plain glass.  However, in reaching his recommendation the case officer believed that the approach to the prominent first floor gable window should be different to the rear windows.  By condition the proposed treatment of this window was excluded from listed building consent approval.

The applicant has now submitted a listed building consent application in respect of the replacement in double-glazing of the gable first floor single-glazed top-opening mock-sash window.  This includes a justification statement.  

I have been unable to establish from the file why a side-opening casement style of window was agreed for the blocked opening reopened in 1985.  However, the choice of such a style would appear satisfactory for a squarish opening at a secondary elevation of an agricultural building conjoined to a building in 17th Century style.  Therefore, it is unfortunate that the 1985 permission was not complied with and a top opening mock sash (crudely mimicking a mid 19th Century window style) was inserted.

I am mindful of PPG15 paragraph C.50 that:

“It is usually impossible to install double glazed units in existing frames or to replicate existing frames with new sealed units without making noticeable changes to the profiles of glazing bars, styles, and rails.  The new glass in such units may also significantly alter the appearance of the window.  Such changes are rarely acceptable in listed buildings…”

In my opinion the existing window is ill fitting and detrimental to the character and setting of the listed building.  It is also very prominent in Bolton-by-Bowland Conservation Area and harms it’s character and appearance.I believe that double glazing of the window would accentuate the situation.  The difference in the nature of reflectivity between existing double glazed windows at the Coach House Barn and the single glazed windows at the adjoining antique shop is noticeable.



	RECOMMENDATION: That Listed Building Consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














