Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/JS

	Application No: 
	3/2009/0014/P (LBC)

	Development Proposed:
	Replacement of 4 No wooden framed single glazed windows to front and 2 No wooden framed single glazed windows to rear, with double glazed wooden framed windows of similar “Georgian” style to existing at 19 Windy Street, Chipping.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Society for the Protection of Ancient Buildings – if possible would prefer to see the windows repaired and retained.  Appreciate the need to improve ventilation and reduce draughts in the existing windows but would suggest that this is possible with repair and adaption of the existing timber frames.  Retention of historic plain glazing is often overlooked in this type of application despite the contribution it can make to the overall character of the property.  

Ancient Monuments Society – Note the advice in PPG15 about double glazing.  Whilst accept that the windows proposed to be replaced may not be original to the house are concerned by the extensive use of modern, off the peg, double glazed units.  If individual windows, albeit not original, are part of the existing character of the building they should for preference be retained and repaired.  Advice some caution about these proposals.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings (Setting).

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

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

	No 17 and 19 Windy Street, Chipping is a Grade II listed pair of houses, probably once one, of the late 17th Century (list description) prominently sited within Chipping Conservation Area.  The list description refers to the front and rear elevations of this range which is perpendicular to the main road; it does not discuss the age or character of the glazing.  

PPG 15 para C.40 suggests that:

“As a rule, windows in historic buildings should be repaired, or if beyond repair should be replaced like for like.”

Para C.49 suggests that:

“The insertion of factory made standard windows of all kinds, whether in timber.. is almost always damaging to the character and appearance of historic buildings.. such alterations should not be allowed..”

Para C.50 suggests 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 changed 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..”

I note that this advice is paraphrased in the comments of SPAB and the AMS. I also note that no information other than a brief reference to the need to “replace rotting timber” has been submitted in regard to existing window condition.  However, I am also mindful of the apparent recent shift in approach to fenestration in listed buildings as evidenced in recent appeal decisions at 31 Wellgate, Clitheroe and Coach House Barn, Bolton-by-Bowland.  I also note that some LPAs, eg Edinburgh City Council, allow double glazing in some window types in lower grade listed buildings.  Furthermore, there are some small pane double glazed window systems on the market which significantly minimise the impact upon historic character, eg those having a 4mm cavity (it is noted that the proposed double glazing incorporates a 19mm cavity).

Therefore, it is my opinion that a window by window approach is required and I note from telephone conversation and the applicant’s letter of 23 December 2008, that this is his favoured approach.

Windows A and C – very prominent with a sympathetic, interesting and typical historic (Victorian?) treatment for the 17th Century mullioned windows.  Some glass has the characterful shimmer and imperfection of pre 1950s glazing.  In my opinion the existing fenestration is very important to the character of the listed building; in the absence of any detail concerning the state of repair of the windows I would recommend the status quo.

Windows B and D – in the front extension of c.1800.  Existing top opening casement has very crude and chunky glazing bars.  Glazing is modern and without character/imperfections.  In my opinion new windows incorporating slender glazing bars and thin double glazing unit cavities would be acceptable.  However, the proposed new opening mechanism to the first floor window would be incongruous and harmful to character – might a vertical sliding sash provide the required means of escape?  

Window E (Stair) – mindful of the age of the window and its location I do not believe that resistance to replacement and incorporation of double glazing would be appropriate.  However, the maintenance of existing glazing bar form/width and the reduction of the impact of the proposed modern glazing through use of thin cavities will be important. 

Window F – no details of existing glazing bars submitted (unable to access and inspect on site visit).  Mindful of PPG 15, no indication that a problem exists with this window and that Crittall windows often have interest in their own right, would recommend retention.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposals, subject to amendment by condition, would have an acceptable impact upon the character and setting of the listed building.  



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 














