
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2009/1056/P

	Development Proposed:
	Replacement window frames at 4 Church Street, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Historic Amenity Societies – consulted, no representations received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV19 - Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Clitheroe Conservation Area Appraisal.



	POLICY REASONS FOR REFUSAL:

	The proposal will be harmful to the character and setting of the listed building because of the insertion of incongruent conspicuous and visually intrusive plastic, top opening and double glazed replacement windows.



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

	No 4 and Church Court, Church Street is an 18th century grade II listed building prominently sited in Clitheroe Conservation Area.  The list description (30 September 1976) states that “Andrew Carnegie Public Library, Town Hall, premises occupied by Tourist Information Office, No 4 and Church Court for a group with No’s 6-12 (even)”.  

6/2/1425 – outline application for conversion of ground floor into offices and first floor into dwelling accommodation.  Granted January 1967.

6/2/1352 – change of use from unused store to retail drapery shop.  Granted 13 April 1866.

The proposals were discussed with the applicant at pre-application (9 November 2009).  

PPG15, paragraph C.40 states that “as a rule, windows in historic buildings should be repaired, or if beyond repair, should be replaced like for like”.

PPG15, paragraph C.49 replacement windows, states that “the insertion of factory made standard windows of all kinds, whether in timber, aluminium, galvanised steel or plastic is almost always damaging to the character and appearance of historic buildings.  In particular, for reasons of strength the fitness of frame members tends to be greater in plastic or aluminium windows than in traditional timber ones.  Modern casements with top opening or louvred lights or asymmetrically space lights are generally unsuitable as replacement for windows in historic buildings.  Such alteration should not be allowed.  Architects drawings and specifications should make clear the manner in which new windows are intended to open.  

PPG15 paragraph C.50 states that “it is usually impossible to install double glazed units in existing frames or to replicate existing frames with new sealed units that make a noticeable change 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.  Whether stripping and draft proofing are visually more innocuous changes as well as thermally efficient and cost effective.  Secondary glazing in a removable inner frame is another acceptable option for some windows”.  

The Clitheroe Conservation Area Appraisal, the Conservation Studio 2005, adopted by the Borough Council following public consultation April 2007, suggests that “Church Street contains Clitheroe’s best examples of Georgian building and, together with a street stone paving, trees and well kept historic buildings is the town’s best area of townscape culminating in St Mary Magdalene’s Church at the top of the rise..”.

The Clitheroe Conservation Area Appraisal suggests that a principal negative feature of the Conservation Area is – the loss of architectural detail (original windows, doors etc).  

In my opinion the repair, like for like replacement of these apparently modern painted timber windows would be acceptable.  However, replacement with plastic top opening double glazed (no detail submitted) windows would be very harmful to the character of the listed building, the setting of nearby listed buildings and the character and appearance of Clitheroe Conservation Area.



	RECOMMENDATION: That listed building consent be refused.
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