
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/CMS

	Application No: 
	3/2013/0078/P

	Development Proposed:
	Removal of 4no defective timber windows on the north elevation (Church Lane) and replacement with double-glazed uPVC windows of a similar design at De Lacy Arms, 61 King Street, Whalley

	CONSULTATIONS: Parish/Town Council

	Whalley Parish  Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No observations received.



	CONSULTATIONS: Additional Representations

	Letter received from local resident questioning why so little detail has been submitted in relation to the proposals.



	RELEVANT POLICIES:

	Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Policy ENV17 - Details Required with Proposals in Conservation Areas.

Core Strategy Regulation 22 Submission Draft

Policy DME4 – Protecting Heritage Assets.

Policy DMG1 – General Considerations.

Planning (Listed Buildings and Conservation Areas) Act 1990

National Planning Policy Framework (NPPF).

HEPPG.

Whalley Conservation Area Appraisal.



	POLICY REASONS FOR REFUSAL:

	Windows would be conspicuous, incongruous and visually intrusive and of undue harm to the character, appearance and significance of Whalley Conservation Area. Policies ENV16, G1, DME4 and DMG1. NPPF paragraph 17 and 131. Planning (Listed Buildings and Conservation Areas) Act 1990.



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

	The De Lacy Arms public house is prominently sited within Whalley Conservation Area at the corner of King Street and Church Lane. 

The De Lacy Arms is identified as a Building of Townscape Merit positively contributing to the conservation area in the Whalley Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007). The King Street frontage shares the distinct and pleasing gabled form of this part of the conservation area. The first floor of both the King Street and Church Lane facades retain mid-late C19 2/2 vertical sliding sash windows. 

The building is shown on the 1848 and 1892 OS maps (the latter perhaps showing later additions to the rear; the submitted heritage statement suggests a pre-1818 date). The Church Lane façade leads the eye towards the Grade I listed St Mary and All Saints Church and its churchyard and is opposite a row of residential Buildings of Townscape Merit (recommended for Article 4 Direction in the Appraisal).

The Whalley Conservation Area Appraisal also identifies:

(i) an Important View towards Whalley Bridge and The Nab; Historic Surfacing at this part of Church Lane; St Mary and All Saints Church to be a Focal Building; buildings to the east of the road junction to be Buildings of Townscape Merit (Townscape Appraisal Map);

(ii) The small town is notable for … St Mary’s and All Saints’ Church, with its attractive churchyard in which are three Saxon crosses. King Street, the principal commercial street, contains four 18th century (or earlier) inns and a variety of small, mostly locally owned shops (Summary of special interest); 

(iii) Whalley is notable for the following townscape features … 17th, 18th and mainly 19th century buildings along King Street and Church Lane … 14th century parish church of St Mary and All Saints (General character and plan form); 

(iv) 18th century Whalley … The only built-up area lies along King Street between Church Lane and the entrance to the Abbey … there was trade from passing coaches as during this period as there were four inns in King Street, all very close to each other: the Swan Hotel (1780), the Whalley Arms (1781), the De Lacy Arms and the Dog Inn (both possibly earlier) (Origins and historic development);
(v) A number of the larger, more prestigious buildings in Whalley act as focal points in views: St Mary and All Saints Church is the most important one, set in its attractive churchyard (Spaces and views);
(vi) Church Lane is at least 13th century in date, and probably even older. It has changed its course as originally it ran to the north of nos. 1-4 The Square, which date to the mid-17th century. It is now lined with 19th century cottages, some of them listed (Plan form and building types);
(vii) Windows in 18th and 19th century houses were almost exclusively sliding sashes, made from timber and painted (Architectural qualities);
(viii) They may be modest cottages, or much larger more significant religious or commercial buildings, which are considered to be good, relatively unaltered examples, of their type. The survival of original materials and details, and the basic, historic form of the building, is important. Where a building has been adversely affected by modern changes and restoration is either impractical or indeed, not possible, they are excluded (Buildings of townscape merit);
(ix) Plastic windows and doors on cottages and the primary school in Church Lane (The Sands, Whalley Abbey and Church Lane Character Area: Principal negative features);
(x) Poor quality replacement joinery to the windows and doors of most of the unlisted buildings (King Street Character Area: Principal negative features);

(xi) Plastic windows and doors on many of the unlisted historic buildings (Whalley Conservation Area SWOT analysis Weaknesses);

(xii) Continuing loss of original architectural details and use of inappropriate modern materials or details (Whalley Conservation Area SWOT analysis Threats).

Site History

No pre-application advice has been sought in respect of the proposals.

3/2000/0458 - 2 NO. REMOVABLE CHALK BOARDS AND 1 NO. SPOT LIT SIGN. AC granted 14 September 2000.

Relevant legislation, policy and guidance

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that the determination of planning applications must be made in accordance with the development plan unless material considerations indicate otherwise.
Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that in the exercise of planning functions special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area. From South Lakeland DC v Secretary of State [1991] 2 P.L.R. 97 it is sufficient for proposed development to leave the character or appearance of a conservation area unharmed.
The NPPF is particularly relevant at paragraph 6, 7, 8, 9, 14, 17, 60, 61, 64, 126, 128, 129, 131, 132, 134 and 137.

The HEPPG is particularly relevant at paragraph 142, 147, 148, 149, 152, 178, 185, 186.

The Ribble Valley Districtwide Local Plan (June 1998) is particularly relevant at Policies ENV16 and G1.

The Ribble Valley Regulation 22 Submission Draft Core Strategy is particularly relevant at Policies DMG1 and DME4.

‘Conservation Principles, Policies and Guidance for the Sustainable Management of 

the Historic Environment’ (English Heritage, 2008) identifies four groups of heritage 

values: Evidential, Historical, Aesthetic and Communal.

‘Constructive Conservation in Practice’ (English Heritage, 2008) states “Constructive

Conservation is the broad term adopted by English Heritage for a positive and collaborative approach to conservation that focuses on actively managing change. The aim is to recognise and reinforce the historic significance of places, while accommodating the changes necessary to ensure their continued use and enjoyment … 

… The Principles also underline the importance of a systematic and consistent approach to conservation. In order to provide this consistency, we are guided by a values-based approach to assessing heritage significance”.

The ‘Setting of Heritage Assets: English Heritage Guidance’ (EH, October 2011) states: 

“the numbers and proximity of heritage assets in urban areas means that setting is intimately linked to considerations of townscape and urban design” (2.2).

“the cumulative impact of incremental small-scale changes may have as great an effect on the setting of a heritage asset as a large-scale development” (4.5).

‘Energy Efficiency and Historic Buildings: Application of Part L of the Building Regulations to Historic and Traditionally Constructed Buildings’ (English Heritage, 2010) states ‘Window openings and frames give a building’s elevation its character. They should not be altered in their proportions or details, as they are conspicuous elements of the design … Replacing traditional single-glazed sash windows with double-glazed PVCu windows can be very damaging to the special character and appearance of the building … the frames and glazing of many historic windows have fallen victim to inappropriate replacements, but over the past decade greater appreciation of their value has begun to develop. However, many windows are still threatened”.
In ‘The Thermal Performance of Historic Windows’ (The Building Conservation Directory, 2008) Chris Wood, Head of the Building Conservation and Research team at English Heritage, discusses recent testing of the energy efficiency of plastic windows:  ‘independent testing was carried out to compare the performance of timber windows with PVCu double-glazing. This resulted from an impasse after the Isle of Wight Council served an enforcement notice against the Royal Yacht Squadron for replacing timber windows with PVCu without consent in the Grade II* Cowes Castle. One single-glazed timber casement window and one timber double-glazed sash (the council had previously approved double-glazing) were compared to two top-of-the-range PVCu windows. The tests were for weather tightness, which included air permeability, wind and water tests. The timber windows performed best in all the tests: indeed it was the single-glazed window that performed the best in the air permeability test. The problem for the PVCu windows was that they distorted by a good 5mm under pressure and, unlike the timber, did not return to the same profile. This meant that they leaked straight away’.

In “Reducing Carbon Emissions and Adapting to Climate Change in Historic Buildings: Guide for Residents” (Islington BC, 2011) it is suggested that there are other environmental drawbacks to the use of uPVC windows:

· 
PVC (Polyvinyl chloride) is a non-biodegradable material that is made from non-renewable petroleum resources.

· 
The production and disposal (via landfill or incineration) of PVC windows leads to the release of harmful industrial pollutants (eg dioxins).

· 
PVC windows are very difficult to repair, unlike timber frames.

· 
Contrary to popular belief, PVC windows degrade over time and like timber windows require maintenance if they are to remain in good condition.

· 
Based on an analysis of the environmental impact of using different materials for window frames, Greenspec recommend avoiding PVC and using instead Forestry Stewardship Council (FSC) durable temperate hardwood, followed by, in declining order of preference, FSC temperate softwood clad with aluminium (preferably recycled), FSC temperate softwood treated with plant based paint, or certified softwood painted with low VOC paint.”

The gradual erosion of the character and appearance of conservation areas has resulted in English Heritage incorporating conservation areas within its yearly “Heritage at Risk” report and indicators.  The initiating 2008 report in this regard formed part of a campaign to redress the 1 in 7 conservation areas found to be at risk (ie deteriorated over last 3 years or expected to do so over the next 3 years).  The report states that “the problems fall into two categories: what owners and residents do or fail to do to their properties and how the Council maintains the streets and public spaces”.

The report indicated that the top threat facing conservation areas was:

“1.
unsympathetic replacement doors and windows (83% of conservation areas).


The English House Condition Survey (2006) found that 40% of houses built between 1850 and 1899 now have PVCu double glazed windows and all the evidence suggests that the proportion of historic houses with PVCu windows will continue to rise significantly.”


Dr Simon Thurley, Chief Executive, English Heritage commented on the findings: “Does a row of Victorian villas with plastic windows lift your spirits?  I doubt it.”

The report also refers to a recent survey of estate agents which reveals:

1.
Unsympathetic replacement windows and doors, particularly plastic/PVCu, is the 
single biggest threat to property values in conservation areas”.

Submitted information

It is proposed to replace the existing single-glazed painted timber windows with uPVC frames having 28mm double-glazing and obscure-glazed bottom light (no details submitted).

A design and access statement identifies that the proposal results from a cost benefit analysis with replacement timber windows (no details submitted). No information has been submitted to suggest why the existing windows have to be replaced.

The proposed windows (frame sections and light proportions)are to be ‘similar’ to existing and ‘like for like’ (no details submitted).

Conclusions

In my opinion, the existing timber frame windows have a neutral impact upon the conservation area at this very prominent corner site on the approach to St Mary and All Saints Church and Whalley Abbey. Whilst overall design is modern, material treatment and finish (including decorative glazing) ensures that treatment is sympathetic to the significance and interest of this part of the conservation area. This is important as the Church Lane elevation of the De Lacy Arms suffers from uncoordinated signage and fixture placement.

I do not believe that uPVC windows with 28mm double-glazing and modern obscure –glazing will maintain this neutrality. The consistency of uPVC finish will contrast markedly with the textured appearance of the traditional timber windows at first floor and in nearby buildings. The accommodation of the double-glazed units will inevitably result in an altered ratio of glass to timber and frame members having an uncharacteristically heavy appearance. Whilst no details have been submitted, mitre-jointed uPVC frames are an unconvincing replacement for traditional joinery. 

I note that the NPPF not only requires consideration to the conservation of significant heritage but also that attention be given to the enhancement of significance, the promotion of local significance, improvement to the character and quality of areas and new development making a positive contribution to local character and distinctiveness (paragraph 7, 60, 64, 126 and 131). The HEPPG is relevant in respect to the domination of materials (paragraph 178), there being no justification for the change of materials (paragraph 165; there is no suggestion that the existing windows require more than repainting) and no account having been taken of the character of the building (paragraph  185 and 186).

Paragraph 7 of the NPPF states that minimising pollution is part of the environmental role of sustainable development and I note the apparent unnecessary use of uPVC discussed above.

The harmful works do not appear to be in the public interest (NPPF paragraph 134).



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














