
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2013/0506/P (PA)

	Development Proposed:
	Replacement of 5 No Crittall single glazed windows to front elevation at Clitheroe Royal Grammar School, York Street, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations received. 



	CONSULTATIONS: Additional Representations

	A letter received expressing concern that no confirmation that window replacements would be of virtually identical appearance.



	RELEVANT POLICIES:

	Policy ENV19 - Listed Buildings (Setting).

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Planning (Listed Buildings and Conservation Areas) Act 1990.

NPPF

HEPPG

Clitheroe Conservation Area Appraisal.

Ribble Valley Core Strategy Regulation 22 Submission Draft:

Policy DME4 – Protecting Heritage Assets.

Policy DMG1 – General Considerations.



	POLICY REASONS FOR REFUSAL:

	Harmful to character and appearance of Clitheroe Conservation Area and setting of listed building because new windows conspicuous, overtly modern and undermine integrity of design. RVDLP Policies ENV16, ENV19 and G1, NPPF paragraph 131 and 132 and RVCSReg.22SD Policies DME4 and DMG1.



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

	Clitheroe Royal Grammar School is prominently sited within Clitheroe Conservation Area. The building subject to application adjoins the Grade II listed (19 May 1950) ‘Old Building’. The list description identifies that “Nos 11 to 23 (odd), Stanworth House and Clitheroe Royal Grammar School for Boys form a group”. Nos 11 to 23 and Stanworth House are Grade II listed.

The Clitheroe Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies the building subject of application (and facing terraces on Well Terrace and York Street) to be Buildings of Townscape Merit making a positive contribution to the character and appearance of the conservation area.

The Buildings of England: Lancashire North (Clare Hartwell and Nikolaus Pevsner; 2009) states:

“Clitheroe Royal Grammar School, York Street. Founded by Philip of Spain and Queen Mary in 1554. It originally stood by the church. In 1834 the new site was acquired and the existing building of 1782 re-erected there. Symmetrical, of five bays, with a pedimented doorcase which looks more 1834 than 1782. A large new building alongside, now the sixth-form centre, of 1912-14, by Henry Littler. Dignified and restrained, Free Style, with just a few Renaissance motifs, such as Venetian windows. Five-bay hall with tall round-headed windows alternating with plain projecting buttresses with flat tops. A tall three-stage cupola with a domed lead top is the only hint of flamboyance. Attached ranges gabled, with tall mullioned-and-transomed windows, those at the top carried up as half-dormers with flat tops” (page 243).
Relevant Planning History

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

3/2009/0216 – Proposed single storey canteen and single storey option infill courtyard extensions to provide improved private study and recreation space. Erection of single storey accessible main entrance and reception foyer. All as part of a phased development. Planning permission granted 23 April 2009.

3/2008/0445 - Provision of disabled access platform lift. Planning permission granted 27 June 2008.

Legislation, policy and guidance

Section 38(6) of the Planning and Compulsory Purchase Act 2004 states 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 states 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.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in considering whether to grant planning permission for development that affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

Mrs Justice Lang’s recent judgement in East Northamptonshire has confirmed that ‘desirability’ means ‘sought-after objective’ and that ‘in order to give effect to the statutory duty under section 66(1), a decision-maker should accord considerable importance and weight to ‘the desirability of preserving … the setting’ of listed buildings when weighing this factor in the balance with other ‘material considerations’ which have not been given this special statutory status’. 

The Ribble Valley Districtwide Local Plan (June 1998) is particularly relevant at Policies ENV19, ENV16 and G1.

The NPPF is particularly relevant at paragraph 6, 7, 8, 14, 17, 56 - 57, 60 - 61, 64, 72, 126, 128 – 129, 131-135, 137, 187- 190, 196-197 and 215- 216.

The HEPPG is particularly relevant at paragraph 80, 113 – 121, 142-143, 148-149, 152, 179, 182 and 185.

Paragraph 25 of the HEPPG states ‘where the ongoing energy performance of a building is unsatisfactory, there will almost always be some scope for suitable adaptations to be made without harm to the asset’s significance. This will involve careful consideration of the most appropriate options for insulation, power use and power generation. Intrusive interventions … can harm the significance of a heritage asset’.

Paragraph 152 of the HEPPG states “Doors and windows are frequently key to the significance of the building.  Change is therefore advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail.  Secondary glazing is usually more appropriate than double glazing where the window itself is of significance”.

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

The Clitheroe Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) includes a photograph of the façade in question (Spatial Analysis: Key Views and Vistas) and the comment “Clitheroe Royal Grammar School, a key building at northern approach to town”. The Character of Spaces within the Area states “there are a number of other important open spaces which make a valuable contribution to the area’s character and appearance … Other important spaces are the car parks at Clitheroe Royal School”. For Buildings of Townscape Merit “The survival of original materials and details, and the basic, historic form of the building, is important”.

Character Area 3 of Clitheroe Conservation Area is “York Street and the environs of the Grammar School including Well Terrace and the southern end of Pimlico Road”. It is stated that “The northern end of this character area, and the conservation area, is dominated by the Clitheroe Royal Grammar School which is set back from the road behind a car park and a row of roadside trees and hedge. Though some buildings are modern, the early 20th century core of the school building with tall bellcote and twin cupolas is an impressive gateway to the northern approach to the town”. The principal positive features of Character Area 3 include “Clitheroe Royal Grammar School a key building at northern approach to the town”. The principal negative features include “Loss of architectural detail (original windows, doors etc)”. 

The Appraisal SWOT analysis states:

“Weaknesses: 

• Loss of architectural detail (original windows, doors etc) 

Threats to the Clitheroe Conservation Area:

• Continuing loss of original architectural details and use of inappropriate modern materials or details”. 

The Clitheroe Conservation Area Management Guidance (The Conservation Studio 2005; subject to public consultation) states:

“ Windows: Sliding sash and side-hung casements are the two principal window types. As a rule, windows in historic buildings should be repaired, or if beyond repair should be replaced 'like for like'. It is important that the design, scale and proportion of new windows should be sympathetic to the character of the building. 

Glazing bars in old buildings are invariably moulded and slender. Over time, the thickness and moulding of glazing bars, the size and arrangement of panes and other historic window details varied. Care is therefore needed in the repair and replacement of historic windows to ensure works are ‘honest’ and not historically misleading. Details should be appropriate to the date of the building or to the date when the window aperture was made. 

Seventeenth century stone mullion windows were normally glazed with leaded lights in a thin metal frame. If necessary, they should be replaced with a similar design ensuring that the stonework dominates.

Replacement windows: 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”.
English Heritage state that whilst ‘The Setting of Heritage Assets’ (English Heritage, October 2011) contains references that are now out of date, it still contains useful advice and case studies. It is stated that:

 “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).

“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).

‘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”.

‘Energy Efficiency and Historic Buildings: Application of Part L of the Building Regulations to Historic and Traditionally Constructed Buildings’ (English Heritage, 2010) states: 

“The Importance of Windows in Older Buildings: 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 fundamental objections, amongst many, are that double-glazed sealed units thicken the dimensions of glazing bars inappropriately, or result in extremely poor facsimiles stuck to the face of the glass. 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 and Part L must not become the agent for their thoughtless destruction. While listed buildings enjoy some protection, unlisted buildings are at high risk – even where they are in conservation areas.

Window Types and Materials:  England has a rich tradition of window designs and materials from different periods of history … Mass production in the early 20th century allowed hot-rolled steel to be used for windows which were strong, slim and non-combustible. All these windows are important historically and should be conserved (page 46). 

For historic buildings and those of traditional construction an appropriate balance needs to be achieved between building conservation and energy efficiency if lasting damage is to be avoided both to the building’s character and significance and its fabric…reducing carbon emissions from buildings is not just about heating and insulating the building. Much can be achieved by changing behaviour, avoiding waste, using energy efficient controls and managing the building to its optimum performance, all of which is as relevant to older buildings as new ones (Summary, page 4).

English Heritage supports the Government’s aims to improve energy efficiency, provided that the application of the new Part L is exercised in a way that does not harm the special interest of historic buildings.. The new Part L makes it clear that the special characteristics of a historic building must be recognised. The aim of this revised part of the Building Regulations is to improve energy efficiency where practically possible, provided that this does not harm the character of the building or increase the risk of long-term deterioration to fabric or fittings.

The special interest of a historic building would be compromised if its overall appearance were to be changed or significant features or qualities were to be lost as a result of compliance with the Requirements of the new Part L. To avert a threat of this kind, a number of questions need to be considered. Could improvements be made without the need to remove or substantially alter fabric? For example, could existing windows be repaired and draughtproofed as an alternative to inserting new double glazing? Could secondary glazing be inserted? If improvements to the existing windows are not practicable, could benign improvements be made elsewhere, for example by insulating under floors or by improving the efficiency of the heating system?” (Introduction to document on EH website).

In ‘The Thermal Performance of Historic Windows’, The Building Conservation Directory 2008, Chris Wood (Head of Building Conservation and Research Team at EH) suggests “As always, a sensible balance is needed and decisions must be made on the basis of knowledge rather than generic assumptions about the inefficiency of old windows. 

There is little dispute as to how important windows are to historic buildings. After all, the front windows of a building are often the first feature to draw the eye.

One enduring myth is that old windows account for 20 per cent or more of the heat lost from a building. That presumption is also perpetuated by bodies like the Energy Saving Trust, which claims that if you double-glaze your windows you will save 20 per cent of your heat loss (and more if you live in an old building). But every building is different. English Heritage has worked with specialists carrying out fan pressurisation testing of historic buildings ... to determine where heat loss is occurring. In all cases, the windows were of historical interest and none had been repaired or particularly well maintained. But when the tests were completed it was apparent that the amount of leakage from the windows was a lot lower than expected; indeed the real problem areas were often not visible to the eye and occurred in quite obscure parts of the building … There is a definite need to improve the thermal performance of existing buildings in order to reduce carbon emissions and slow climate change. However, a sensible balance is needed. Unpublished data from the BRE has shown that if the half million or so listed buildings in England had all their windows replaced by double-glazing, it would save between 0.16 and 0.36 per cent of total energy used in this country. It is surely not worth sacrificing our architectural heritage for so small a gain, particularly if substantial improvements can be made in more benign ways”.

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

Little information has been submitted in respect to the significance of the building and its 

windows, opportunities to repair the existing historic windows (site inspection discussion 

identified that rainwater ingress occurs to 3 of the windows when the wind blows in a 

certain direction), the nature of the works (impact of double-glazing; how incorporate leaded 

lights?) and the impact on building significance of the works.

Conclusions

I would concur with the local resident that insufficient information has been submitted to 

understand the proposal or its impact upon Clitheroe Conservation Area, this important 

Building of Townscape Merit or the setting of the adjoining listed building (see NPPF 

paragraph 128). The form of the windows is intrinsic to the interest of this ‘dignified and 

restrained’, ‘impressive gateway’ and ‘key building at northern approach to town’. I am not 

convinced that the works (to replace rather than repair) are necessary or can be achieved

without significant harm to the designated heritage assets. Furthermore, it is not clear whether the proposals offer any public benefits (NPPF paragraph 134).

In my opinion, the proposed works are likely to be conspicuous and undermine the subtle contribution of the windows to building design. It is the apparency of double glazed units, with their visible parting beads and the double register of two panes of glass in each one that identify them as modern fixtures. Leaded-lighting is likely to be crude and unconvincing (applied cames to outer pane?). This will harm the integrity of building design, the contribution of the building to the special architectural and historic interest of the conservation area and its harmonic relationship to adjoining buildings (HEPPG paragraph 114).



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














