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	Date Inspected:
	24/05/17
	

	Officer:
	AD/JM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Eight replacement, white-painted, vertical, sliding-sash, double-glazed, timber windows (three windows to front elevation and five to rear) to replace existing timber windows. Each replacement window to be two panes over the sash and two panes under.

	Site Address/Location:
	11 Church Street Ribchester PR3 3XP

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection to this application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historical amenity societies:
	

	No comments have been received.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990 

Ribchester Conservation Area Appraisal 

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG) 

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations 

Policy DME4 – Protecting Heritage Assets 



	Relevant Planning History:

No pre-application advice has been sought in respect to the proposed works (this was suggested to the applicant on 11 August and 20 September 2016).

3/1989/0800 – Construction of new rear attic dormer including additional velux roof window. Withdrawn.
3/1989/0856 - Provide and fixing 2 no. velux roof windows to rear pitch to provide light into new bedroom and means of fire escapes from attic.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘8 to 15 Church Street’ is a Grade II listed building (22 November 1983) prominently sited within Ribchester Conservation Area.
The list description identifies:

“Part of a row of weavers' houses, late C18th … Windows have plain reveals and projecting sills … No. 8, of one bay, has sashed windows”.

‘16-22 Church Street’, ’23 and 24 Church Street’ and ‘25 and 26 Church Street’ are also Grade II listed weaver’s houses within the row and are within the setting of the application site. Also within the setting is ‘61 and 62 Church Street’, ‘White Bull Hotel and former stable adjoining to the north’ and ‘Mounting block in front of White Bull Hotel’ (all Grade II).

Part of the Ribchester Roman Fort Scheduled Monument is to the rear of the row of weaver’s cottages.

The Ribchester Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:
Important Views along Church Street;
“Ribchester village is dominated by rows of handloom weavers' cottages, many of which were built in the late eighteenth century, but some of which were also adapted from existing houses” (Overview)

“The architectural and historic interest of the area’s buildings, 21 of which are listed”, “Narrow, closely developed streets of former handloom weavers’ settlement”, “Handloom weaver’s cottages, including two with cellar loomshops, particularly in Church Street and Water Street” (Summary of special interest).

“Ribchester's greatest period of expansion and prosperity was from the late eighteenth 

century,when rows of handloom weavers' cottages were built in Church Street and Water Street, 

transforming a small rural settlement into an industrial village. Even though two small cotton mills 

opened in Ribchester in the second half of the nineteenth century, the village’s position, isolated 

from the main area of industrial expansion in east Lancashire, meant that its potential as an 

industrial centre was never realised” (General character and plan form).
“From the late eighteenth century Ribchester became a local centre of handloom weaving. There 

had been linen weaving from at least the early seventeenth century, when specialist linen weavers 

were recorded. By the late eighteenth century, the domestic weavers had switched to cotton, and a 

large number of houses with loomshops had been built. Many of the houses in Church Street, 

opposite the White Bull Inn for example, had loomshops and date from the last quarter of the 

eighteenth century, though many were probably rebuilds of earlier houses …These cottages mark the 
period of greatest economic prosperity in Ribchester, from about 1780 until 1830, after which the 
advent of power looms brought hardship to the hand-loom trade. Ribchester's location, remote from 
the main centre of the machine-powered cotton textile industry of east Lancashire, would have led 
to some depopulation, with villagers attracted to the main urban centres” (Origins and historic 
development).
“Ribchester has a high number of buildings surviving from the late eighteenth century, and some are probably rebuildings or alterations of earlier structures. It seems highly likely that Ribchester was substantially rebuilt from the later eighteenth century into the early nineteenth century corresponding with its growth as an industrial village and centre of handloom weaving. The survival of these buildings in Ribchester has retained a character that would have been shared by many of east Lancashire's textile towns around 1800. In these other settlements later expansion led to the replacement of earlier buildings which as a consequence of overcrowding were often regarded as slums. In Ribchester it is clear that these handloom weavers' cottages were well built for their period and a cause of pride as indicated by the numerous examples with initialled datestones.

In keeping with many small provincial towns, the impact of Georgian building techniques was notable but also mixed with local building techniques and building customs continued to be used. Some of the cottages whilst being broadly vernacular in style have high quality classically inspired detailing on their sandstone door surrounds. As with many other towns where nineteenth century development was limited, the physical environment retains a distinctive local individuality. Typically of such settlements, the status of the buildings and the occupants was mixed throughout and there was no development of specific class related areas. Overall, however, there is a high proportion of handloom weavers' cottages, built as two-up, two-down properties. Some had either first floor or ground floor weaving windows, but others had separate loomshops added to the rear of the buildings, or in the rear yards. Although the highest concentration of weavers ' cottages is in Church Street and Water Street, loomshops in Greenside and Stydd illustrate that provision for handloom weaving was provided throughout the settlement. Nos 16-22 Church Street had attic loomshops but there is little evidence for the use of cellar loomshops, as Ribchester's location within the floodplan of the River Ribble would have made them susceptible to flooding. There is a pair of cottages at 61 and 62 Church Street, however, with former cellar loomshops” (Architectural and historic character).

“Loss of architectural detail (original windows, doors etc)”; “Insensitive alteration of historic buildings spoiling the conservation area’s historic character and appearance” (Weaknesses: The principal negative features of the Ribchester Conservation Area).
“Continuing loss of original architectural details and use of inappropriate modern materials or details … Many of the unlisted, and some of the listed, buildings in the conservation have been adversely affected by the use of inappropriate modern materials or details. Common faults include … the replacement of original timber sash windows with uPVC or stained hardwood” (Threats to the Ribchester Conservation Area).

At site inspection, the applicant advised that the rear range had been a weaving shed, was converted to a Congregational Temple in the 1850s (shown on deeds) and from 1861 to c. 1871 was Ribchester’s first school. 


	Proposed Development for which consent is sought:

LBC is sought for the replacement of 8 existing windows (mostly single-glazed top-openers; front windows have a multi-paned appearance) with 2/2 – pane, vertical-sliding, double-glazed windows.
On day of receipt of the application, the case officer requested “In order to progress with application consideration, I would be grateful for the receipt of detailed drawings of proposed windows (including cross-section drawings) within 10 days of the date of this letter”.
At site inspection, the case officer was advised of the interesting building history and found the apparent survival of original window linings.

On 1 June 2017, standard drawings for double-glazed sash windows (taken from Historic England’s “Traditional Windows – their Care, Repair and Upgrading”) were received.  


	Impact upon the special architectural and historic interest of the listed building, the setting of listed buildings in the street scene and the character and appearance of Ribchester Conservation Area:

In my opinion, consideration to the replacement of modern and ill-fitting windows is to be welcomed. However, the paucity of site-specific information submitted does not assuage my concern as to the detailed impact of the installation of double-glazed windows in this prominent mid-row building and whether there is provenance for 2/2 – pane sashes for a house of this date (the submitted photograph is only clear in the suggestion that No. 10 had multi-paned sashes; original multi-paned sashes have been replaced recently at 29-31 Church Street; recent enhancements to Church Street windows have related to multi-paned sashes). 
I am also concerned that the Borough Council has no details of the state of repair of in situ original linings and how they might be retained within replacement windows. Section 10 (2) (b) of the Planning (Listed Buildings and Conservation Areas) Act 1990 relates.
The domestic-industrial, ecclesiastical and educational use of the rear range suggests a number of possible historic fenestration types (which might include top-opening lights). I am concerned that the significance of those elements of the building affected has not yet been explored sufficient to provide clear and convincing justification for proposed works (NPPF paragraph 128 and 132).
I am mindful of the following which emphasise the need to understand the detailed impact of  fenestration changes to listed buildings: 

The Ribchester Conservation Area Management Guidance (The Conservation Studio consultants; subject to public consultation) identifies:

“External alterations:

The following design guidelines are intended to discourage the continuing loss of original architectural detail which is eroding Whalley Conservation Area’s special character and appearance. Within Whalley Conservation Area, the Council will expect all applications for extensions and alterations to Buildings of Townscape Merit, as identified in the conservation area appraisal, to be particularly carefully considered and only well detailed schemes, using the appropriate traditional materials, will be approved.

The guidance below is not exhaustive and is aimed primarily at unlisted buildings within the conservation area.

Windows: 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.

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”.

NPPG

“Distinctiveness is what often makes a place special and valued. It relies on physical aspects such as: details and materials; style and vernacular” (NPPG ‘Design’, paragraph 20).

“Where appropriate the following should be considered:  detailing – the important smaller elements of building and spaces ” (NPPG ‘Design’, paragraph 23).

‘Traditional windows: their care, repair and upgrading’ (Historic England, February 2017) states:

“Windows are the eyes of a building - they let in light and give views out - and profoundly affect its appearance. In addition, traditional windows bear witness to the artistic, social, economic and technological developments of past ages. Their design and detailing were influenced by contemporary architectural fashion, and reflected the status of a dwelling (and often the individual rooms within it). They were further shaped by factors such as methods of taxation, building legislation and craft advances, particularly in glass manufacture.” (page 3).

“Replacing a window of inappropriate pattern or material:
Where a window that diminishes the significance of the building, such as a PVCu window or an ‘off the peg’ timber window of an inappropriate pattern, is to be replaced the new window should be designed to be in keeping with the period and architectural style of the building. It may be possible to base the design on windows that survive elsewhere in the building or it may be necessary to look for examples in other buildings of the same period and style close by. The local planning authority may also be able to offer advice. In some cases this may involve reinstating the structural masonry opening to the correct proportions.

Where the objective is to sustain or enhance the significance of a building by introducing an accurate copy of a historic window which is multi-paned, then single glazing could be required as incorporating double glazing may not be possible due to the size of the glazing bars. Glazing each pane would also reproduce the broken reflections that may be needed. In such cases, draught-proofing or secondary glazing or other compensatory measures to enhance the energy efficiency in other parts of the building may need to be considered”
‘Energy Efficiency and Historic Buildings: Application of Part L of the Building Regulations to Historic and Traditionally Constructed Buildings’ (Historic England, 2011) 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” (page 46).

The Georgian Group Guide No1 ‘Windows’ states: 

“No element does more than the fenestration to enhance the character of Georgian buildings; this is even more relevant to modest terraced houses and country cottages than it is to grander, multi-windowed piles. Yet in recent years the defacing of Georgian buildings by inappropriate modern windows has become more and more commonplace”.

 ‘Seeing is believing’, RICS Building Conservation Journal, January 2014, page 30-31 identifies: 

“New systems - Apart from the loss of fabric, the main issue with double glazing is one of appearance: modern glass is flatter and has different reflective qualities from older hand-blown glass, and the thicker double-glazed units require heavier, less elegant dividing bars than single glazing”.

‘Warmer Bath: A guide to improving the energy efficiency of traditional homes in the city of Bath’ (Bath Preservation Trust and the Centre for Sustainable Energy) identifies:

“Timber double glazing is generally only permitted in listed buildings in Bath where the window being replaced is itself a modern replacement ... However, double glazing may not be approved even for a replacement window if there is a perceived detrimental impact on the significance of the building or the character of the street”.

APP/B1225/E/11/2165202 (Grade II listed house in Dorset, 11 June 2012): 

“As far as traditionally configured modern double glazed units go, these ‘Slimlite’ fixtures offer amongst the closest approximations to traditionally fabricated historic window types available. Their principal distinguishing advantage being the employment of the functional glazing bars, a considerable improvement on those with sandwiched dividers within the unit and with profiled strips applied to their inner and outer faces. However, despite this achievement, it is the apparency of the double-glazed units, with their visible parting bead and the double register of the two panes of glass in each one that identify them as modern fixtures, critically undermining the integrity, character, and so special architectural interest and significance of the listed building”.

APP/Y9507/E/13/2208915 (change 5 replacement windows in listed building, Hampshire; 12 March 2014):

“Due to the enclosed nature of the rear garden there are only very limited views of the rear of the house from the public realm.

It is proposed that the windows would all be of a simple casement style with a single horizontal glazing bar. They would reflect the style and proportion of the recently installed windows to the north façade. The double glazing units would be just 12 millimetres thick and retained externally by putty and, although not shown, I assume traditional sprigs, thus maintaining a traditional putty line. This is not common with double glazing that generally requires timber beading to conceal the seal to the edge of the glazing units. Nevertheless, the installation of double glazing would result in the rebate in both the glazing bars and main framing members of the casement to house the glazing, being more substantial than would traditionally have been the case were the windows to be single glazed.

The Park Authority raises no objection to the removal of the existing windows or to the design and proportion of the replacement of the windows as it considers the existing to be of a poor quality unsympathetic design. Its concern relates solely to the introduction of double glazing as opposed to single glazing here. 

In my judgement double glazing, even slimline glazing as proposed, would appear visually very different to a single pane of glass. This is due to the introduction of a perimeter seal between the edges of the two panes of glass and the required detail changes to the framing members of the casement and glazing bars to receive the thicker glazing units. Further, double glazing also tends to reflect light differently which in turn draws the eye to it. Accordingly, although the proposed design of the windows would far better reflect a traditionally designed and made casement window that would be more appropriate here, these features, while seemingly slight, would make the modern construction of the windows clearly obvious to all but the most casual of observers.
One of the core planning principles of the National Planning Policy Framework (the Framework) is that heritage assets, such as listed buildings and conservation areas, should be conserved in a manner appropriate to their significance, so that they can be enjoyed for their contribution to the quality of life of this and future generations. The fact that double glazed units, which are inherently modern in concept and give a different appearance to single glazing, are proposed in a window designed to replicate a vernacular window does not, to my mind, achieve the objective of restoration as the new windows would simply be a replacement of one inappropriate feature with another. This would fail to better reveal the significance of the asset.

… I have also taken particular note of the results of the projects undertaken in Edinburgh’s Old and New Towns”.

Heritage England ‘Historic Environment Good Practice Advice in Planning Note 2: Managing Significance in Decision-Taking’ (25 March 2015) identifies:

“The cumulative impact of incremental small-scale changes may have as great an effect on the significance of a heritage asset as a larger scale change. Where the significance of a heritage asset has been compromised in the past by unsympathetic development to the asset itself or its setting, consideration still needs to be given to whether additional change will further detract from, or can enhance, the significance of the asset in order to accord with NPPF policies” (paragraph 28).

‘Legal Developments: The Big Issue of Little Harm’ in Historic England Conservation Bulletin No. 73 Winter 2014 which identifies:

“If we are to look after what matters about our historic buildings and sites – their heritage significance – then we need to not just worry about the major proposals for change, but also about the cumulative effect of the small things … Fortunately, heritage planning law and policy is as concerned with the small changes as it is with the big”. 

Guinness (2014) relates to the refusal of LBC for proposed double-glazing in a listed building already having unsympathetic windows. In N. Cameron’s judgement, where the Inspector considered proposed windows to be of equally poor design to existing, this did not undermine the assessment that proposed windows would be harmful; no perversity or irrationality (paragraph 28).

In consideration to NPPG (‘substantial harm is a high test, so it may not arise in many cases’) the harm to the designated heritage assets (listed buildings including setting and conservation area character and appearance) is ‘less than substantial’.  

NPPF paragraph 134 and 132 requires that harm be weighed against any public benefits of the proposal and any harm be clearly and convincingly justified. However, the paucity of information submitted in respect to window design and building holistic energy efficiency considerations makes this difficult.

Following involvement of Head of Planning whilst recognising the concerns expressed in this report it has been accepted that on the basis of the details submitted which include the condition report that the replacement windows which are to be 4 paned  vertical sliding sash that the scheme is acceptable.


	Observations/Consideration of Matters Raised/Conclusion:

I recognise that considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph 132), in consideration to NPPF paragraph 17 (conserve heritage assets in a manner appropriate to their significance), paragraph 60 (reinforce local distinctiveness) and paragraph 131 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness) and on balance given the evidence submitted including the condition report dated 20/7/17 I would recommend that listed building consent be approved.


	RECOMMENDATION:
	That listed building consent be approved.



