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	Date Inspected:
	29 March 2019 & 31 July 2019
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application to replace central section of stone mullion. Replacement of existing asbestos cement guttering to 29 and 33 Windy Streets front elevation with cast iron. Re-use of existing cast iron gutter brackets/fixings. Installation of electrical boiler and replacement of 3 radiators and installation of 2 new radiators. Minor pipework alterations. Replacement of poor electrical wiring. Installation of wall ventilation to bathroom and kitchen, with vents out to rear elevation.

	Site Address/Location:
	29 The Almes Howes Windy Street  Chipping  PR3 2GD

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic amenity societies:
	

	Consulted, no comments received.
RVBC Countryside:

Condition/note that in the event of bats being found an ecologist supervise works.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 16, 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).
Chipping Conservation Area Appraisal

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)



	Relevant Planning History:

No formal pre-application advice has been sought in respect to the proposed works.

3/2018/0013 - External repointing using lime mortar, internal re-plastering using lime plaster, replacement of lead flashings to chimney stacks, replacement of damaged stone flags on front and rear roof pitches, removal of part of ridge beam above 29 Windy Street and replacement with new timber. LBC granted 9 March 2018.
3/2013/0577 – Proposed erection of a heritage plaque to the front of the property. To be fixed to the wall using stainless steel rawlbolts that would be fixed into the mortar course so as not to damage the stonework. LBC granted 9 August 2013.

3/2010/0329 – Replacement of two first floor windows on the front elevation with new windows of the same style but double-glazed. LBC granted 22 June 2010.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘John Brabin's Almshouses, 29 and 33, Windy Street’ is a Grade II listed (13 February 1967) building prominently sited within Chipping Conservation Area. The list description identifies:

“2 cottages, formerly 3 almshouses, late C17th, altered. Sandstone rubble with stone slate roof … on the 1st floor, a sandstone plaque with moulded border carved 'JOHN BRABIN 1684'” (list description).

The site is also within the setting of ‘John Brabin’s Old School’, ‘St Mary’s Old School’, ‘Church of St Mary’ and ‘Presbytery of Church of St Mary’ (all Grade II).

The Chipping Conservation Area appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:

An Important View north eastwards from the front of the site; Buildings of Townscape Merit facing the front elevation; Important Trees at the boundary with St Mary’s Church (Townscape Appraisal map).

‘Historic layout and street pattern of Talbot Street and Windy Street’; ‘St Mary’s Church, churchyard, presbytery, former school and environs’; ‘Prevalent use of local stone as a building material’; ‘Architectural and historic interest of the conservation area’s buildings, including 24 listed buildings’; ‘Trees, particularly beside Chipping Brook and in the churchyards of St Bartholomew’s and St Mary’s Church’; ‘Historical association with John Brabin: grade II listed house, school and almshouses’. (Summary of special interest). 

‘The settlement has evolved along the two main thoroughfares through the village with, generally speaking, buildings fronting directly onto the street with rear gardens’ (General character and plan form).

‘John Brabin was a cloth merchant with a shop in the centre of the village who became a local benefactor, founding a school and charity by his will of 1683’ (Origins and historic development).

‘Interesting roofscape’; ‘Windy Street, as it runs south-west from the square, begins as a narrow enclosed route then widens outside nos. 29 &33 (John Brabin’s Almshouses) where, on the opposite side of the road, houses are set back from the road behind small front gardens. From here, a lane drops steeply down to a discreet out-of-the-way area around St Mary’s Roman Catholic Church, beside the brook. St Mary’s Church, Presbytery and Old School were built in 1827. Constructed with ashlar stone and Welsh slate roofs, they have a formal classical appearance quite different to the much earlier vernacular dwellings along Talbot Street and Windy Street. Tall trees overshadow a narrow graveyard and stone boundary wall, railings and a hedge add to the formality of the area’ (Townscape and settlement pattern).
‘Chipping Conservation Area is characterised by stone historic buildings of traditional construction dating mainly from the late 17th century to the early 19th century … The most interesting buildings from the 17th century are associated with John Brabin. Nos.20 & 22 Talbot Street, also known as John Brabin’s House, is inscribed I:B 1668. John Brabin was a London cloth merchant and dyer who died in 1683. He is also commemorated in no. 27 Windy Street (John Brabin’s Old School) and nos. 29 & 33 (John Brabin’s Almshouses)’ (Architectural and historic character).

‘The historic buildings of Chipping are almost exclusively built with local stone … The prevalent use of stone as a building material provides a cohesive and attractive townscape which is part of the village’s local identity … Stone roofing slates would once have been more prevalent but Welsh slate is now the most characteristic roofing material. John Brabin’s Almshouses are roofed entirely with stone slate and have stone slate canopies above the doors … One special characteristic of the conservation area are the attractive clay “castle” pots, which can be seen throughout the centre. Of note are the indented triangular tops to each pot. Together with the variety of roof material, stone and slate laid in a variety of courses, the pots contribute to a lively roofscape’ (Building methods, materials and local details).
‘Mains water only came to the village in 1913 and there are still two wells in the village: the Sally Well opposite the Sun Inn and a well of 1869 besides Brabin’s Old School’ (Local details and features).
‘Insensitive alterations to historic buildings spoiling the conservation area’s strong historic character and appearance’ (Weaknesses: The principal negative features of the Chipping Conservation Area).
‘The steps down to the well beside Brabin’s Old School, which have been patched with concrete, might be more sensitively repaired’ (Sites for development or enhancement).
‘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’ (Threats to the Chipping Conservation Area).



	Proposed Development for which consent is sought:

LBC is sought for the replacement of a front elevation ground floor window stone mullion, replacement of asbestos guttering with cast iron, installation of two (kitchen and bathroom) rear wall vents including removal of fabric, replacement electrical wiring and installation of an electrical boiler system.
The case officer requested further information/clarification on 31 July 2019:

“Stone mullion replacement – I am mindful that the submitted Statement of Significance laments the “replacement of many stone mullions”. Please confirm that repair has first been considered and the reasons for its discounting;

Installation of two 200 x 200 vents in rear stone walling – might the results of the current replacement of modern renders and plasters negate the need for this proposal?

Are existing radiators of significance?”.

The agent responded 31 July 2019:

“A significant amount of the stone mullion central section had already spalled significantly upon removal of the textured coatings and upon closer inspection, touching the mullion itself caused the stone to easily break away back into sand. If this is not addressed, the spalling would continue and eventually the mullion would no longer be structurally sound and require replacement. 

… existing radiators are not of any significance. They are radiators of modern design

…  low ceilings and small windows in wet areas causing inadequate existing ventilation … believe the ventilation would be appropriate, although no doubt the replacement of modern renders and plasters will assist with this ventilation issue to these areas”. 

The case officer requested clarification on 2 August 2019:

“roadside site inspection suggests that externally the mullion appears (to my non surveyor/architect/engineer/stonemason eye) to be in reasonable condition”.

The agent responded 5 August 2019:
“The spalling is mainly internal and is due to the non-breathable textured coating that was previously applied to the internal face of the stone mullion. We believe the spalling is significant to this internal face and runs deeper than is visible internally, as based on previous inspections the sandstone easily broke down back into sand from simple touch. 

Therefore, we would recommend the section of stone mullion replacement before the mullion becomes structurally unsound which could cause further structural issues and would have a serious effect on the significance of the asset”.
The case officer requested clarification on 5 August 2019:

“JYM Drawing 1608.07 shows the whole of the mullion (vertical stone element) in red and shown for replacement rather than just a central element”.
The agent responded 5 August 2019:

“confirm this is the whole of the central vertical element highlighted in red as per the drawing ref JYM drawing 1608.07”.

	Impact upon the special architectural and historic interest of the listed building, the setting of other listed buildings and the character and appearance of Chipping Conservation Area:

The works do result in the loss of historic fabric but this has been identified by the agent as only being that necessary for the proper preservation of the listed building (structural; ventilation). The replacement of asbestos guttering with cast iron is an enhancement to significance.
Photographs of the slobbered render random rubble rear elevation (ventilation louvres) are found at 3/2018/0013 ‘Photo schedule’.

	

	Ecology:

A note is suggested in relation to the discovery  of bats during works.

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that listed building consent be granted.



	RECOMMENDATION:
	That listed building consent be granted.


