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	Application Ref:
	3/2019/0940 (PA)
	[image: ]

	Date Inspected:
	12/11/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Chimney Stack

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections (provided listed building and conservation area rules adhered to and no adverse impact on neighbouring property).

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	RVBC Countryside:
(16/1/20) The submitted bat survey does not relate to the main house roof (only the outshut) and the potential impact of chimney construction on protected species cannot be ascertained.

(14/2/20 re: bat survey submitted 13/2/20) Acceptable. Condition/note required in the event of bats being found during construction.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duty at section 66 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

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:
Pre-application advice was sought in respect to proposed works.

3/2019/0939 - Proposed internal alterations including replacement staircase and bringing attic room back into use; reinstatement of second floor window and chimney stack; alteration to ground floor window opening and insertion of conservation roof light. Under consideration.

3/2006/0334 - Replacement of existing 3no. single glazed Georgian style windows, which have deteriorated and allow moisture to enter. Withdrawn.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
‘25 and 26 Church Street’ is a Grade II listed (22/11/83) building prominently sited within Ribchester Conservation Area. The list description identifies:

“Pair of weavers' houses, part of a row, late C18th … slate roof. 3 storeys … the attic to No. 25 retains its sashed window with glazing bars”.

As part of a row, 26 Church Street is within the setting of ‘23 and 24 Church Street’, ‘16-22 Church Street’ (the list description refers to ‘brick stacks’), ‘61 and 62 Church Street’ (the list description refers to ‘brick gable stacks’)and ‘50-58 Church Street’ (the list description refers to ‘brick chimney caps’) - all Grade II. To the rear is ‘Ribchester Roman Fort’ scheduled monument.

The Ribchester Conservation Area Appraisal identifies:

The Important Views along Church Street to the north and south. A number of adjoining buildings to be Buildings of Townscape Merit making a positive contribution to the conservation area.

“Ribchester village is dominated by rows of handloom weavers' cottages, many of which were built in the late eighteenth century” (Overview).

“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” (General Character and Plan Form).

“There are a large number of characteristically eighteenth-century houses in Ribchester”; “From the late eighteenth century Ribchester became a local centre of handloom weaving … 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” (Origins and Historic Development).

“The playing field on the west side of the village forms the main open space. This area will remain open as it lies in the area of the Roman fort and vicus, and is a Scheduled Monument” (The Character of Open Spaces within the Area).

“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” (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). 

“Continuing loss of original architectural details and use of inappropriate modern materials or details” (Threats). 

The submitted Heritage Assessment identifies:

the top storey of no. 26 has been rebuilt in the 20th century (with its inner leaf of concrete block) (5.1).

There is a first floor window with modern dressings, and the position of a blocked second floor window over it, evident externally as a pair of vertical joints (5.4).

A chimney stack at the north gable has been removed, probably at the same date: the pair of flues it served can be seen inside the house (5.5).


	Proposed Development for which consent is sought:

Planning permission is sought to re-construct the external element of the gable (and end-terrace) chimney stack.

Following site inspection on 12 /11/19 the case officer noted that nearby historic chimneys appeared to be constructed and generally faced in brick (proposed render to match No. 25).

Revised plans were submitted 12/12/19 showing the proposed chimney to be ‘Reclaimed Imperial size facing brickwork subject to conservation officer’. 

The proposed chimney is shown to have two pots of traditional appearance (sympathetic to the varied form of nearby historic chimneys).

At a meeting of 13/2/20 the case officer’s concerns as to the use of reclaimed materials (potential to confuse the historic development of this site). However, it was agreed that the case officer would consider reclaimed brick and chimney pot samples (this was undertaken later on 13/2/20).

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

Paragraph 5.5 of the Heritage Statement provides evidence for the restoration of an external chimney stack.  

No information has been submitted to suggest reasons for chimney removal (noting paragraph 24 of ‘The Making of Changes to Heritage Assets’ HE, 2016 that “Restoration is likely to be acceptable if … the form in which the heritage asset currently exists is not the result of a historically-significant event”). However, this is likely to be a technical rather than an architectural or historical matter. The other considerations at Chapter 2 of ‘Making Changes’ would appear to be largely satisfied in respect to the proposed restoration. Note is also made of SPAB (below) in respect to “localised reinstatement may be justified, but only if carried out for well-considered, practical reasons”.

The Ribchester Conservation Area Appraisal and Management Guidance identifies:

“Roofs: The roof is nearly always a dominant feature of a building and the retention of its original structure, shape, pitch, cladding and ornament is important”.

“Chimney stacks and pots: Chimney stacks are both formal and functional features of the roofscape. In many cases chimneys also perform a vital structural function, and they should normally be retained, even when no longer required. If the stacks become unsafe, they should be taken down and rebuilt to the original height and design. Chimney pots can sometimes be valuable decorative features in their own right, but they are also functional features. A traditional roofscape can be damaged by their removal”.

“Weaknesses: The principal negative features of the Ribchester Conservation Area are … Loss of architectural detail (original windows, doors etc)”. 

In respect to materials and the potential to confuse historic development from the import of historic fabric from other sites, the following references are of interest. 

‘Conservation Principles, Policies and Guidance for the Sustainable Management of the Historic Environment’ (Historic England, 2008) identifies:

“Every place is unique in its combination of heritage values, so, while it is technically possible to relocate some structures, their significance tends to be diminished by separation from their historic location … Relocated structures may also acquire new values in a new location” (paragraph 95).

‘The SPAB Approach’ (SPAB, 2017):

“The SPAB’s ideas stem from the thoughts of John Ruskin. In his ‘Seven Lamps of Architecture’ (published 1849) Ruskin railed against destructive work to old buildings, described at the time as ‘restoration’. Ruskin called restoration ‘a lie from beginning to end’ because it sought to change the character of an old building by erasing the evidence and record of its true history … The SPAB Approach is based on the protection of ‘fabric’ — the material from which a building is constructed. A building’s fabric is the primary source from which knowledge and meaning can be drawn. Materials and construction methods embodied in building fabric illustrate changes in people’s ideas, tastes, skills and the relationship with their locality. Fabric also holds character and beauty; the surfaces, blemishes and undulations of old buildings speak of the passage of time and of lives lived. Wear and tear adds beautiful patination that new work can only acquire through the slow process of 
ageing. Building fabric is precious. A concern for its protection helps ensure that the essence of an old building survives for future generations to appreciate. The SPAB Approach therefore stands against Restorationist arguments that it is possible and worthwhile to return a building to its original — or imagined original — form. Equally, the SPAB Approach generally rejects arguments that original design or cultural associations are more important than surviving fabric. For the Society, protecting fabric allows meaning and significance to be drawn from it by individuals, groups and successive generations.” (page 8 and 9).

“REPAIR NOT RESTORATION: Restoration of the kind opposed by Ruskin and Morris sets out to turn back the clock or to recreate the past. Its often a destructive process and may leave a building without the signs of age or evidence of its past interaction with people. Knowledge of an original design is not sufficient reason for erasing later change, particularly where this change has added positively to a building’s historic interest. Also, the Society believes that damaged or missing elements of a building do not necessarily need to be replaced, except where there is a functional need. Then, small-scale, localised reinstatement may be justified, but only if carried out for well-considered, practical reasons. Reinstatement for the sake of tidiness, or to recreate historic design or detail is at odds with the SPAB Approach” (page 13).

The proposed chimney has an acceptable impact upon the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Ribchester Conservation Area subject to conditions ensuring an ‘honest’ repair (i.e. a condition seeking the use of new but sympathetic materials – new bricks at Imperial sizes; new pots to a traditional form). The agent has agreed to the imposition of pre-commencement conditions (16/1/20).

	Landscape/Ecology:
An information note is required in respect to the possible discovery of bats during construction.

	

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duties at section 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 193) and in consideration to NPPF paragraph 192 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness) and Ribble Valley Core Strategy Key Statement EN5 and Policies DME4 and DMG1, it is recommended that Planning Permission is granted.


	RECOMMENDATION:
	That Planning Permission is granted subject to conditions.
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