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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Demolition of an external rear garden stone outbuilding. Building to be replaced with new to provide a hot tub/jacuzzi facility. All materials to match existing

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

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Archaeology:
	

	Not object but archaeological watching brief condition (nearby archaeological works shown evidence of in-situ Roman and later remains between 0.4 and 0.9m below the present ground surface). Outbuilding was intended for storage or to house a privy. Whilst may be contemporary with the house, altered. 

Historic England:
Do not wish to offer any comments. Suggest seeking the views of the RVBC specialist
conservation and archaeological advisers.

Historic amenity societies:
Consulted, no comments received.

RVBC Countryside:
Bat protection condition suggested.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	
Ribble Valley Core Strategy:
Key Statement EN5 – Heritage Assets
Policy DME4 –  Protecting Heritage Assets
Policy DMG1 – General Considerations
Policy DME2 - Landscape and Townscape Protection
Policy DMH5 – Residential and Curtilage Extensions 

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)

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]).
Ribchester Conservation Area Appraisal.


	Relevant Planning History:
3/2021/0417 - Complete demolition of outbuilding at bottom of rear garden. LBC withdrawn.

3/2021/0896 - Demolition of a detached stone outbuilding to the rear of the garden. To be rebuilt using existing materials to create an outdoor hot tub facility. Full consent application under consideration.

3/2014/0414 - Replace rear window located on 2nd floor. New window to be installed of white painted wood with a single opening and double glazing. Design as close to existing design as possible and installed in the same position as the existing. LBC granted 4/7/2014.

3/2011/0583 - Replace first floor rear window with a white painted wooden double glazed window of similar appearance to the existing. LBC granted 5 December 2011.

 3/2010/0584 - Remove (infill) the external doorway located within the alley between properties numbered 21 and 22, and return the property to what is believed to be a more original appearance.  The door is inconsistent with the adjacent five properties which form a group listing. LBC granted 16 September 2010.

3/2006/0666 & 0664 - New single storey rear extension to provide dining kitchen area/extra space at ground floor level within the building. LBC & PP granted 29 September 2006. 

3/1989/0803 & 0804 – Extension to kitchen at rear of property. LBC & PP granted 15 February 1990.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Nos 16-22 (consecutive) Church Street, Ribchester is a row of Grade II listed (one entry in the list) late 18th century weaver’s houses. The adjoining 8-15, 23-4 and 25-6 Church Street are also Grade II listed late 18th century weaver’s houses which form one continuous terrace and are within the setting of 21 Church Street. 

The terrace is at the centre of Ribchester Conservation Area and is also prominent in views from the playing field to the rear. The Ribchester Conservation Area Appraisal (adopted April 2007) identifies the view up and down the front of the row as an ‘Important View’ and the playing field to the rear as a ‘Significant Open Space’ (most of the playing field is also a Scheduled Ancient Monument).

The outbuilding appears to be one of those shown on the 1847 and 1893 OS maps (grouped in pairs at property boundaries).


	Proposed Development for which consent is sought:
Planning permission for relevant demolition in a conservation area is sought for the rear garden outbuilding which is contiguous with the rear boundary wall to the playing field.

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

The Ribchester Conservation Area Appraisal  identifies “Ribchester village is dominated by rows of handloom weavers' cottages, many of which were built in the late eighteenth century” and “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”. The Summary of special interest identifies the importance of the building type and materials to the conservation area: “Handloom weaver’s cottages, including two with cellar loomshops, particularly in Church Street”; “The prevalent use of local building stone”. 

The appraisal warns of the loss and alteration of traditional architectural details: “Loss of architectural detail”; “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). 

Furthermore, the Ribchester Conservation Area Management Guidance identifies the importance of materials to character and appearance:

“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. Traditional roofing materials should be retained”.

“Stone roofing slates: Stone slate roofs are a fundamental part of the distinctive local character of vernacular buildings in Ribble Valley. The character of the roof is derived principally from the colour and texture of the stone slates, their size, thickness and roughness. They are often laid in courses diminishing in size from the eaves to the ridge”.

“Stonework: Alterations to wall surfaces are usually the most damaging that can be made to the overall appearance of a historic building. Alterations or repairs to external elevations should respect historic fabric and match it in materials, texture, quality and colour”.

Therefore, the proposal has a harmful 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 because of the loss of an important element of townscape (traditional materials of stone walling and stone slate roof and form) and contributor to the understanding of the historic use of the weaver’s house (the extent of survival of late C18 domestic weaver’s accommodation is unusual). This is contrary to Core Strategy Key Statement EN5 and Policy DME4 and DMG1.The outbuilding would appear to be part of the listing [section 1(5) of the Act].


The justification for demolition rather than repair is not clear and convincing (NPPF 200). The application form identifies: “restricted head height making access impracticable … there also appears to be a vertical crack in the stone boundary wall with the neighbouring property”. 

The Heritage Statement identifies: “The main issue with the existing outbuilding is that the internal heights do not have sufficient head height to allow a person to stand-up”. 

The Structural Report identifies: “The outbuilding has solid stone walls to a thickness of between 380-400mm to three sides. The stonework has been repointed in areas but is in general in a good state of repair”.

(Conclusions) “The building is no longer of any practical use due to restrictions in head height. There are major concerns relating to the structural integrity of the internal partition wall if any lateral force is applied however the main concern relates to the external wall (with neighbouring property) which has not been constructed correctly and could potentially collapse”. 

Head height is part of character. ‘Making changes to heritage assets’ (Historic England, 2016) identifies “When a building is adapted for new uses, its form as well as its external and internal features may impose constraints. Some degree of compromise in use may assist in retaining significance. For example, headroom may be restricted and daylight levels may be lower than usually expected”.

The outbuilding requires structural repair. However, it is not suggested that the building has to be demolished and cannot be repaired.

The comments of LCC Archaeology are noted in respect to the series of alterations to the structure. This would be expected to a utilitarian historic structure.

NPPG states that “substantial harm is a high test, so it may not arise in many cases”. The proposals relate to a curtilage structure of the listed building and are of ‘less than substantial harm’ to the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Ribchester Conservation Area.

NPPF paragraph 202 requires that ‘less than substantial’ harm be weighed against any public benefits of proposals. Construction employment does not outweigh the harm to the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Ribchester Conservation Area.


	Residential Amenity:
The demolition of the building has no implications for residential amenity.


	Ecology:
The note/condition suggested by RVBC Countryside would be required in the event of approval.

	

	Observations/Consideration of Matters Raised/Conclusion:
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 and Key Statement EN5 and 
Policy DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that planning permission 
be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reason:

The proposal has a harmful 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 because 
of the loss of: important historic fabric; an important element of building 
architecture and townscape and a contributor to the understanding of 
the historic use of the weaver’s house. This is contrary to Core Strategy 
Key Statement EN5 and Policy DME4 and DMG1.
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