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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Render repair works to the gable (defective high level area towards base of pitch and crack repair to RHS of chimney). Redecoration works following completion of the render works to gable only to same colour. Provision of insulated plasterboard and skim to bedroom gable wall complete to eliminate any potential risk of condensation/mould growth. Replacement of garden gate to match existing.

	Site Address/Location:
	Alms Houses Stydd Lane Ribchester PR3 3YQ

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

	Do not wish to comment. Seek the advice of the RVBC specialist conservation adviser.

LCC Archaeology:
No archaeological impact and no comments.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	
Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at section16, 66 
and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment 
[1992]).
            
Ribble Valley Core Strategy:
Key Statement EN5– Heritage Assets
Key Statement EN2: Landscape
Key Statement EC2: Development of Retail, Shops and Community Facilities and Services
Policy DMG1– General Considerations
Policy DME4– Protecting Heritage Assets

NPPF
NPPG


	Relevant Planning History:
3/2014/0070 - Alteration and refurbishment of internal spaces. LBC granted 20/11/2013.

3/2013/0824 - Fabric repairs to external masonry including cleaning/repointing/repairs to well; redecoration of external joinery; removal of modern tubular handrail and replacement with new handrails either side of stair. LBC under consideration.

3/2013/0647 - Fabric repairs to external masonry including cleaning, repointing, redecoration of external joinery and repairs to well.  Replacing modern windows with new timber windows.  removing modern tubular handrail and replacing with handrail either side of stair.  Alterations to external hard landscaping finishes. LBC refused 10 September 2013.

3/1994/0324 – Remove existing septic tank, install below ground sewaage treatment plant and associaged drainage. PP granted 28 June 1994.

3/1994/0224 & 0223 – Demolish section of perimeter wall, provide gate & access from car park, new steps & stone wall surround. LBC & CAC granted 10 June 1994.

3/1988/0329 - Renovation of exterior and interior. LBC granted 19 August 1988.

4/6/5575 - Alterations and improvements. Permission granted 16 April 1962.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Historic England (3/2013/0837) identify “the Grade II* listed Stydd Almshouses were built in 1728 at the request of John Shireburn of Stonyhurst Hall, who died in 1726, for the accommodation of five Roman Catholic Spinsters or widows.  They are described in the Buildings of England Volume for Lancashire North as ‘very curious and very engaging’.  The upper floor is reached by a wide external stair leading to a balcony beneath three arches with unusual gable above.  Within the grounds, as common to almshouses, was a communal well, which in this case is listed in its own right at Grade II.  The Grade II* listed status of the almshouses place them within the top 8% of listed buildings nationally.  Key to the significance of the almshouses is the external appearance including the delightful and unusual design and detailing; the setting including listed well and relationship to adjacent church; and the survival of the internal layout maintaining the understanding of the original purpose of the building”.

The list description identifies “Sandstone ashlar and brick (the sides and rear pebbledashed)”.

The almshouses are within the setting of the well, ‘Church of St Peter and St Paul’ and ‘Stydd Lodge, presbytery to Church of St Peter and St Paul, and attached outbuilding’ (all Grade II).

Stydd almshouses are prominently sited within Ribchester Conservation Area and the open countryside.


	Proposed Development for which consent is sought:
Listed building consent is sought for render repair works and redecoration to the gable, provision of insulated plasterboard and skim to bedroom gable wall (to eliminate any potential risk of condensation/mould growth) and replacement of garden gate to match existing.

	Impact upon the special architectural and historic interest and setting of the listed building:
The submitted information does not clarify the significance of the existing gate (e.g. how old?) or skirting boards to be covered by insulated plasterboard and does not provide assurance in respect to the health (‘breathability’) of the historic building following the use of wall insulation, masonry paint and water-repellant ‘Sovereign Weather-chek Façade Cream’ to a wall of unidentified render type (specification 2d states ‘upon identifying and confirming render type … install new render to match existing in materials and finish’; however, paragraph 1.5 of the Heritage Statement suggests that patch repairs will use lime mortar). Further information has been requested in respect to the ‘breathability’ issue and limited response has been received (see email communication 3/2/2022). 

‘Alterations to listed buildings’ (IHBC, 2021) identifies that it is important to fully understand the consequences of insulation works:

“3.12.2 Adding interior or exterior insulation will affect the appearance and character of the building but it may also create or increase moisture problems in walls … Internal insulation may change the historic proportions of a room, obscure plasterwork and require changes to services, skirting and architraves”.

‘Breathability and old buildings’ (SPAB website) identifies that ‘breathability’ is an important property of building fabric i.e. the extent to which building materials are able to transmit moisture. The speed of moisture loss should ensure that there is no accumulation of moisture which can lead to significant deterioration of building fabric, development of mould growth, infestation, or other form of decay. It is advised that if a manufacturer or supplier makes claims regarding the ‘breathability’ of a particular product it is reasonable to request that they provide details to validate this performance. It is advised that the characteristics of existing materials be considered re: additions, alterations or alternative materials.

In respect to the information submitted, the proposals are harmful to the fabric health of the building and its special architectural and historic interest.

The proposals relate to one wall of the Grade II* listed building and are ‘less than substantial’. Any harm to the listed building requires ‘clear and convincing justification’ (NPPF 200). There is potential public benefit from attention to repairs but the actual benefit has not been established. The public benefit of contractor employment does not outweigh the harm to the designated heritage asset. 


	Ecology:
No information in this regard has been submitted.


	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 and Key Statement EN2 and EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that listed building consent be refused.


	RECOMMENDATION:
	That listed building consent be refused for the following reason:

The proposed wall insulation is harmful to the special architectural and historic interest of the listed building because of its impact to the health ( ‘breathability’) of the historic fabric.
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