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	Officer:
	LH
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed replacement of 45 wooden single glazed multi-shaped windows with double glazed UVPC windows. The UPVC windows to match exact colour, size, shape, pattern to preserve appearance of the building. The lower quarter of the windows on the first floor will open inwards rather than outwards

	Site Address/Location:
	93-97 Lowergate Clitheroe BB7 1AG

		

	CONSULTATIONS: 
	Parish/Town Council

	Clitheroe Town Council have not responded.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	

	CONSULTATIONS: 
	Additional Representations.

	Two objections have been received from third parties raising the following concerns:-

· Whilst improvements are welcome the materials must be suitable
· Application is misleading; like for like replacement will not be possible
· Extensive use of uPVC on a key building in a conservation area will detract from its character.
· No other buildings in the conservation area have changed to uPVC windows on such a scale.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME2 – Landscape and Townscape Protection 
Policy DME4 – Protecting Heritage Assets 

National Planning Policy Framework (NPPF)
Section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990
Clitheroe Conservation Area Appraisal 
Clitheroe Conservation Area Management Guidance



	Relevant Planning History:

No recent planning history directly relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached three-storey building built in 1884 as a place of worship (Methodist Church) within the defined settlement limits of Clitheroe.  The building is identified as a Building of Townscape Merit, also being located within the designated Clitheroe Conservation Area.  The building is of sandstone construction with wooden windows (save for three uPVC ones) and a slate roof. It is currently being used as a place of worship (Mosque) and a part-time religious school (Madrasah). An important corner site located on Lowergate at the junction with Highfield Road. 


	Proposed Development for which consent is sought:

Permission is sought for the replacement of the existing wooden windows with uPVC windows. The application states the existing windows are original and that the new windows will be manufactured to match the size, shape, pattern, design and colour of the original wooden windows so as not to detract from the building’s external appearance. The single glazed unit would be replaced with double glazed.

Further correspondence with the applicant has sought further details:-

On 03.2.23 the case officer expressed concerns with the principle of replacing the existing timber windows with double glazed windows and white plastic uPVC frames. The applicant was asked to 
provide a specification of the new windows which shows the precise material colour, texture, depth, width of the frame and a section which shows the window depth including jamb detail. To allow for comparison this detail for the existing windows was also requested. It was also asked whether the existing white uPVC windows are to be replaced.

In response a specification was provided, with options of frame sizes, glazing beads, finishes etc. A follow-up email confirmed material texture to be smooth or wood grain finish, window depth to be 70mm (including 28mm double glazed unit) and outer frame to be either 55mm/67mm/80mm. Photos of a sample window (smooth white finish, chamfered exterior beading and sculptured internal beading) has been provided along with a photographic record of the existing timber windows in situ. It was confirmed that the three existing uPVC frames will not be replaced.


	Impact upon character of Conservations Area- Visual Amenity/External Appearance:

The application relates to a Building of Townscape merit, with the building also being located within the Designated Clitheroe Conservation Area (the historic core character area).  As such Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing the proposal.  In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.



The Conservation Area Appraisal states:

Buildings of Townscape Merit in Clitheroe vary, but generally date to the 18th and 19th century. They may be modest terraces… or much larger and more significant religious or commercial buildings… which are considered to be good, relatively unaltered examples, of their type. The survival of original materials and details, and the basic, historic form of the building, is important. Where a building has been adversely 
affected by modern changes and restoration is either impractical or indeed, not possible, they are excluded but there are few of these within Clitheroe Conservation Area.

The Appraisal identities the loss of original architectural details and inappropriate use of modern materials (such as the replacement of original timber windows with uPVC) as a threat to the conservation area. 

Consideration must be given in respect of the potential for the proposal to result in undue harmful or injurious impacts, not only in respect of impacts upon the parent building but also that of potential impacts upon the wider Conservation Area.

The 45 windows are rectangular, arched or circular. Their distinctive shape, sheer number and prominence on principal elevations (Lowergate and Highfield Road) means they are important to the character of the building. Due to the building’s scale, character, historic fabric and location (being on a corner with good visibility from public vantage points and neighbouring buildings) it does make an important contribution to the significance of this part of the conservation area. 

It is acknowledged that the condition of the existing timber windows is poor and they are in need of repair or replacement. However the removal of historic fabric and replacement with white uPVC windows would result in harmful impacts. The additional information submitted does not demonstrate that a like for like replacement (save for change in material) would be achieved. Nor does it demonstrate why repair is not practical or feasible. It is considered the new window frames, double glazed unit and beading would be more bulky and dominant in the openings, the material more reflective, resulting in an unsympathetic change undermining the inherent character of the building. Indeed the three existing upvc windows in the building which have replaced timber windows (no planning history found) are considered to be harmful, and this harm would be replicated but on a much larger scale. It is further considered that they will be significantly harmful to the immediate and wider townscape and upon the character and visual amenities of the designated Clitheroe Conservation Area.  

Para 200 of the NPPF states any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification. There is no such justification to justify this harm to the conservation area.

Para 202 of the NPPF states where a proposed development will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal. The public benefits from the development namely works to address windows in poor repair, heat loss reduction for users of the building (although no assessment to quantify this has been submitted) and construction employment) have been considered but do not weight against the harm.  

As such the proposal is considered to be in direct conflict with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy and Paragraphs 130, 134, 200 and 202 of the National Planning Policy Framework.

The applicant has drawn attention to other uPVC windows in the conservation area. Planning history cannot be found on all of them. Furthermore the windows (and frames) are less dominant features on their host building and therefore their impact on the buildings and the conservation area is less intrusive. This supports the assertation that each planning application is assessed on its own merit.


	Impact Upon Residential Amenity:

No impacts.
 

	Highways and Parking:

No impacts.


	Landscape/Ecology:

No impacts.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	

	That planning consent be refused for the following reason(s).

	
01:
	
The proposed replacement uPVC windows would result in the introduction of an unsympathetic form of development that fails to positively respond to the inherent character of the area or that of the immediate inherent character of the surrounding roofscape or townscape.  It is further considered that the proposal would significantly undermine and compromise the inherent character of the parent building, which is identified as a building of townscape merit, also being of significant detriment to the character and visual amenities of the designated Clitheroe conservation Area.  As such the proposal is considered to be in direct conflict with Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy and Paragraphs 130, 134, 200 and 202 of the National Planning Policy Framework.
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