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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Proposed replacement windows and doors to change from timber to Upvc

	Site Address/Location:
	Daisybrook Barn Up Bedlam Road Longridge

	

	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None received.
	

	

	
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy: 
Key Statement DS1 – Development Strategy
Key Statement EN2 - Landscape
Key Statement EN3 – Sustainable Development and Climate Change
Key Statement EN5 – Heritage Assets 
Policy DMG2 – Strategic Considerations 
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets 
Policy DME2 – Landscape and Townscape Protection

Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duty at section 16 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]). 

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

	Relevant Planning History:

3/1999/0766 - Single storey extension to rear of property. PP granted 23/11/1999.

3/1994/0593 – Conversion of barn, shippon and outbuildings to two dwellings. PP granted 21/10/1994. 

3/1994/0594 – conversion of barn, shippon and outbuilding to two dwellings. LBC granted 21/10/1994.
3/1991/0333 – Conversion of part redundant barn to house. PP granted 3/10/1991.

3/1991/0332 - Conversion of redundant part barn and shippon into four holiday units. PP granted 3/10/1991.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
New House Farmhouse is a Grade II listed (15/2/1967) ‘Farmhouse, C17th, altered’ (list description). The list description suggests that window opening form is integral to significance. Daisybrook is one of the former farm buildings within the steading (a stone barn immediately adjacent New House Farmhouse). Listed building consent application 3/1994/0594 suggests that Daisybrook may be a curtilage structure to the listed building [section 1(5) of the Planning (Listed Buildings and Conservation Areas) Act 1990; see ‘Listed buildings and curtilage’, Historic England, 2018] although no Heritage Statement has been submitted with the current application in discussion to this matter and the 1991 applications relate to planning permission only.

The site is prominent within the Forest of Bowland AONB (immediately adjacent footpath receptor – FP 34).


	Proposed Development for which consent is sought:
It is proposed to replace all timber windows and doors (including cart door treatment) at the south-west and north-west elevations in plastic.

The applicant drew attention to rot in existing windows at the site inspection and identified that the proposed windows will be painted in the same colour as existing.

No ‘existing’ cross-section details have been submitted for comparison with proposed window frames.

No details of plastic finish have been submitted.

The information submitted suggests the proposed windows will be top-opening mock sashes (some with ‘horns’ and some with bottom sash openers).  

	Impact upon the setting of listed buildings and the cultural heritage of the Forest of Bowland AONB:

The implementation of 3/1994/0593 & 0594 resulted in significant alteration to the barn but its contribution to the setting of the listed building has been retained. The file report identifies that “proposal has been amended to minimise the use of new openings and retention of existing so as to comply with the council’s policy relating to conversion of redundant buildings”. Condition 3 of 3/1994/0593 removes permitted development rights relating to external alterations to the dwelling.

No details of plastic finish have been submitted. However, the proposals introduce a modern material which has a different appearance and visual texture to painted timber i.e. smooth glossy stark, consistent and engineered appearance. Plastic will not weather like painted timber and its synthetic nature is likely to become more apparent with time. Furthermore, the jointing methods employed in uPVC construction are visibly different to those used in timber construction - in the former, styles have mitred joints with a modern and overtly angular appearance whereas, in the latter, mortise and tenon joints are used.

The proposed works to the front and side elevation of the barn will be incongruous, discordant and conspicuous and will not safeguard the setting of the immediately adjacent listed building.

‘Making changes to heritage assets’ (Historic England, 2016, paragraph 15) identifies that windows and doors are frequently key to the significance of a building.
‘Adapting traditional farm buildings’ (Historic England, 2017, page 22-23) identifies of windows and doors that new hardwood joinery that matches the timber species used in the original building will help blend new and existing work. Also, steel window sections can often complement the industrial character of many farm buildings.

‘Traditional windows: their care, repair and upgrading’ (Historic England, 2017, Summary) identifies that windows are particularly vulnerable elements of a building as they are relatively easily replaced, often having a profound affect not only on the building itself but on the appearance of the local area.

‘Traditional windows: their care, repair and upgrading’ (Historic England, 2017, Why are plastic (PVC-u) windows unsuitable?) identifies a difference in appearance and character because of design, detailing and operation.

Core Strategy Key Statement EN5 and Policy DME4 and DMG1 are particularly relevant:

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. This will be achieved through … Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place (EN5).

In considering development proposals the council will make a presumption in favour of
the conservation and enhancement of heritage assets and their settings. Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported (DME4).

In determining planning applications, all development must:
Design: 
be of a high standard of building design which considers the 8 Building in Context
Principles (from the CABE/English Heritage Building on Context Toolkit;

be sympathetic to existing and proposed land uses in terms of its 
… style, features and building materials.

Environment: all development must protect and enhance heritage assets and their settings (DMG1).

The harm to the designated heritage asset is ‘less than substantial’ because it does not affect historic fabric and works are not to the principle building.

The submitted information does not suggest any public benefit from works. However, site discussion suggests that the proposed works are envisaged as contributing to energy efficiency.

‘Traditional windows: their care, repair and upgrading’ (Historic England, 2017, Why are plastic (PVC-u) windows unsuitable?) identifies that complete replacement of plastic windows is often the only viable option (discarded windows end up in landfill sites with the potential for releasing some of the most damaging industrial pollutants); plastic frames are not maintenance free.

It has not been demonstrated that the energy efficiency benefits of replacement new windows cannot be achieved by timber windows.

The public benefits of development (including contractor employment) do not outweigh the harm to the setting of the listed building.


The Forest of Bowland AONB Management Plan (April 2014 - March 2019) identifies “The natural beauty 
of AONBs is partly due to nature, and is partly the product of many centuries of human modification of 
‘natural’ features … The area was designated as a landscape of national significance due to a variety of 
factors, including… The landscape’s historic and cultural associations … The distinctive pattern of 
settlements … Collectively these historic and cultural elements of the environment serve to enrich the 
landscape’s scenic quality, meaning and value”. 

The proposals are contrary to Key Statement EN2 and Policies DMG1 and DMG2 which seek the 
retention of the AONB’s natural beauty including local distinctiveness and vernacular building materials. The historic farm steading is immediately adjacent a public footpath (a visual receptor).

Key Statement EN2 requires: “The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area … As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style … style, features and building materials”. 

Policy DMG2 requires: “In protecting the designated area of outstanding natural beauty … development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the AONB by virtue of its … design, use of material”. 

NPPF 176 also identifies that the conservation and enhancement of cultural heritage is an important consideration in Areas of Outstanding Natural Beauty. 


	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duty at section 66 of the Planning (Listed 
Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and Key Statement EN2 and EN5 and Policy DME4, DMG1 and DMG2 of the Ribble Valley Core Strategy it is recommended that planning permission be refused. 


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

The proposal has a harmful impact upon the setting of the listed building because the windows and doors are incongruous, discordant and conspicuous as a result of the use of a modern material which has a smooth, glossy, stark, consistent and engineered appearance. This is contrary to Key Statement EN5 and Policy DME4 and DMG1 of the Ribble Valley Core Strategy.

The proposal has a harmful impact upon the character of the Forest of Bowland Area of Outstanding Natural Beauty because the windows and doors are incongruous, discordant and conspicuous in the vernacular farmstead building as a result of the use of a modern material which has a smooth, glossy, stark, consistent and engineered appearance. This is contrary to Key Statement EN2 and Policy DMG1 and DMG2 of the Ribble Valley Core Strategy.
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