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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Replace existing 4 windows (hardwood, single glazed) to the front elevations with hardwood double glazed windows

	Site Address/Location:
	10 Main Street, Bolton-by-Bowland BB7 4NW

		

	CONSULTATIONS: 
	Parish/Town Council

	None

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None

	

	CONSULTATIONS: 
	Additional Representations.

	None

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations 
Policy DME4: Protecting Heritage Assets

NPPF – Chapter 16

Planning (Listed Buildings and Conservation Areas) Act 1990: Sections 16, 66 and 72


	Relevant Planning History:

3/2021/1259 + 1260 - Proposed urgent repairs to roof to protect the historic fabric of the listed building. Existing slates to be reused if possible and if not, reclaimed stone slates will be used. Existing insulation is replaced where damaged by water ingress

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The subject property is a Grade II listed white washed stone cottage sited within the Bolton by Bowland conservation area and the centre of the village. It shares its listing with the adjoining cottage, number 12. Nearby properties including No.s 14, 8, 8a, 4 and 9-11 Main Street are also Grade II Listed Buildings.

The list description identifies:

“Pair of houses, late C19th…No. 10 of two bays having modern windows with plain stone…Listing for group value only”. 

The Bolton by Bowland Conservation Area (2006) identifies ‘No 10 Main Street is one of a number of buildings in which the walls are white and the window surround picked out in black.’


	Proposed Development for which consent is sought:

Replacement of the four front windows. The current windows are white timber framed, single glazing with single top opener. The woodwork on the upper windows is showing signs of deterioration and the inward opening hoppers have been poorly fitted. This is supported by a joiners report. The new windows will be white timber framed, double glazed with a top opener (outward opening) and have very similar profile to the existing. 


	Principle of Development:

The LPA must accord with their duties at sections 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which state:

16. In considering whether to grant listed building consent for any works the local planning authority or the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

66. In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

72. With respect to any buildings or other land in a conservation area, special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.

The NPPF at paragraph 16 sets out expectations with regards to conserving and enhancing the historic environment. Applicants are required to describe the significance of any heritage assets affected, including any contribution made by their setting.

The council should consider any loss of historic fabric to constitute harm, but to make an assessment as to the significance of the asset and apply weight to its conservation accordingly.  

Para 202 of the NPPF States  

Where a development proposal 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 including, where appropriate, securing its optimum viable use.

The proposed works to the listed building would be subject to careful consideration with respect to the duties above and the other material considerations. 


	Impact upon the special architectural and historic interest of the listed building, on the conservation area and on nearby listed buildings

The front exterior is the most important in contributing to the listed group value. The listing was made in 1954 and this refers to No. 10 having modern windows this would suggest they aren’t original but they do have some traditional properties including the single glazed element and slender profile.  In light of their low historic value, their replacement is considered acceptable in principle, and the proposed detail is considered appropriate and would conserve the significance of the designated heritage asset. It is worth noting that the adjoining cottage which shares the listing has upvc windows.  Having regard to para 202 of the NPPPF, whilst the loss of single glazed windows would result in slight harm this is outweighed by the public benefit of visual enhancement of property and local employment. 


	Impact Upon Residential Amenity:

None identified


	Ecology:

None identified


	Highways:

No impact.


	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 Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that listed building consent be granted subject to conditions.


	RECOMMENDATION:
	To grant listed building consent.
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