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	Development Description:
	Listed Building consent for window replacements of all ground floor and first floor windows

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

	

	CONSULTATIONS: 
	Parish/Town Council

	No observations have been raised however, the windows look to be in very good conditions and appear to be newly installed.  It may well be that this is retrospective.  This is just an observation and not an objection.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None required.
	

	

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990. 

Ribchester Conservation Area Appraisal

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

Ribble Valley Core Strategy:

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


	Relevant Planning History:

3/2019/1137 - Replacement of eight windows and one door. LBC refused 11 September 2019. 

3/2019/0582 - Replacement of nine windows and one door. LBC refused 11 September 2019. Proposed to replace 9 modern windows (8 top-opening mock sash; 1 side-opening casement at front 2nd floor) with 24mm unit double-glazed 2/2 pane sash (front 1st and 2nd), double-glazed side-opening casement (front 2nd) and double-glazed side-opening casement (rear) – Refused 11th September, 2019.

3/2019/0368 - Four replacement windows to front and four to the rear, with replacement French doors to the rear.  Windows and doors to be painted white, side-hung casement, double-glazed timber to replace existing stained and painted, top-hung and side-hung casement, double and single-glazed timber windows - Refused 10 June 2019.

3/1995/0096 - Replace windows to front & rear. Rebuild kitchen walls velux window to attic at rear.  Open up former window openings – Approved 4 April 1995. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

No 22 Church Street is a terrace cottage located within the settlement of Ribchester in a residential area. This terrace is made up of late 18th century handloom weaver’s cottages which are constructed of squared sandstone with brick stacks over two storeys with attics.  The terrace fronts Church Street hard up to the back edge of the pavement.

The properties in Church Street have linear rear gardens which adjoin the Queen Elizabeth Playing Fields to the west.

It is within Ribchester Conservation Area and is a Grade II Listed Building together with the rest of this terrace.


	Proposed Development for which consent is sought:

The application is a re-submission of a scheme to replace all the windows to the front and rear elevations of the property. 

The submission differs to the earlier schemes and will introduce proposals to change the existing windows which appear to have been inserted at some point without the benefit of Listed Building Consent.

The proposed window schedule is more reflective of the type and style of windows that would be appropriate for this historic dwelling with timber vertical sliding sash windows in a six over six design of single glazing.


	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:

Nos 16-22 (consecutive) Church Street, Ribchester is a row of Grade II listed, 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.  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 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 list description (22 November 1983) identifies:

‘Part of a row of weavers' houses, late C18th … Nos. 16, 17, 18 and 19 are all of one bay with a door to the right and with 2-light windows with square mullions on the ground and 1st floors (except No. 19 which lacks mullions). A tunnel entrance with semi-circular head and keystone shares the right-hand jamb of the doorway to Nos. 17-19. Nos. 20, 21 and 22 are similar but have only one light to each window. Nos. 21 and 22 are a pair with doorways in the centre separated by a flat-headed tunnel entrance which shares their jambs. Modern glazing throughout, except for the attic window of No. 19 which has fixed small panes. The attic windows of Nos. 20-22 are blocked and a window has been inserted above the last tunnel. Above the tunnel entrance to No. 17 is a plaque 'RHM 1793'

Key Statement EN5: Heritage Assets and Policy DME4: Protecting Heritage Assets aims to allow development which conserves and enhances heritage assets and their settings.

The existing windows with their side opening casements were found to have 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 due to the loss and alteration of important historic fabric and planform and the installation of an incongruous window at the second floor of the rear elevation. 

Nos. 16 to 22 Church Street is a late C18th Georgian terrace. Multi-paned vertical-sliding sash windows would be expected (at least to the Ground and First Floor of the front elevation).

The Ribchester Conservation Area Management Guidance identifies:

“It is important that the design, scale and proportion of new windows should be sympathetic to the character of the building. Glazing bars in old buildings are invariably moulded and slender. Over time, the thickness and moulding of glazing bars, the size and arrangement of panes and other historic window details varied. Care is therefore needed in the repair and replacement of historic windows to ensure works are ‘honest’ and not historically misleading. Details should be appropriate to the date of the building or to the date when the window aperture was made ... Replacement windows: The insertion of factory made standard windows of all kinds, whether in timber, aluminium, galvanised steel or plastic is almost always damaging to the character and appearance of historic buildings”.

The currently installed side-opening casements appear to be without provenance, their implemented form is out of proportion in terms of openings and area out of character with the historic building. 

Therefore, it is considered that the implemented of the proposed replacement windows would be an improvement in respect to the historic development and improves the architectural and aesthetic significance of this listed building.

In terms of tests required of the NPPF the harm to the special architectural and historic interest of the listed building would be less than substantial and would need to be weighed against the public benefits of the scheme.

[bookmark: _Hlk103010435]In this case the public benefits are limited to local contractor work and removing inappropriate windows.  This is considered to be acceptable subject to appropriate conditions. 


	Impact on Residential/Visual Amenity:

The proposed changes to the fenestration would not have any implications for adjoining and adjacent residential properties.

Whilst it is importance to ensure the proposed changes are appropriate in the streetscene the impact on the heritage assets is the most important impact here and this has been full considered above.
 

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duties at section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to national and local plan policies, Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that listed building consent be approved subject to appropriate conditions.

	RECOMMENDATION:
	That listed building consent be approved.
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