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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for external repairs to right-hand (NE) gable comprising lining stone copings, replacement of chimney flashing, re-rendering, re-pointing and redecoration, internal re-plastering, redecoration and installation of extraction fan and ventilation, gutter and downpipe repairs.

	Site Address/Location:
	4 Alms Houses, Stydd Lane

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections/comments to make. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None required. 

	

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	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 DME4 – Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)
Ribchester Conservation Area Appraisal


	Relevant Planning History:

2021/1211:
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 (Refused)

2014/0531:
Discharge of conditions 2(materials), 3(Method statement re pointing), 4 specifications re fixing handrails), 5(Specifications of redecoration works), 6(specifications of friable stonework descaling), 7 (specification of column repairs)& 8 (Justification for proposed brick and stone cleaning)of planning consent 3/2013/0824 (Conditions Discharged)

2014/0070:
Discharge of conditions 2 (fireplace) and 3 (services) of listed building consent 3/2013/0837 (Conditions Discharged)

2013/0837:
Alteration and refurbishment of internal spaces (Approved with Conditions)

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 (Approved with Conditions)

2013/0647:
Proposed fabric repairs to external masonry including cleaning, re-pointing, redecoration of external joinery and repairs to well. Replacing modern windows with new timber windows. Removing modern tubular handrail and replacing with handrails either side of stair. Alterations to external hard landscaping finishes (Refused)

1994/0324:
Remove existing septic tank, install below ground sewage treatment plant and associated drainage (Approved with Conditions)

1994/0224:
Demolish section of perimeter wall, provide gate & access from car park, new steps & stone wall surround (listed building application) (Approved with Conditions)

1994/0223:
Demolish section of perimeter wall, provide gate & access from car park, new steps & stone wall surround (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of the Alms Houses adjacent to St Peter and St Paul Presbytery Church (GII Listed) and the associated Presbytery (GII Listed). They are accessed off Stydd Lane and have an area of curtilage to the front, side and rear of the dwelling and incorporate 4no. residences. 

The Alms Houses are Grade II* Listed, with the listing reading as below:

‘Almshouses, founded under the will of John Shireburne, who died in 1726. Sandstone ashlar and brick (the sides and rear pebbledashed) with stone slate roof. 2 storeys, unusual for alms houses. The central portion projects with a truncated shaped gable, topped by a cornice. On the 1st floor is an arcade of 3 semi-circular moulded arches with keystones, 2 unfluted Doric columns and 2 similar half columns as responds. The 2 outer openings have stone balustrades. This is approached by a central flight of 16 stone steps, curving outwards at the bottom and having a solid parapet with shaped coping. This is flanked on the ground floor by 2 open door surrounds with cyma mouldings. Behind the arcade on the 1st floor are 3 doors of 2 raised and fielded panels each. On the ground floor, visible through the outer stone doorways, are 3 similar doors and 2 sashed windows with glazing bars. On each side of this central portion is one bay of the main building, having sashed windows with glazing bars in plain stone surrounds of quarter-round section. The end gables have copings and chimney caps. At the rear are modern windows with plain reveals.’

Within the curtilage of the Alms Houses sits the Wellhead (GII Listed), and the site sits within the Ribchester Conservation Area as well as the Open Countryside. 


	Proposed Development for which consent is sought:

The proposal seeks Listed Building Consent for external repairs to right-hand (NE) gable comprising lining stone copings, replacement of chimney flashing, re-rendering, re-pointing and redecoration, internal re-plastering, redecoration and installation of extraction fan and ventilation, gutter and downpipe repairs.


	Impact upon Listed Building and Setting

As per KS EN5, the Council states that there will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings with recognising that the best way of ensuring the long-term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance. 

In addition, Policy DME4 states (in regard to Listed Buildings) that ‘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.’

The NPPF (2021) also states at Paragraph 202 that ‘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’. 

Following internal consultation, no objection has been raised with regard to Conservation or the impact of the works on the significance of the Listed Building, although there was an element of concern surrounding the imposition of potential restrictive pre-commencement conditions. As such, following communication with the applicant it has been agreed that repair can take place in a like-for-like manner with regard to the gable render and paint, as well as the inside plaster (modern Gypsum plaster). Specifically, the Council’s internal consultee stated that ‘the testing report previously provided that the analysis had identified cement render and Gypsum plaster therefore, I cannot say that that repairs with ‘like for like’ materials would result in any additional harm to the significance of the listed building and I would be satisfied with this repair approach’.

A condition has also been agreed so that the leadwork to make the elevation watertight can be completed prior to the submission of details related to provision of sample replacement copings demonstrating the mortar restoration system. This is in order to prioritise works related to making the building watertight and mitigating any potential public health impacts, but still ensuring control around replacement copings. 

With regard to all other aspects of the proposal, it consists of appropriate repair work and would meet the statutory test ‘to preserve’, causing no substantive harm to the significance of the Listed Building. 


	Observations/Consideration of Matters Raised/Conclusion:

NPPF paragraph 202 requires that less than substantial harm be weighed against any public benefits of the proposal. Having regard to the duty at section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage asset (NPPF paragraph 199) and in consideration to NPPF paragraph 197 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness) and Ribble Valley Core Strategy Key Statement EN5 and Policies DME4 and DMG1 the development is acceptable.


	RECOMMENDATION:
	

	That Listed Building Consent be granted subject to the imposition of conditions.
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