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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for replacement of existing timber windows to rear elevation with new timber windows.

	Site Address/Location:
	29 Church Street Ribchester PR3 3YE

		

	CONSULTATIONS: 
	Parish/Town Council

	No response. 

	

	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 EN5:	Heritage Assets
Policy DME4:	Protecting Heritage Assets

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


	Relevant Planning History:

2023/0576:
Proposed porch to rear – Pending Determination

2023/0577:
Listed Building Consent for proposed porch to rear – Pending Determination


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of 29 Church Street, a GII Listed Building sited off Church within the Ribchester Conservation Area. The red-line also includes the paved access and some grounds to the rear of the site, although the application only largely concerns the rear-facing elevation. 

The listing (28 and 29, Church Street) reads as below:

Pair of houses, 1745. Brick with sandstone dressings and slate roof. 2 storeys. Plinth, string course, chamfered quoins and moulded cornice gutter all of stone. No. 29, to the right, of 3 bays with central door. No. 28, to the left, of one bay with the door to the right. The windows have architraves, those on the ground floor having raised and fielded panels carved on aprons. The windows to No. 29 are sashed with glazing bars. Those to No. 28 are modern. Both doorways have architraves and cornices, that to No. 29 having a raised and fielded panel carved on its frieze. The right-hand gable has a stone chimney cap, the left-hand gable a modern cap. Between the houses is a brick cap, set forward of the ridge. At each end of the facade is a lead downspout with 'EEI 1745' cast on each hopper.


	Proposed Development for which consent is sought:

The proposal seeks the replacement of the existing timber windows to the rear elevation, with like-for-like timber windows utilising the same form and materials as existing. 


	Principle of Development:

As the proposed works fall within the bounds of Listed Building Consent, it is only possible to assess the proposal on whether it would harm the significance of the Grade II Listed Building.


	Impact upon the Historic Environment:

Context

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.

Policy DME4 concerns both Conservation Areas and Listed Buildings – in regard to CAs, it states the following:

Proposals within, or affecting views into and out of, or affecting the setting of a Conservation Area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance, and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees, and open spaces will be supported. In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area. 

With regard to Listed Buildings, the policy goes on to state 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’.

Assessment

As the works only seek to carry out a refurbishment and replacement of the existing windows to the rear elevation, utilising like-for-like materials and form, it is not considered that there would be any impact on the historical significance or character of the Listed Building. The proposal is therefore considered compliant with KS EN5 and CS DME4 as well as the guidance found within the NPPF subject to conditions which secure the detailing.


	Observations/Consideration of Matters Raised/Conclusion:

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 the development is acceptable.


	RECOMMENDATION:
	

	That listed building consent be granted subject to the imposition of conditions.
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