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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Listed Building Consent for proposed porch to rear.

	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

2023/0575:
Listed Building Consent for replacement of existing timber windows to rear elevation with new timber windows – 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 Listed Building Consent for a proposed porch to the rear. The porch would incorporate an Oak timber frame and pitched slate canopy, 2320mm in height to the eaves and 3280mm in height to the ridge. 


	Principle of Development:

As the proposed works fall within the bounds of Listed Building Consent, it is only possible to assess this application 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

In this sense, the sensitive context in which the site sits is noted and it is necessary to ensure compliance with EN5, DME4 and the guidance found within the NPPF. It is noted the works pertain only to the provision of a porch to the rear elevation. 

The existing rear elevation of the Listed Building (including the adjacent attached dwellings) incorporates a number of features that provide positive visual amenity, and which contribute to the historic fabric of the building. One of these features is the layout of the fenestration, which is staggered and seemingly random, complete with stone heads and modern opening styles. The existing timber rear door also incorporates a stone head, and it is noted that there is no external projection on any element of the existing rear elevation and a minimal amount of modern domestic miscellanea which emphases the strong flat elevation. As such there can be a good amount of historic fabric and character attributed to this rear elevation.

The provision of an Oak timber porch would introduce a new and only projecting feature to this flat elevation, incorporating a pitched roof where there is clear existing horizontal patterns (notably through the provision of prominent window heads). The frame detailing is fairly ornate and would obscure the existing stone hear over the door. The pitched roof would interfere partially with the stone head over the adjacent ground floor window. The porch would draw attention away from the historic character of the rear elevation and result in a change to historic fabric. As such this new feature would lead to less than substantial harm (considered to be moderate level) to the significance of a designated heritage, and so the harm needs to be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use. 

In this case, limited public benefit has been identified with the porch in so for as supporting short term  employment in its construction, and providing a private benefit to the home owner by offering some shelter from the elements. The proposal is not considered to contribute towards securing the building’s optimum viable use given it has stood without the porch since approximately 1745. As such the proposal is considered to fail the test outlined in NPPF Paragraph 202 and is not considered compliant with KS EN 5 and CS DME4, as well as CS Policies DMG1 and DME2.  


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	

	That listed building consent be refused for the following reason(s).

	01:
	The proposal, by virtue of the provision of a new, ornate and inherently discordant projecting feature to the rear elevation, does not preserve or enhance the significance of this Grade II Listed Building. There are no public benefits that outweigh or justify the less than substantial harm identified. As such the proposal fails the test outlined in NPPF Paragraph 202 and is not considered compliant with Ribble Valley Core Strategy Key Statement EN5 and Policy DME4.
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