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	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for replacement windows to front elevation.

	Site Address/Location:
	6 Main Street, Bolton by Bowland, BB7 4NW.

		

	CONSULTATIONS: 
	Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest & Sawley Parish Council:
	Consulted 4/1/24 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	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
Policy DMH5: Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act Section 16 & 66

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2019/0169:
Application for works to the roof of a listed building (LBC) (Approved)

3/2014/0324:
Demolish existing lean to rear extension. Construct new single storey rear extension and internal alterations (LBC) (Approved)

3/2014/0323:
Demolish existing lean to rear extension. Construct new single storey rear extension and internal alterations (PP) (Approved)

3/2014/0059:
Demolish existing lean to rear extension. Construct new single storey rear extension and internal alterations (LBC) (Refused)

3/2014/0058:
Demolish existing lean to rear extension. Construct new single storey rear extension and internal alterations (PP) (Refused)

3/1997/0110:
Installation of 2 no. Rooflights and a small window to provide light and ventilation into roofspace and first floor rear bedroom (LBC) (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a terraced cottage property in Bolton-by-Bowland. The application property (also known as Keys Cottage) and adjoining property of No. 4 Main Street (known as Primrose Cottage) collectively form a Grade II Listed Building. The official listing description for Primrose Cottage and Keys Cottage reads as follows: 

GV II Pair of houses, formerly one, 1716. Slobbered rubble with stone slate roof. Two storeys. No. 6 (to the left) of one bay with four-light mullioned windows. The ground-floor one has an inner cyma moulding and outer chamfer, the first floor one being double chamfered. Door to the right. The moulding of the jambs forms an elaborate shape on the lintel. Above is a plaque 'YRY IM 1716'. Lintel and plaque are enclosed by a hood. No. 4, to the right, is of one bay. The ground-floor window is reconstructed, with the remains of chamfered jambs, with a central square mullion and with glazing bars. On the first floor is a four-light double-chamfered mullioned window. The door, with plain stone surround, is to the left. Chimney to the right.

The application premises is situated on a main road location on the Western side of Bolton-by-Bowland village within the Bolton-by-Bowland Conservation Area and Forest of Bowland National Landscape. The area surrounding the premises is predominantly residential and is largely characterised by cottage properties comprising a stone and slate based design. The wider area comprises a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Listed Building Consent is sought for the replacement of the property’s front elevation windows. The works proposed would involve the replacement of six fixed windows (windows W1, W2, W4, W5, W6, W8) and two side opening windows (windows W3 and W7).


	Impact upon Listed Building:

Paragraph 205 of the NPPF states: 

‘When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.’ 

In addition, Key Statement EN5 of the Ribble Valley Core Strategy states: 

‘There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings.’ 

Furthermore, Policy DME4 of the Core Strategy states: 

‘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.’ 

Heritage impact is considered to be the potential level of harm upon the significance of a heritage asset caused by development proposals. The NPPF defines significance as ‘the value of a heritage asset to this and future generations because of its heritage interest’. Such interest can be archaeological, architectural, artistic or historic. 

Statements Of Heritage Significance, Historic England (2019) defines these as follows: 

‘Archaeological Interest: There will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence of past human activity worthy of expert investigation at some point.’ 

‘Architectural And Artistic Interest: Interests in the design and general aesthetics of a place. They can arise from conscious design or fortuitously from the way the heritage asset has evolved. More specifically, architectural interest is an interest in the art or science of the design, construction, craftsmanship and decoration of buildings and structures of all types. Artistic interest is an interest in other human creative skills, like sculpture’.

‘Historic Interest: An interest in past lives and events (including pre-historic). Heritage assets can illustrate or be associated with them. Heritage assets with historic interest not only provide a material record of our nation’s history but can also provide meaning for communities derived from their collective experience of a place and can symbolise wider values such as faith and cultural identity.’

National Planning guidance requires applicants to describe the significance of any heritage assets affected, including any contribution made by their setting in order to allow the LPA to come to a judgment about the level of impact on that significance and therefore on the merits of the proposal. 

A Heritage Statement has been provided in support of the application which details the significance of Keys Cottage as follows:

‘The building clearly justifies its Grade II listing…its interest can be attributed to its age, rarity, the retention of historic fabric, and its rugged vernacular aesthetic. Additionally, it is of ‘group value’ as recognised by the inclusion of “GV II” in the list description.’

Accordingly, the above observations indicate that the significance of Keys Cottage is underpinned through a combination of its architectural interest (mullioned window features, moulding detail of door jambs and plaque above) historic interest (age) and archaeological interest (extant historic fabric).

The property in question dates to the eighteenth century. It is understood that the property’s existing timber window frames are in poor condition which in turn has resulted in problems with respect to energy efficiency, condensation and mould. The application’s supporting information dates the property’s existing timber windows to the second half of the 20th century. The materiality of the windows replaced in the second half of the twentieth century is unknown however the supporting information provided suggests that these would likely have comprised metal framed windows with side-opening sashes by virtue of the building’s eighteenth century origins and the presence of a similar window design being evident within the nearby 17th Century Grade II Listed Building Fox Ghyll. 

These observations appear to be corroborated within the Bolton-by-Bowland Conservation Area Management Guidance (2005) which acknowledges: 

‘Seventeenth century stone mullion windows were normally glazed with leaded lights in a thin metal frame.’ 

The existing property’s front windows offer little contribution to the interest of the building however the slim profile of their frames is an important positive characteristic as these allow for the prevalence of the window’s mullion elements. It is understood that it would be difficult or impossible to maintain equally slim profiles for the side-opening sashes due to the weight of the glass requiring a stronger and more substantial frame. 

Making Changes to Heritage Assets (Historic England, 2016) provides general guidance with regards to the repair and alteration of heritage assets: 

‘The main issues to consider in proposals for additions to heritage assets, including new development in conservation areas are proportion, height, massing, bulk, use of materials, durability and adaptability, use, enclosure, relationship with adjacent assets and definition of spaces and streets, alignment, active frontages, permeability and treatment of setting…the junction between new work and the existing fabric needs particular attention, both for its impact on the significance of the existing asset and the impact on the contribution of its setting… original materials normally only need to be replaced when they have failed in their structural purpose.’

In addition, Guidance on Alterations to Listed Buildings (IHBC, 2021) states: 

‘As a general rule, original doors and windows should be retained. They should be replaced only where they are demonstrably beyond repair and should match the originals, or later historically or architecturally important replacements, in every respect.’

In this instance, supplementary information has been provided in support of the application in the form of photographic evidence which clearly shows numerous defects within the property’s existing windows including decay, missing paint, putty and a missing handle from the 1st floor side-hung sash (window W3), cracking to joints and putty which has resulted in swelling (which would ultimately lead to further decay), difficulty in opening and operating the side-hung sashes due to cracking joints, swelling and distortion and the installation of crudely fixed timber fastenings and modern ironmongery. Furthermore and as stated previously, it is understood that the above defects have resulted in problems with respect to energy efficiency, condensation and mould. Accordingly, it is clearly apparent that the property’s existing windows have failed in their structural purpose and are demonstrably beyond repair therefore their replacement with new windows is considered to be justified.

The works proposed would involve the replacement of the property’s existing single glazed timber framed windows with double glazed steel framed windows. The replacement window frames would comprise a slim and subtle heritage style profile constructed from high grade steel specifically designed for use in stone mullioned windows. As such, the replacement windows proposed would be respectful to the historic character of the building by virtue of their slim and understated profile which would integrate well with the mullioned elements of the property’s window openings. In addition, the window frames proposed would comprise a subtle black detailing (RAL 9005) which would merge well with the black detailing of the property’s existing window mullions and surrounds.

Taking account of the above, the works proposed would be compliant with current heritage guidance and would not result in any harm to the significance of the heritage asset. The works proposed would contribute towards the preservation of the heritage asset and would therefore satisfy the requirements of Section 16 of the Listed Buildings and Conservation Areas) Act 1990, Paragraphs 205 and 208 of the NPPF and Policy DME4 of the Ribble Valley Core Strategy. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposal amounts to repair and maintenance works which in this instance are deemed to be necessary in order to prevent future damage to the heritage asset and futureproof its optimal viable use as a residential dwelling. 

Such approaches are advocated within Making changes to Heritage Assets, Historic England (2016) which states:

‘Good conservation of heritage assets is founded on appropriate routine management and maintenance. Such an approach will minimise the need for larger repairs or other interventions and will usually represent the most economical way of sustaining an asset.’

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


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