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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Planning application to replace eight uPVC windows with four sash and four casement double-glazed timber windows. 

	Site Address/Location:
	18 Church Street, Ribchester, PR3 3XP

		

	CONSULTATIONS: 
	Parish/Town Council

	A consultation response from Ribchester Parish Council was received on 12th August 2024 raising no objection to the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	No representations 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 DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets

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


	Relevant Planning History:

3/2024/0373: Planning Permission to replace eight uPVC windows with four sash and four casement double-glazed timber windows. 

3/2023/0536: Listed Building Consent to regularise demolition of one dormer window and insertion of two velux windows to rear roof slope (Approved). 

3/2023/0537: Planning application to regularise demolition of one dormer window and insertion of two velux windows to rear roof slope (Approved). 

3/2007/0367: Replace existing white uPVC door with oak door. Re-submission (Approved). 

3/2007/0107: Replace existing uPVC door and white uPVC double glazed windows (with lead diamonds) with an oak door and wood effect uPVC double glazed windows (with wood grain finish) (Refused). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two-storey mid-terrace dwelling at no.18 Church Street, situated within the defined settlement area of Ribchester, as well as the designated Ribchester Conservation Area. The row of terraced properties, nos. 16 to 22 inclusive, collectively form a Grade II Listed Building. The official description for nos. 16-22 Church Street reads as follows: 

Part of a row of weavers’ houses, late C18th. Squared sandstone with brick stacks, Nos. 16-19 having a stone slate roof, 20-22 a slate roof. 2 storeys with attics, with plain frieze and continuous stone gutter brackets. 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 shared 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’. 

There are also a number of other listed buildings in the immediate vicinity of the application property, including 8-15 Church Street, 23-24 Church Street, 25-26 Church Street, 61-62 Church Street, White Bull Hotel and Former Stable Adjoining to the North, Mounting Block in front of White Bull Hotel. Ribchester Roman Fort, a Scheduled Monument, is also situated to the rear of the proposal site. 


	Proposed Development for which consent is sought:

Consent is sought for the replacement of all the property’s existing uPVC framed windows with timber frames. This would include the installation of vertical sliding sash windows to the front elevation of the property at ground and first floor, along with a fixed casement window at second floor which would be split into three sections (as current design) with the centre section having a vertical side hung opening. To the rear elevation, a fixed casement window would be included at ground floor, whilst the first and second floor openings would be side hung casement with centre vertical openings. 


	Principle of Development:

The proposal relates to domestic alterations to an established residential property and is therefore acceptable in principle subject to an assessment of the material planning considerations. 


	Impact upon Listed Building(s) and Setting:

When assessing works to Listed Buildings and their setting, the Local Planning Authority must accord with their duties at Section 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which states: 

16. In considering whether to grant listed building consent for any works the local planning authority or the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses. 

66. In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses. 

Accordingly, the proposed works to the Listed Building will be carefully assessed with respect to the duties above.

With regards to proposals for development affecting Listed Buildings, Paragraph 205 of the National Planning Policy Framework states: 

‘When considering the impact of a proposed development on the significant 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.’ 

At the local level, Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy are primarily engaged for the purposes of assessing likely impacts upon the designated heritage asset resultant from the proposed development. 

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

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

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 significant of the heritage asset will not be supported’. 

Policy DMG1 is also engaged in concert with Key Statement EN5 and Policy DME4 insofar that the policy sets out general Development Management considerations, with the policy having a number of inherent criterions that are relevant to the assessment of the current proposal, which state: 

‘In determining planning applications, all development must: 

DESIGN

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
1. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.
1. Consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

AMENITY

1. Not adversely affect the amenities of the surrounding area.

ENVIRONMENT

1. All development must protect and enhance heritage assets and their settings.’ 

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.’

A heritage statement has been submitted in support of the application which states that no.18 Church Street holds significant illustrative value due to its ability to depict the home and working life of Ribchester’s hand weaving population from the late 18th to mid-19th century. The evidential value of the property lies in its retention of its original late 18th century fabric and period features, including sandstone blocks and a stone slate roof. However, some significance has been lost through the replacement of the original windows with modern uPVC frames throughout. As such, it is clearly apparent that the property’s existing window design offers little contribution to the interest of the building and does not reflect the historic or architectural significance of the heritage asset. 

The works proposed would involve the removal of the property’s existing modern uPVC windows and replacement with slimline double-glazed windows with hardwood frames painted in white. The proposed glazing would be between 12mm-14mm in thickness. The two windows to both the ground and first floor of the front elevation will be vertical sliding hardwood sash windows with a central bar, whilst the front elevation attic window and the three windows to the rear elevation would be hardwood casement frames.
There would be no loss of fabric to the building, apart from the existing modern windowpanes and frames, and the surrounding sandstone and detailing will remain intact. 

As such, the replacement windows proposed would be respectful to the historic character of the building by virtue of their slim and understated profile and would improve the scale and appearance of the current windows, subsequently enhancing the historic and architectural character of the property in its existing form. 

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 to the preservation and enhancement of the Listed Building and would therefore satisfy the requirements of Section 16 and 66 of the Planning (Listed Building and Conservation Areas) Act 1990, as well as paragraph 205 of the National Planning Policy Framework and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy. 


	Impact upon Character/appearance of Conservations Area (Where Applicable):

The application property is situated within the Ribchester Conservation Area. With reference to making decisions on applications for development in a Conservation Area, Section 72 of the Planning (Listed Building and Conservation Areas) Act 1990 states that: 

“… special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.”

Moreover, Key Statement EN5 of the Ribble Valley Core Strategy stipulates that all development proposals should respect and safeguard the character, appearance, and significance of all Conservation Areas. 

Furthermore, Policy DME4 of the Ribble Valley Core Strategy states that ‘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.’ 

With specific regard to the application site and its immediate surroundings, the Ribchester Conservation Area Appraisal (2005) identifies the handloom weaver’s cottages, particularly in Church Street and Water Street as contributing to the Conservation Area’s special interest, while the continuing loss of original architectural details and sue of inappropriate modern materials or details is listed as being the primary threat to the designation. 

As stated above, the proposed works are not considered to be harmful to the significance of no.18 Church Street which forms part of the Listed 18th Century row of terraced dwellings, with the proposed replacement windows enhancing the historic and architectural character of the property in its existing form. Accordingly, the proposal would satisfy the aims and objectives of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Building Conservation Areas) Act 1990. 


	Impact Upon Residential Amenity:

The proposal relates solely to the replacement of the existing uPVC framed windows with timber frames, with no additional openings or enlargement of existing openings being proposed as part of the development. In this respect, the works proposed would not result in any undue harm upon the existing amenities of any nearby residents by way of overshadowing, loss of outlook, daylight or privacy. 


	Highways and Parking:

The proposed development would not result in any impact upon existing parking arrangements in the immediate or wider locality and is therefore considered to be acceptable in regard to highway safety and parking.  
 

	Landscape/Ecology:

No ecological constraints have been identified in relation to the proposed development. 


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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