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	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for retention of unauthorised replacement of a central heating system including the removal of old cylinder, tanks and piping and insertion of a plastic flue pipe on the front wall. 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	A consultation response from Ribchester Parish Council was received on 12th August 2024 raising no objections.  

	

	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:

3/2008/0722: Proposed removal of glazed roof area over the single storey rear annex and replace with slates to match the existing roof and proposed demolition of short length of wall internally within the dining area (Refused). 

3/1995/0394: Demolition of 2no. internal walls within annex and alteration of certain openings (Permitted development). 

3/1995/0395: Demolition of 2no. internal walls and alterations (application for listed building consent) (Approved). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two-storey mid-terrace dwelling at no.16 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:

Listed Building Consent is sought for the retention of unauthorised work, including the replacement of the central heating system and removal of old cylinder, tanks and piping, and insertion of a plastic flue pipe on the front wall. 


	Impact upon Listed Building and Setting: 

When assessing works to Listed Buildings and their setting, the Local Planning Authority must accord with their duties at Sections 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.’ 

Historic England guidance Making Changes to Heritage Assets (2016) states: 

‘… new features added to a building are less likely to have an impact on the significance if they follow the character of the building … new services, both internal and external, can have a considerable, and often cumulative, impact on the significance of a building and can affect significance if added thoughtlessly … the historic fabric will always be an important part of the asset’s significance … where possible it is preferrable for new work to be reversible, so that changes can be undone without harm to the historic fabric … retention of as much historic fabric as possible is likely to fulfil the NPPF policy to conserve heritage assets in a manner appropriate to their significance.’ 

In a similar vein, the Institute of Historic Building Conservation (2021) advises: 

‘The negative impact of some commonplace external fixtures on the character of a building is often ignored. These include metre boxes, burglar alarms, security lighting, stair lighting sensors, fixed and manoeuvrable video cameras, air source heat pumps, external central heating and other flues and gas supply pipework. Ill-considered proposals for the location of any of these fixtures or several in combination, particularly on principal facades and on small buildings, can have a particularly deleterious impact. They are only appropriate in visually unobtrusive positions where they do not cause damage to existing surface finishes and avoid any significant element of external architectural detail or decoration.’ 

In this instance, the development consists of a replacement central heating system, including the removal of the old cylinder, tanks and piping and insertion of a plastic flue pipe to the principal elevation. 

The submitted Heritage Statement states the previous central heating system was antiquated and inefficient and as a result, a gas service engineer advised the applicant/owner on the necessity of replacing the existing system with a modern system run from a condenser boiler. 

No visible alterations are evident to the interior of the dwellinghouse, with the new boiler system occupying the space created by the removal of the previous water tanks and hot-water cylinder. However, an extraction flue has been installed to the principal elevation of the property, situated within the wall between the existing first floor window and neighbouring residential property (no.15 Church Street). Whilst the addition is afforded a high level of visibility, the applicant notes that all other possible installation points failed to meet regulations and/or were inaccessible resulting in the current position being the only appropriate installation point identified by the installer. In addition to this, the flue is relatively modest in size and scale and has avoided any significant element of architectural detail or decoration featured to the front elevation of the property. The installation also comprises a black detailing which minimises its visual impact when viewed from the street scene. On balance, the flue is considered to have a neutral impact upon the significance of the heritage asset. 

In view of the above, the proposed development does not raise any direct conflict with Key Statement EN5 or Policies DMG1 and DME4 of the Ribble Valley Core Strategy, nor are there any conflicts with the aims, objectives and requirements of Section 16 and 66 of the Planning (Listed Building and Conservation Areas) Act 1990, nor paragraph 205 of the National Planning Policy Framework. 


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