
22nd June 2026 

Dear Kathryn 

Re; Application number 3/2025/0738 

I hope you are well. 

Please find below the response to the email you sent on the 4th June 2026. 

I have attached:  

 A revised Heritage Statement 
 The structural engineers report 
 Several photographs to demonstrate how the beams were bowed on the 1st floor. 
 The floor survey for the 1st floor 

History of work undertaken to date; 

The poor quality/damaged floorboards were removed on the 2nd floor to make a good solid base for the dental chair, 
the floor needed to be raised slightly to accommodate the pipe work for the dental chair without disturbing the 
original ceiling. The boards have been safely stored on site and will be used to address any required repairs to, and 
replacement of, oak boards for the wood floor on the 1st floor and any other areas that need repair on that floor and 
staircase. 

A stud lead lined wall will need to put between surgery 4 and 5 on the 2nd floor and plastered with lime plaster. 

The plaster on the 2nd floor was removed over a year ago as it was crumbling and uneven following a leak from the 
chimney- this will be replaced with lime plaster. Any areas that are identified as being repaired with traditional 
cement will be replaced with lime plaster. 

Wood stud walling has been installed to create two rooms on the 2nd floor. These will be plastered with lime plaster. 
Wood stud work around the 2nd floor windows will be removed to ensure that the full extent of the historic Georgian 
windows will be exposed. 

RSJ’s were installed below the original narrow wooden beams on the 1st floor to support the full weight of dental 
chair (and any patient). Please see the structural engineer’s report which justifies their need. They have been 
covered with fire retardant plaster board before and the intention is to plaster over these with lime plaster. A partial 
suspended ceiling will be put up to disguise the RSJ’s and improve the aesthetics. This ceiling will stop short of the 
windows so that the Georgian windows and historic shutters will be visible. 

The flooring on the 1st floor is original wood, it will be left in situ, any repair needed will be done using removed floor 
boards from the 2nd floor. 

Reclaimed stone will be used in the alterations to the ground floor. 

Kind regards 

Julie 
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1. Site Context and Heritage Designation 

The subject properties, 33 and 33a King Street, are located within the designated Whalley 
Conservation Area and are individually identified as Grade II Listed Buildings on the National 
Heritage List for England. The buildings are situated within the historic core of Whalley and 
contribute positively to the character and appearance of the area. 

In line with paragraph 207 of the National Planning Policy Framework (NPPF) (December 2024), this 
statement describes the significance of the heritage asset, the contribution of its setting, and the 
impact of the proposed works. 
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2. Significance of the Heritage Asset 

Whalley is a town of historic and architectural interest, well known for its medieval Abbey and 
Church, and the well-preserved streetscapes that form the Whalley Conservation Area. King Street 
is the main commercial street, and retains a number of 18th and 19th century buildings that give 
the town its distinctive character. 

Number 33 King Street is a Georgian building constructed around 1820, featuring characteristic 
design elements of the period including red brick with sandstone detailing, timber sash windows, 
and a natural slate roof. It was divided into two units in 1985, 33 and 33a King Street. 

Surviving interior features of significance include: 

 The original oak staircase with turned balusters and wreathed handrail in 33 King Street 

 Ground floor plaster ceiling and fireplace in 33a King Street 

 Some original internal doors and oak detailing around the Georgian windows in 33a King 
Street 

In 1991, the unit at 33a obtained change of use from residential use to a dental practice with 
various consents granted for internal modifications. A mixed hereditament operated for several 
years. It became fully commercial before 2000. The historic connection between the two buildings 
was partially restored in 2009 when the attic level was reconnected and, in 2024, planning 
permission was granted for a further reconnection for the reinstatement of an original second-floor 
opening between 33 and 33a King Street. 
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3. Planning Policy Context 

Statutory Duty: 

 Planning (Listed Buildings and Conservation Areas) Act 1990, Section 16(2): In considering 
whether to grant listed building consent, the local planning authority shall have special 
regard to the desirability of preserving the building, its setting, and any features of special 
architectural or historic interest which it possesses. 

 Planning (Listed Buildings and Conservation Areas) Act 1990, Section 72(1): In the exercise 
of planning functions with respect to any buildings or other land in a conservation area, 
special attention shall be paid to the desirability of preserving or enhancing the character 
or appearance of that area. 

National Policy — NPPF (December 2024): 

 Paragraph 207 requires applicants to describe the significance of any heritage assets 
affected, including any contribution made by their setting, proportionate to the asset’s 
importance. 

 Paragraph 210 requires decision-makers to take account of the desirability of sustaining 
and enhancing the significance of heritage assets and putting them to viable uses 
consistent with their conservation, and the positive contribution that conservation can 
make to sustainable communities and economic vitality. 

 Paragraph 212 states that great weight should be given to the conservation of a 
designated heritage asset when considering the impact of a proposed development on its 
significance, irrespective of whether any potential harm amounts to substantial or less than 
substantial harm. 

 Paragraph 213 requires that any harm to the significance of a designated heritage asset 
should require clear and convincing justification. For Grade II listed buildings, substantial 
harm should be exceptional. 

 Paragraph 215 states 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, including securing its optimum viable use. 

 Paragraph 219 states that proposals which preserve or better reveal the significance of a 
heritage asset’s setting should be treated favourably. 

Local Policy: 

 Ribble Valley Core Strategy (adopted December 2014): 

o Key Statement EN5 (Heritage Assets): Seeks to conserve and enhance the 
significance of heritage assets, giving great weight to their conservation when 
determining planning applications. Supports the sustainable use of heritage assets 
where this is consistent with their conservation. 

o Policy DME4 (Protecting Heritage Assets): Requires proposals to demonstrate how 
they will conserve the significance, character, and setting of the heritage asset, 
especially where the proposal affects listed buildings or conservation areas. 
Proposals should be reversible where possible and use traditional and locally 
appropriate materials and methods of construction. 
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 Whalley Conservation Area Appraisal and Management Guidance (Ribble Valley Borough 
Council, 2005/2006): Identifies King Street as a principal character area within the 
Conservation Area, noting the importance of the 18th and 19th century commercial 
buildings and their contribution to the street’s historic character. The guidance emphasises 
the importance of maintaining original fabric, traditional materials, and proportions of 
historic window openings. This proposal is consistent with that guidance. 

The proposal aligns with the statutory duty, national policy, and local planning policy by 
demonstrating a sensitive, reversible, and material-appropriate intervention that conserves and 
sustains the building’s viable use while preserving all key heritage features and contributing 
positively to the Whalley Conservation Area. 
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4. Description of Proposed Works 

The proposal seeks to implement previously approved works (granted October 2024) to reinstate a 
historic second-floor doorway linking 33 and 33a. This reinstatement enables expansion of the 
dental practice, providing a new surgery and waiting area. 

Key elements of the proposal include: 

 Installation of structural steel beams (RSJs) beneath the first-floor ceiling to support the 
concentrated load of dental equipment, including chair and cabinetry, as required by the 
structural engineer’s report. The RSJs are recessed below the existing ceiling level and will 
be encased in fire-retardant plasterboard before being finished with lime plaster, 
protecting both the public and the historic fabric above. 

 Installation of a partial suspended ceiling at first-floor level to conceal the RSJs. The 
suspended ceiling is designed to stop short of the Georgian windows so that the full height 
and character of the window openings remain visible and unobscured. 

 Construction of a timber stud partition between surgery rooms 4 and 5 at second-floor 
level, incorporating lead lining for X-ray shielding as required under current dental 
regulations. The partition will be finished with lime plaster throughout. 

 Removal and replacement of failed second-floor plasterwork. The existing plaster had 
deteriorated as a result of a historic chimney leak and had in places been repaired using 
cement, which is incompatible with the building’s masonry. All replastering will use lime 
plaster to restore breathability and protect the original fabric. Any areas of cement repair 
will be carefully cut out and reinstated in lime. 

 Replacement of damaged and uneven second-floor boards to form a level, structurally 
sound base, with the floor raised slightly to accommodate service runs beneath the dental 
chair. The removed boards are being retained on site and will be used to repair the original 
timber floor at first-floor level and elsewhere as required, ensuring that no original material 
leaves the building. 

 The existing first-floor timber boards are original and will remain in situ. Any repairs needed 
will be carried out using the salvaged boards from the second floor, maintaining the 
material integrity of both floors. 

 Use of reclaimed stone for any alterations and making good at ground-floor level, ensuring 
new work is consistent in character and material with the existing historic fabric. 

 The new timber stud partitions at second-floor level will be plastered with lime plaster and 
set back from the window reveals so that the full Georgian window openings are visible 
from within the rooms. 

All proposed interventions are designed to be fully reversible, use appropriate materials, and 
preserve the legibility of the building’s original layout and features, in accordance with good 
conservation principles. 
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5. Conservation and Structural Justification 

The proposed works represent a considered balance between essential structural requirements 
and high-quality heritage conservation. Decades of deferred maintenance and the effects of a 
historic chimney leak have left areas of the internal fabric vulnerable. These works directly address 
that deterioration rather than compounding it. 

The structural steelwork at first-floor level is strictly necessary to accommodate the concentrated 
load of a dental chair and patient. Its installation has been engineered to avoid any interference 
with the external envelope or the visible historic interior. Encasing the steelwork in fire-retardant 
board before applying lime plaster provides the required fire safety protection without any loss of 
historic character. 

The approach to the floorboards exemplifies the circular material philosophy applied throughout 
the project. Damaged boards at second-floor level, which no longer provided a sound or level 
surface, have been removed and kept safe on site. They will be used to repair the original timber 
floor at first-floor level and elsewhere as needed, ensuring original material is retained within the 
building rather than discarded. The first-floor boards, which are original and undamaged, are 
being left in place. 

Replacing failed and incompatible cement repairs with lime plaster throughout will restore the 
building’s breathability and actively reduce the risk of moisture damage to the underlying 
masonry, a direct conservation improvement over the current condition of the building. 

Converting the second floor into a modern dental surgery, while making the lower floors available 
for letting, creates a sustainable economic model for the building. An occupied, financially self-
supporting listed building is one that will be properly maintained. The long-term benefit to the 
heritage asset of keeping it in active use is significant and should be weighed accordingly. 
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6. Assessment of Impact on Significance 

The proposed internal works are minimal and sympathetic to the historic character of the 
property. No external alterations to the original historic building are proposed . The structural 
intervention has been designed to avoid disturbing visible or historically significant fabric, and the 
restoration of the original doorway contributes positively to the building’s historic integrity. 

The use of traditional materials (lime plaster, salvaged timber, reclaimed stone) and reversible 
construction methods ensures that the proposals conserve and enhance the heritage asset, in 
accordance with the Planning (Listed Buildings and Conservation Areas) Act 1990 and NPPF 
paragraphs 212 and 215, and Ribble Valley Core Strategy policies EN5 and DME4. 

There is no harm to the significance of the listed building or the character and appearance of the 
conservation area. Should any uncovering of concealed historic features occur during works, 
these will be recorded and, where appropriate, retained. 
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7. Public Benefits 

In line with paragraph 215 of the NPPF (December 2024), any less than substantial harm caused by 
necessary structural interventions is outweighed by the clear public benefits of: 

 Reinstating a historic link between two parts of a listed building 

 Supporting the continued viable use of a heritage asset 

 Enhancing local healthcare provision in a sustainable and accessible village centre 
location 

 Retaining and conserving the property in active use, which contributes positively to the 
appearance of King Street and the wider conservation area 
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8. Conclusion 

The proposed works have been developed to ensure minimal intervention and maximum 
preservation of historic fabric. The reinstatement of the original second-floor doorway restores a 
historic connection between the two parts of the listed building and contributes positively to its 
significance. The material approach, lime plaster throughout, salvaged original timber reused on 
site, reclaimed stone at ground-floor level, reflects a genuine commitment to conservation rather 
than mere compliance. 

The proposal aligns fully with both national and local planning policy. By sustaining the building in 
active, economically viable use and addressing years of deferred maintenance with appropriate 
materials, it delivers clear public benefit while leaving the heritage asset in better condition than 
found. 

It is worth noting that various alterations that were not sympathetic to the historic status of this 
building were carried out by previous owners prior to the listing of the property and certainly prior 
to the purchase of this property by the current owner. 

These alterations include the installation of a uPVC door and window on the first floor to the rear of 
the property at 33 King Street as well as the removal and apparent disposal of original internal oak 
doors. 

 

 


































































