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	12/8/2021
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Proposed refurbishment of the existing roof finish.

	Site Address/Location:
	14 Church Lane Whalley BB7 9SY

	

	CONSULTATIONS: 
	Parish/Town Council

	Noted.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Archaeology:
	

	Proposals not detrimental. Do not require any archaeological mitigation (building
recording).

Historic amenity societies:
Consulted, no representations received.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.  ‘Preservation’ in the duties at sections 16, 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]). 

Whalley Conservation Area Appraisal 

Ribble Valley Core Strategy: 
Key Statement EN5– Heritage Assets 
Policy DMG1– General Considerations 
Policy DME4– Protecting Heritage Assets 

NPPF 
NPPG 


	Relevant Planning History:
3/2007/1099 - Alterations to Grade II listed cottage as follows: Removal of 1980's stair, new stair and enclosure, infilling external door, new door in existing opening at rear, alterations to first floor partitions, new Velux rooflights to rear wing and main roof to rear. LBC granted 24/1/2008. The file report identifies “modified since submission (most notably deletion of the new stair and the rear roof lights)”.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘14 and 15, Church Lane’ is a Grade II listed (13/3/1986) “Mirrored pair of houses, part of row, probably early-to-mid C19 alteration of earlier building. Sandstone rubble with roof of slate to No.15, at left, and stone slate to No.14. Each house of one bay. Windows sashed with glazing bars and with plain stone surrounds with hoods. Some evidence of earlier horizontal openings remains” (list description).

The site is within the immediate setting of ‘16, Church Lane’, ‘10-13, Church Lane’, ‘1, 2 and 3 Poole End’, ‘Poole House’, ‘2, 3 and 4 The Square’ (all Grade II) and ‘Church of St Mary and All Saints’ (Grade I).

To the rear of the site is a car park and footpaths/accessways from which public views of the site are obtained.

The Whalley Conservation Area Appraisal identifies:

The non-listed buildings in the Church Lane row to be Buildings of Townscape Merit making a positive contribution to character and appearance and deserving of Article 4 Direction; an Important View from George Street towards the church; the church, Whalley C of E Primary School and the former department store on George Street to be Focal Buildings. 

“The small town is notable for the ruins of a late 13th century Cistercian abbey, part of which is still in use as a conference centre, and for St Mary’s and All Saints’ Church, with its attractive churchyard in which are three Saxon crosses” (Summary of special interest).

“14th century parish church of St Mary and All Saints” (General character and plan form). 

“A number of the larger, more prestigious buildings in Whalley act as focal points in views: St Mary and All Saints Church is the most important one, set in its attractive churchyard … The Maureen Cookson Department Store is a very dominant building, especially when viewed along George Street. 

The dramatic location of Whalley on the banks of the River Calder, and the close proximity of the surrounding hills, provide ample opportunities for stunning views into and out of the town. The most important are marked on the Townscape Appraisal map. Of special note is the significance of the … St Mary and All Saints Church” (Spaces and views)”.

“The layout of Whalley has been shaped by the location next to the River Calder and by building of the Cistercian abbey in the late 13th century … Church Lane is at least 13th century in date, and probably even older. It has changed its course as originally it ran to the north of nos. 1-4 The Square, which date to the mid-17th century. It is now lined with 19th century cottages, some of them listed” (Planform and building types).

“Most of the historic buildings in the conservation area were built as houses, often in a terrace form. The majority of these buildings date to the 19th century and good groups of both listed and unlisted buildings can be seen along Church Lane and facing King Street … The historic buildings of Whalley are mainly built from local stone with stone rubble walls, dressed stone quoins, stone window and door architraves, and stone roofing slates. In the mid-19th century brick, painted render and Welsh slate became more commonplace, reflecting a change in popular taste and the influx of imported materials along the railway. This provides a cohesive and attractive townscape, although the loss of original historic details (windows, doors and sometimes roofs) … adversely affects parts of the conservation area … Whilst stone slate was the usual roofing material for all of the buildings in the conservation area until the mid-19th century, slate was also brought over from Wales and as the century progressed, it became the favoured material. Some of the roofs are laid using decreasing sizes of slate – a “scantle” roof. Although there is no current evidence for thatch it is known from a very early photograph that cottages in The Sands were once roofed using water reeds or straw. One special characteristic of the conservation area are the attractive clay “castle” pots, which can bee seen throughout the centre of Whalley. On note are the indented triangular tops to each pot” (Architectural qualities).

“Within the conservation area are a number of more modest medieval or slightly later buildings of note … a number of 17th century houses: nos. 20-22 King Street; nos. 1, 2 and 3 Poole End” (Listed Buildings).

“The buildings vary, but generally date to the 19th century. They may be modest cottages, or much larger more significant religious or commercial buildings, which are considered to be good, relatively unaltered examples, of their type. The survival of original materials and details, and the basic, historic form of the building, is important. Where a building has been adversely affected by modern changes and restoration is either impractical or indeed, not possible, they are excluded” (Buildings of Townscape Merit).

“There are a variety of modern and traditional paving materials in the conservation area, the most notable examples of the latter being marked on the Townscape Appraisal map. These include the large sandstone slabs on the north side of Church Lane, and similar slabs in the churchyard  … Setted gutters are notable, again on the north side of Church Lane, where they link to the sandstone paving. These appear to be historic. Finally, a very good quality setted driveway leads from Church Lane to the gateway into the Abbey, again probably historic” (Public realm audit).

“Grade II listed 17th and late 18th century houses and cottages facing Church Lane” (The Sands, Whalley Abbey and Church Lane: principal positive features).

“Plastic windows and doors on cottages … in Church Lane” (The Sands, Whalley Abbey and Church Lane: principal negative features).

“Grade I listed buildings … St Mary’s and All Saints’ Church”; “Grade II listed 17th and late 18th century houses and cottages facing Church Lane”; “Sandstone paving (slabs and some setts) in the churchyard, Church Lane” (Strengths: The most important positive features of the Whalley Conservation Area).

“Continuing loss of original architectural details and use of inappropriate modern materials or details.  Many of the unlisted, and some of the listed, buildings in the conservation have been adversely affected by the use of inappropriate modern materials or details. Common faults include … the replacement of stone slate or Welsh slate roofs with concrete tiles … poor quality windows on a listed building (e.g. …nos. 2 and 3 The Square, Church Lane” (Threats to the Whalley Conservation Area).

“The incremental loss of original building materials and detailing has been noted on many of the historic buildings within the Whalley Conservation Area … This will ensure the preservation of unique architectural features and traditional materials by requiring an application for planning permission before carrying out any work. The buildings which are proposed for inclusion within the Article 4 Direction are … Nos. 1-9 (consec) Church Lane … The kinds of work which it is proposed to control include …  Installation of new windows and doors … Alterations to the roof, including changing the roof materials and installing rooflights” (Article 4 Direction). 

The submitted Heritage Statement identifies:

“The grey slate roof to no.14 is an unusual survival within the houses on Church Lane, and contributes considerably to the significance of both the house itself, and of the conservation area, as the neighbouring properties have all been given blue slate roofs, most likely to replace similar grey slate during the course of the 20th century” (4.2).

	Proposed Development for which consent is sought:
The submitted Heritage Statement identifies:

“The proposal is to remove the grey slate and re-lay it, to both the main roof, and to the rear extension. Any shortfall due to delamination etc would be made up with matching, salvaged slate. Where necessary, new membrane and battens would be laid, and the roof structure repaired with an absolute minimum of intervention”.

“The repairs to the roof are essential for the maintenance of the property, which has internal evidence for water ingress, in part at least due to the downward deflection of the slates (as noted in the structural report)”.

“It is also proposed to insert two small, conservation-style roof-lights to the rear pitch of the main roof”.

A submitted structural appraisal report recommends the replacement of the stone slabs with a lighter slate to alleviate future visual distortion of the roof and associated potential leaks. This proposal was included within the original development description but has subsequently been deleted by the applicant.

A submitted photograph identifies “water damage” to the interior. The applicant has been encouraged to include an assessment of this damage so that any repairs to the roof structure can be considered at roof surface material renewal (the photo originally submitted was annotated “internal view showing structural distress and water damage”). The structural appraisal identifies “I have not inspected woodwork or any part of the structure which is inaccessible therefore I cannot report that such part is free from defect”. However, an addendment to the report identifies consideration to this issue once the roof cover material has been removed.


	Impact upon the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Whalley Conservation Area:

The proposed work to address roof deflection and prevent further water damage is welcomed.

The rear roof slope is an important and interesting survival of vernacular stone slate roofing and is prominent in important views within the conservation area and the setting of nearby listed buildings. The proposed roof lights are incongruous and conspicuous (high up on the roofslope; ‘in-line’ resulting in a formal appearance) and harmful to the special architectural and historic interest of the listed building, the setting of nearby listed buildings and the character and appearance of Whalley Conservation Area.

It is not clear from the submitted information how far the rooflights would project from the roof surface or whether rooflight sizes have been chosen to fit between the existing principal members of the roof structure and minimise loss of important historic fabric.

NPPF paragraph 200 requires “any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification”. The submitted information provides no discussion in this regard. The submitted information suggests that the property is open to the roof and some lighting of room spaces is already provided by windows in the first floor external walls. 

NPPG states that “substantial harm is a high test, so it may not arise in many cases”. The rooflights to the rear elevation are harmful to a single element (albeit prominent) of the listed building fabric which is proposed for renewal/refurbishment. Works affect only part of the conservation area and only some views of other listed buildings. Harm is ‘less than substantial’. 

NPPF paragraph 202 requires that ‘less than substantial’ harm be weighed against any public benefits of proposals including, where appropriate, securing its optimum viable use. The proposed repair of the roof (does not appear dependent on the provision of rooflights) and contractor employment are public benefits but do not outweigh the harm to the special architectural and historic interest and setting of the listed building.

The following information has also been considered.


The Whalley Conservation Area Management Guidance identifies:

“Roofs: The roof is nearly always a dominant feature of a building and the retention of its original structure, shape, pitch, cladding and ornament is important. Traditional roofing materials should be retained. New materials should match existing”.

“Slates and tiles (general): Some slates and stone slates are laid to diminishing courses. The character of such roof coverings should not be damaged by a radical change in the range of slate sizes. The pattern and coursing of different roofing materials are distinctive features and should be retained”.

“Stone roofing slates: Stone slate roofs are a fundamental part of the distinctive local character of vernacular buildings in Ribble Valley. The character of the roof is derived principally from the colour and texture of the stone slates, their size, thickness and roughness. They are often laid in courses diminishing in size from the eaves to the ridge. Correct detailing of a roof – its pitch and the treatment of the eaves, valleys and ridges– not only creates the character of the roof but also ensures that the roof performs satisfactorily”.

‘Making changes to heritage assets’ (Historic England, 2016) identifies:

“The main issues to consider in proposals for additions to heritage assets … It would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting” (paragraph 41).

“The historic fabric will always be an important part of the asset’s significance … It is not appropriate to sacrifice old work simply to accommodate the new” (paragraph 42).

“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 … New openings need to be considered in the context of the architectural and historic significance of that part of the asset and of the asset as a whole” (paragraph 43).

“The insertion of new elements such as doors and windows, (including dormers and roof lights to bring roof spaces into more intensive use) is quite likely to adversely affect the building’s significance. Harm might be avoided if roof lights are located on less prominent roof slopes. New elements may be more acceptable if account is taken of the character of the building, the roofline and significant fabric … In some circumstances the unbroken line of a roof may be an important contributor to its significance” (paragraph 48).

‘Alterations to Listed Buildings’ (IHBC, 2021) identifies:

“A building derives much of its character and appearance from its roof. Roofs often contain the oldest and least altered parts of a building. Alterations should respect what survives in its original form and any later positive evolutionary changes of definite quality should also be retained and not altered” (5.1.1).

“Additional rooflights require very careful consideration and are best if limited in number and located in inconspicuous positions. To ensure the minimum necessary alterations to historic fabric the rooflight sizes should be chosen to fit between the existing principal members of the roof structure” (5.11.6).


	Bats:
The RVBC Countryside Officer confirmed at validation stage that no bat survey was required to be submitted with the application (13/5/2021).

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that listed building consent be refused.

	RECOMMENDATION:
	That listed building consent be refused for the following reason:

The proposed rooflights are incongruous and conspicuous in the prominent stone slate roof and harmful to the special architectural and historic interest and setting of the listed building.
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