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	Date Inspected:
	14/06/23
	Site Notice:
	01/09/23
	

	Officer:
	Will Hopcroft
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed new replacement windows to first floor. Resubmission of 3/2023/0363.

	Site Address/Location:
	De Lacy Arms, 61 King Street Whalley

		

	CONSULTATIONS: 
	Parish/Town Council

	No response. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None required. 

	CONSULTATIONS: 
	Additional Representations.

	None 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
Key Statement EC2:	Development of Retail, Shops and Community Facilities
Key Statement EC3:	Visitor Economy

Policy DMG1:	General Considerations
Policy DME4:	Protecting Heritage Assets
Policy DME5:	Renewable Energy
Policy DME6:	Water Management
Policy DMB1:	Supporting Business Growth and the Local Economy

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


	Relevant Planning History:

2023/0363:
Proposed new replacement windows to first floor – Refused

2013/0078:
Removal of 4 no. defective timber windows on the North elevation (Church Lane) and replacement with double glazed uPVC windows of a similar design – Refused

2000/0458:
Advertisement consent for 2 no. Removable chalk boards and 1 no. Spot lit sign – Approved with Conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is comprised of the De Lacy Arms pub, a public house is prominently sited within Whalley Conservation Area at the corner of King Street and Church Lane. The property is adjoined to the south by Jacks of Whalley, and immediately to the west sits the GII Listed Church of St Mary and All Saints, and Sundial. 


	Proposed Development for which consent is sought:

The proposal seeks to replace the windows at first floor level, as follows:
· East elevation facing onto King Street – 3no. replacement Timber windows at 1st floor level
· North elevation facing onto Church Lane – 3no. replacement Timber windows at 1st floor level
· West elevation facing the Church of St Mary – 3no. replacement Timber windows at 1st floor level


	Principle of Development:

The principle of development is required to be secured against KS EC2, as well as Policy DMB1 

EC2 states that ‘development that supports and enhances the vibrancy, consumer choice and vitality and unique character of the area’s important retail and service centres of Clitheroe, Longridge and Whalley will be supported in principle.’

In addition, DMB1 states that ‘proposals that are intended to support business growth and the local economy will be supported in principle.’ 

It is therefore evident from the above that the Local Plan seeks to encourage appropriate retail development within key retail and service centres particularly where the proposals would enhance consumer choice and town centre vitality. In this sense, the replacement of windows that are in a poor state of repair and contribute to level of heat loss within the building is considered acceptable and compliant with the above policies. 

However, there are additional material considerations against which the proposal is to be assessed relating more closely to its impact on the historic environment, as below. 


	Impact upon Listed Buildings and Conservation Area

Context

The De Lacy Arms is identified as a Building of Townscape Merit positively contributing to the conservation area in the Whalley Conservation Area Appraisal, and the King Street Frontage contribute significantly to this part of the CA. The first floors of both King Street and Church Lane retain mid to late 19th Century vertical sliding sash windows. The site sits in the immediate context of the GII Listed Church of St Mary and All Saints, and Sundial and immediately opposite the GII Listed Swan Hotel and the application site is very much read in the context of both Listed Buildings. It is therefore evident from the above that the site sits in an extremely sensitive context both with regard to adjacent listed buildings, and the Whalley Conservation Area. As such there a number of relevant policies, outlined below. 

As per KS EN5, the Council states that there will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings with recognising that the best way of ensuring the long-term protection of heritage assets is to ensure a viable use that optimises opportunities for sustaining and enhancing its significance.

Policy DME4 concerns both Conservation Areas and Listed Buildings – in regard to CAs, it states the following:

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 and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance, and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees, and open spaces will be supported. In the conservation areas there will be a presumption in favour of the conservation and enhancement of elements that make a positive contribution to the character or appearance of the conservation area. 

With regard to Listed Buildings, the policy goes on to state that ‘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.’

The NPPF (2021) also states at Paragraph 202 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’.

Assessment

As the works seek to carry out the replacement of the existing windows to the first floor elevation, utilising like-for-like timber materials and a very similar form (dummy sash as opposed to sash), it is not considered that there would be any harmful impact on the historical significance or character of the adjacent Listed Buildings and Whalley Conservation Area. The proposal is therefore considered compliant with KS EN5 and CS DME4 as well as the guidance found within the NPPF. 


	Other Matters:

It is noted that the application site sits within Flood Zone 3. An FRA has been submitted with the application, and Officers consider that the works are minor and would impact upon the external appearance of the building only, making no change to any issues regarding drainage or surface water. As such the proposal is considered compliant with DME6. 


	Observations/Consideration of Matters Raised/Conclusion:

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 planning consent be granted subject to the imposition of conditions.
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