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	Development Description:
	Listed Building Consent for proposed removal and replacement of stone slates from front and back main roofslopes and existing single-storey rear extension. Addition of two new rooflights to rear extension.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A:
	

	N/A

	No comments. 

	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN4:	Biodiversity and Geodiversity
Key Statement EN5:	Heritage Assets
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
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:

2021/0369:
Proposed refurbishment of the existing roof finish. (Refused – Appeal Dismissed)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a Grade II Listed residential dwelling with the application property forming part of a joint listing (14 and 15 Church Lane List Entry: 1362367).  The building is also within the setting of a number of other Grade II designated heritage assets as follows:

· 16 Church Lane (Grade II): List Entry 1164698
· 10-13 Church Lane (Grade II): List Entry 1317673

With the Church of St Mary and All Saints also being located to the south on the opposing side of Church Lane, with the building being a Grade I designated heritage asset (1164684).  The buildings to which the application relates is also located within the designated Whalley Conservation Area.


	Proposed Development for which consent is sought:

The application seeks Listed Building Consent for the refurbishment of the roof of the dwelling including the replacement of existing sandstone roof-tiles and ridge tiles.  The submitted information states that ‘the proposal is to remove the sandstone flags and replace with a replacement natural stone of diminishing courses to the main house roof and the rear single storey kitchen wing roof’.  With it further being proposed that two conservation-style rooflights will be installed on the roof of the existing single-storey extension at the rear of the property.

The schedule of works proposed and justification in support of the proposed works is as follows:

The roof has been failing in recent years with regard to water ingress in various locations. The works involve the complete removal of the existing stone roof finish to the main house and the lean to roof. The existing battens and membrane are to be removed. 

The existing structure of the roof consists of an oak ridge beam with two oak purlins down either slope of the main house. The internal roof is lined with insulated plasterboard and skim finish between the purlins. The kitchen roof has a single oak purlin and has a partial sloping insulated lining to the lower section and a plasterboard flat ceiling above the purlin. Existing timbers are to be inspected and the rafters are to be adjusted to ensure the 'dips' in the roof are eradicated. 

New breathable membrane and treated battens to be fixed and a Replacement natural stone finish is to be installed across the main house roof and the lean to roof. The stone will be in diminishing courses as the existing arrangement. The ridge tiles are to be replaced with new stone tiles and bedded in mortar. Two conservation type rooflights are to be installed in the rear slope of the single storey rear wing roof (Velux ref CK02 55 x 78cm) All lead flashings are to be investigated and replaced where necessary. The cast iron rainwater gutters and brackets are to remain insitu.


	Impact upon Listed Building(s) and Setting:

The application relates to a Grade II Listed residential dwelling with the application property forming part of a joint listing consisting of 14 and 15 Church Lane (List Entry: 1362367).  with the listing reading as follows:

WHALLEY CHURCH LANE SD 73 NW 2/59 Nos.14 & 15 - GV II

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. Paired doorways have plain stone surrounds with hoods. End chimneys.

The building to which the application relates also falls within the setting of 16 Church Lane (Grade II: List Entry 1164698), 10-13 Church Lane (Grade II List Entry 1317673) and the Church of St Mary and All Saints (Grade I: List Entry 1164684), with the respective listings reading as follows: 

10-13 Church Lane:

WHALLEY CHURCH LANE SD 73 NW 2/60 Nos.10 to 13 (consecutive) - GV II

Four houses, part of row, early C19. Sandstone rubble with slate roofs. 2 storeys. Each house of one bay. Nos. 11, 12 and 13 have modern windows with plain stone surrounds. Doors to left of No.13, to right of No.12 and to left of No. 11, all with plain stone surrounds. No.10 has 2-light modern windows with glazing bars, with plain stone surrounds and central flat-faced mullions. Small window with plain reveals to left of door. Door, at left, has plain stone surround. Chimneys between Nos. 12 & 13 and to right of both No.11 and No.10.

16 Church Lane:

WHALLEY CHURCH LANE SD 73 NW 2/58 No.16 - GV II

House, one of row, early C19. Sandstone rubble with slate roof. 2 storeys, one bay, with facade splayed back towards left to follow line of road. Windows sashed with glazing bars and plain stone surrounds. Door, at right, has plain stone surround. Left-hand gable chimney.

Church of St Mary and All Saints:

WHALLEY CHURCH LANE SD 73 NW 2/56 Church of St.Mary and All Saints 13-2-1967 GV I

Church, C13 with tower added and windows altered later C15. Sandstone rubble with stone slate roofs. Comprises a west tower, a nave with clearstorey and north and south aisles, a lower chancel, a south porch, a north vestry, and a timber north porch added in 1909. The west tower has angle buttresses and an embattled parapet. The bell openings are of 2 trefoiled lights with tracery and hoods. The west window is of 3 trefoiled lights under a pointed head with Perpendicular tracery. 

Below is a moulded doorway with pointed arch. The south aisle has one bay to the west of the porch and 2 to the east. The windows are of 3 lights with rounded heads under a flat head with hood. The 4 clearstorey windows are of 2 cinquefoiled lights. The south porch was rebuilt in 1844 and has a moulded pointed outer doorway. The inner doorway has a moulded pointed arch, and late C12 capitals for angle shafts which are now missing. 2 of the north aisle windows, of 3 and 2 lights, are similar to those to the south. The 3rd, eastern, one is C19 with 2 trefoiled lights. 

The chancel windows are chamfered lancets, with a drip course rising over each light and with a string course at sill level. On the south side are 5 windows, on the north side 3. On the south side are 3 buttresses with gablets, on the north side 2. To the right of the left-hand southern window is a priest's doorway. The east window is of 5 cinquefoiled lights under a pointed head with Perpendicular tracery. Interior has 4-bay arcades with octagonal piers on the south and round ones to the north. The arches are pointed and chamfered in 2 orders. The nave roof, possibly of c.1500, has moulded cambered tie beams, and king posts rising from high collars. Between tie and collar are thin vertical members with traceried heads. Intermediate principals have no ties, but high arch-braced collars with king posts. The chancel roof has high arch-braced collars with king posts. 

The lower purlins have large curved wind braces. The chancel arch is pointed, of 2 rounded orders with moulded imposts and responds. The triple sedilia have pointed arches springing from round shafts with moulded caps and bases. Adjoining these to the east are a piscina and credence table, the latter with trefoiled head. Among the wall tablets is a memorial to Dr.T.D.Whitaker (died 1822). The east window has glass inserted in 1816 depicting shields of arms of local families. 

The east window of the south aisle was designed by Augustus Welby Northmore Pugin in 1847. The interior contains a large quantity of early woodwork. The C18 west gallery was reconstructed in 1909 and carries an organ with a case made in 1729 for Lancaster church. The pews, although re-arranged, are mostly C17 with shaped tops to the bench ends. At the west end of the north aisle are the churchwardens' pew and the constable's pew (dated 1714), both moved to their present positions in the C20. At the east end of the nave, on the south side, is St.Anton's cage, with elaborately carved woodwork and dates '1697' and '1830', the latter dating a restoration when 2 doors were substituted for one. 

The cage incorporates earlier dated panels. To its east is the 'medieval pew' with a front of carved tracery decoration. To the north is the Starkie pew, dated 1702. The north and south chapels have screens which are partly medieval. The chancel screen is a C15 rood screen which was restored in 1864. The 22 choir stalls are dated by the initials 'W.W.' to between 1418 and 1434. They were extensively restored in 1866 and have elaborate carved canopies and a very fine series of misericords.

As such, in assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from the proposed development.

Key Statement EN5:

In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.

This will be achieved through:

· 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.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

Policy DME4:

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

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.

2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST

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.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.

Policy DMG1:

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 criterion 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.
2. 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.
3. 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

3. All development must protect and enhance heritage assets and their settings.

Planning (Listed Building and Conservation Areas) Act 1990:

Given the proposal relates to a Grade II Designated Heritage Asset, special regard must also be given to the statutory duties imposed on the authority, pursuant to national legislation, particularly in respect of the preservation and enhancement of such assets.  

The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 (as amended by s.58B (1) of Levelling-up and Regeneration Act 2023) is to preserve or enhance the special character of heritage assets, including their setting.  As such, in determining applications that affect designated heritage assets, the authority must consider the duties contained within the principle Act which states the following;

Listed Buildings – Section 66(1) (as amended by s.58B of Levelling-up and Regeneration Act 2023): 
In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving or enhancing the building or its setting.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

Listed buildings - Section 16 (2) (as amended by s.58B of Levelling-up and Regeneration Act 2023):
In considering whether to grant listed building consent for any works to a listed building the local planning authority shall have special regard to the desirability of preserving or enhancing the building.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

National Planning Policy Framework (December 2024):

The National planning Policy Framework (NPPF) sets out further duties in respect of determining proposals that affect heritage assets stating that ‘in determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets assessed using appropriate expertise where necessary. Where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation’.

The Framework sets out further duties in respect of considering potential impacts upon designated heritage assets with Paragraphs 212 – 221 reading as follows:

Considering Potential Impacts:

212:
When considering the impact of a proposed development on the significance 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. 

213:
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. Substantial harm to or loss of: 

a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional; 
b) assets of the highest significance, notably scheduled monuments, protected wreck sites, registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, and World Heritage Sites, should be wholly exceptional. 

214:
Where a proposed development will lead to substantial harm to (or total loss of significance of) a designated heritage asset, local planning authorities should refuse consent, unless it can be demonstrated that the substantial harm or total loss is necessary to achieve substantial public benefits that outweigh that harm or loss, or all of the following apply: 

a) the nature of the heritage asset prevents all reasonable uses of the site; and 
b) no viable use of the heritage asset itself can be found in the medium term through appropriate marketing that will enable its conservation; and 
c) conservation by grant-funding or some form of not for profit, charitable or public ownership is demonstrably not possible; and 
d) the harm or loss is outweighed by the benefit of bringing the site back into use. 

215:
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, where appropriate, securing its optimum viable use. 

216:
The effect of an application on the significance of a non-designated heritage asset should be taken into account in determining the application. In weighing applications that directly or indirectly affect non-designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance of the heritage asset.

217:
Local planning authorities should not permit the loss of the whole or part of a heritage asset without taking all reasonable steps to ensure the new development will proceed after the loss has occurred. 

218:
Local planning authorities should require developers to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any archive generated) publicly accessible. However, the ability to record evidence of our past should not be a factor in deciding whether such loss should be permitted. 

219:
Local planning authorities should look for opportunities for new development within Conservation Areas and World Heritage Sites, and within the setting of heritage assets, to enhance or better reveal their significance. Proposals that preserve those elements of the setting that make a positive contribution to the asset (or which better reveal its significance) should be treated favourably

220:
Not all elements of a Conservation Area or World Heritage Site will necessarily contribute to its significance. Loss of a building (or other element) which makes a positive contribution to the significance of the Conservation Area or World Heritage Site should be treated either as substantial harm under paragraph 214 or less than substantial harm under paragraph 215, as appropriate, taking into account the relative significance of the element affected and its contribution to the significance of the Conservation Area or World Heritage Site as a whole.

221:
Local planning authorities should assess whether the benefits of a proposal for enabling development, which would otherwise conflict with planning policies but which would secure the future conservation of a heritage asset, outweigh the disbenefits of departing from those policies

Assessment of Impacts:

The replacement of the existing stone-roof tile with stone-tile to match the existing (including coursing) is likely to result in negligible impact upon the inherent character, visual amenities or significance of the Listed Building particularly insofar that the scope of works will not result in the loss of fabric that contributes to the significant of the Grade II Listed Building.  However, given no methodology for the works to the primary and secondary roof (rear extension) have been provided, should consent be granted, it is considered appropriate to impose a condition that will require the submission of such information n prior to the commencement of development.

In respect of the introduction of the proposed conservation rooflights on the existing single storey extension at the rear of the property.  The roof plane associated with the extension is afforded a level of visibility from the public realm, particularly from the north from George Street and the public car-park that bounds the property directly to the north.

It is noted that in dismissing a previous appeal (APP/T2350/Y/21/3289487) relating to the application building, in respect of proposed roof-lights on the rear elevation of the main roof of the dwelling, the Inspector concluded that:

‘The rooflights would be seen in the context of the wider row and the other listed buildings there. Despite the roofs of most of the properties in the terrace having been replaced, the rear roof planes remain unchanged and there are no examples of other rooflights or other additions there. Thus the row displays a long and continuous expanse of clear and uncluttered rear roofscapes. This is appreciated from the adjacent car park and in views across that open area from George Street.

The proposed rooflights would be plainly visible in those views, and would appear as intrusive features that would disrupt the clear unadorned rear roofscape of the row. Thus they would undermine the cohesiveness of the terrace and erode its integrity. In doing so they would also detract from views towards the church tower and the other listed buildings in Poole End and The Square.

For the reasons given above, I have found that the proposed works would undermine the historic integrity of the appeal building. The settings of the nearby listed buildings are associated with the historic townscape in this part of Whalley including the traditional buildings there surrounding the church. In unacceptably eroding these elements which contribute positively to the special interest and significance of those buildings, the proposed works would detract from the settings of the nearby listed buildings.’

It is accepted that the Inspector determined unwarranted harm in relation to the previously proposed rooflights, these were previously proposed to be installed on the primary roof of the dwelling, within a roofscape that remains largely free of such introductions.  However, the current proposal seeks the introduction of two rooflights upon the existing rear extension in-lieu of them being installed within the primary roofline.  

As such the rooflights will be afforded a lesser level of visual prominence and will not be read as being part of the primary roofscape, nor be read as an anomalous introduction that would undermine the visual cohesiveness of the existing unadorned primary roofscape, particularly insofar that the rooflights are being introduced on a secondary roof plane on a secondary element of the building rather than within fabric that forms part of the primary element of the building.

In respect of the above matters and taking account of the spectrum of works proposed, it is not considered that the proposed works will result in any measurable harm nor adverse impacts upon the inherent character nor significance of the Grade II Designated Heritage Asset to which the application relates.

The building to which the application relates also falls within the setting of setting of 16 Church Lane (Grade II: List Entry 1164698), 10-13 Church Lane (Grade II: List Entry 1317673) and the Church of St Mary and All Saints (Grade I: List Entry 1164684).  As such, consideration must be given in respect of the potential for the proposed works/alterations to have measurable adverse impacts upon the sitting of the adjacent Designated Heritage Assets 

However, given the proposed works and alterations have been deemed to be sympathetic to and will not result in any adverse measurable impacts upon the buildings to which the application relates, it is not considered that there will be any adverse measurable impacts upon the setting of the neighbouring and nearby Grade I and Grade II designated heritage assets

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN5 or Policies DMG1 and DME4 of the Ribble Valley Core Strategy, nor any significant measurable conflicts with the aims, objectives and requirements of Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 nor Paragraphs 212 – 221 of the National Planning Policy Framework.  Particularly In respect of measurable adverse impacts upon or development that would result in measurable harm to a Grade II Designated Heritage Asset or the setting of adjacent or nearby Grade II Designated Heritage Assets.,


	Impact upon Character/appearance of Conservations Area:

The application site lies within the designated Whalley Conservation Area.  As such, in assessing the proposal, regard must be given to the statutory duties imposed on the authority in respect of the preservation and enhancement of such assets.  

In this respect, at a local level, Key Statement EN5 and Policy DME4 are primarily, but not solely, engaged for the purposes of assessing likely impacts upon designated heritage assets resultant from proposed development(s).

In this respect Key Statement EN5 states that:

There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.

This will be achieved through:

· 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.
· Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and safeguard the character, appearance and significance of the area.
· Considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset.
· Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
· The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such rights would harm the historic environment.

With Policy DME4 stating, in respect of development within conservation areas or those affecting the listed buildings or their setting, that development will be assessed on the following basis:

1: CONSERVATION AREAS

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.

2: LISTED BUILDINGS AND OTHER BUILDINGS OF SIGNIFICANT HERITAGE INTEREST

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.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.

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 criterion that are relevant to the assessment of the current proposal, which state:

In determining planning applications, all development must:

DESIGN

4. 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.
5. 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.
6. 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

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

ENVIRONMENT

4. All development must protect and enhance heritage assets and their settings.

Assessment of Impacts:

In determining potential impacts upon the designated Whalley Conservation Area, the range of works that are likely to result in positive or negative impacts upon the designated area are limited to that of the proposed external works, particularly insofar they will be read from and be visible from the public realm.

In this respect, the replacement of the existing stone-roof tile with stone-tile to match the existing (including coursing) is likely to result in negligible impact upon the character and visual amenities of the area insofar that the scope of works will not result in the loss of fabric that contributes to the inherent character of the Conservation Area.  

In respect of the introduction of the proposed conservation rooflights on the existing single storey extension at the rear of the property.  The roof plane associated with the extension is afforded a level of visibility from the public realm, particularly from the north from George Street and the public car-park that bounds the property directly to the north.

It is noted that in dismissing a previous appeal (APP/T2350/Y/21/3289487) relating to the application building, in respect of proposed roof-lights on the rear elevation of the main roof of the dwelling, the Inspector concluded that:

‘The rooflights would be seen in the context of the wider row and the other listed buildings there. Despite the roofs of most of the properties in the terrace having been replaced, the rear roof planes remain unchanged and there are no examples of other rooflights or other additions there. Thus the row displays a long and continuous expanse of clear and uncluttered rear roofscapes. This is appreciated from the adjacent car park and in views across that open area from George Street.

The proposed rooflights would be plainly visible in those views, and would appear as intrusive features that would disrupt the clear unadorned rear roofscape of the row. Thus they would undermine the cohesiveness of the terrace and erode its integrity. In doing so they would also detract from views towards the church tower and the other listed buildings in Poole End and The Square.

For the reasons given above, I have found that the proposed works would undermine the historic integrity of the appeal building. The settings of the nearby listed buildings are associated with the historic townscape in this part of Whalley including the traditional buildings there surrounding the church. In unacceptably eroding these elements which contribute positively to the special interest and significance of those buildings, the proposed works would detract from the settings of the nearby listed buildings.’

It is accepted that the Inspector determined unwarranted harm in relation to the previously proposed rooflights, these were previously proposed to be installed on the primary roof of the dwelling, within a roofscape that remains largely free of such introductions.  However, the current proposal seeks the introduction of two rooflights upon the existing rear extension in-lieu of them being installed within the primary roofline.  

As such the rooflights will be afforded a lesser level of visual prominence and will not be read as being part of the primary roofscape, nor be read as an anomalous introduction that would undermine the visual cohesiveness of the existing unadorned primary roofscape. 

In respect of the above matters and taking account of the spectrum of external works proposed, it is not considered that the proposal will result in any material nor measurable harm or adverse impacts upon the character nor visual amenities of the designated Whalley Conservation Area.

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN5 or Policies DMG1 and DME4 of the Ribble Valley Core Strategy, nor any significant measurable conflicts with the aims, objectives and requirements of Sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 nor Paragraphs 212 – 221 of the National Planning Policy Framework.  Particularly In respect of measurable adverse impacts upon the character or visual amenities of the designated Whalley Conservation Area.


	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 for Listed Building Consent is recommended for approval.


	RECOMMENDATION:
	

	That listed building consent be granted subject to the imposition of conditions.
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