T

1P

2

3201108

fe——
pos,
L)
[N
pome

LA

itects

oh

IWA Ar




i Table of Contents

1 Introduction
2. Contextual Analysis Statement

- Physicai Context
- Sccial Contexd
- Economic Context

3 Heritage Assetl Sialement
4. Planning Statement

- Policy
- involvement

53 Design and Access Statement

- Use

- Amount

- Layout

- Scale
Appearance
Sustainability

- Crime Prevention
- ACCess

Appendix
Existing Hotel Building:
~ Listing Description
- Images of England Historic Recory

Existing Bam & Stables:
- Lisiing Descriplion
~ Images of England Historic Record

The Talbot Hotel, Talbot Street, Chipping

IWA Architectis




1. INTRODUCGCTION The Talbot Hotel, Talbot Street, Cripping

This document is prepared by WA Archilects 1o accompany the Planning and
Listed Building consent application submitted to Ribble Valley Borough Council on
behalf of Tha Talbot Helel at Chipping Lid

The application is seeking consent to demalish the single storev rear extension and
remove the render to the front elevations, repair & repoint the existing stonework;
refurbish dhd internally alter the existing hotet building to provide bar and restaurant
facHilies with Sno. ensuile bedroams,; also 1o canstruct a single slorey exiension
o the rear of the hotel (o create a reception, additional dining space and funciion
room together with ancillary kitchen, servery and siaff facilities; and convert the
existing detached bam and slables to form 1ine ensulle bedrooms ancillary 1o
e use of the overall hotel accommodation.

As this application will involve an element of demolition and alteration o achieve the
desired scheme we have prepared this report in conjunciion with the requiremenis
of PPS5 Policy HES, and in particular Policy HEG 2. We have also made reference
lo Section § of the Government's ‘Guidance on Informaltion Requirements and
Validation” (2010).

In essence, this report is divided info four main sections or stalements:

- Contenciual Analysis Statement
- Heritage Assstl Stalement

- Plamning Statement
- Dasign and Access Statement 0 1 1 0 8 2 1 P

Each of these statements is reliant upon the other {o inform the design decisions
at each stage of the project development

The text also cross-references io stand-alone documenis - either provided by othey
consultants as part of the overall application, or previous documents produced
by the Local Authority. This is to avold lengthy repetition of previously produced
deseriptions or text

IWA Architects | ' 3




2. _CONTEXTUAL ANALYSIS STATEMENT

PHYSI

AL TEXT

The village of Ghipping is situated on the slopes above the River Loud. ltis approximately
10 miles west of Clitheroe Town Centre and 10 miles northeast of Preston City Centre.
The markst towns of Longridge and Clitherce fie to the south and west respectively It
sits within the Ribble Valley Area of Outstanding Natural Beauty (AONB)

The gite of the Talbot Hotel is siiuated in the centre of the vilage of Chipping within the
Chipping Village Conservation Area  The main hotel building wiih its distinct black and
white rendered and painted frontage is very much a key ‘gateway’ building on Talbot
Sheet gntering the village from the Clitheroe direction  The adjoining bamn and siable
biock is more contexiual in the general sheeiscene with ils traditional stone wealls.
Boih buildings are separstely grade Ul listed

Talhot Strest has a distinciive character of clossly spaced terraced bulidings - both
commetcial and residential, with no defined pedestrian pavement areas  The Talhot
Hotel forms a welcome break fram this patiern Setbackfrom the road edgs and flanked
fry its own later addition coach house and the adjoining barn, the cobbled forscowrt has
a walcoming character and forms a focal point for this part of the village.

The exisiing buildings sit to the southeastern boundary of what is a much larger site of
nearly 0 4 hectares  The main site to the rear of these buildings is predominantly #ai,
with a sfight fall towards Chipping Brook which bounds the north sastern side of the
site  Infact each boundery to this site has its own unique charactst which defines and
gives charactet to different areas of the site. The north west boundaty looks towards
the former Berry's furhiture works through a newly crested woodland area, in contrast
i the south east boundary which has a steeply tising embankment up 1o the sione
toundary wall of the adjoining St Bartholomew's Church and churchyard

The rear site iiself is clear of stuctutes and is mainly scrub, with the exception of
an existing sycamore tree to the nottheast of the hotel building The brook is also
hounded by trees giving a dense scresning to properties on the far side of the brook

The Talbot Hotel, Talbot Strest, Chipping
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SOCIAL CONTEXT

The Talbot Holel is one of three pubs in the village of Chipping and has served as an
inn since His construction in the late 18th century  in his Historic Building Assessment,
Stephen Haigh makes reference to the historic basis for public houses at this fime -

"

al that time inns were generally littie different from private houses, and the provision
of hospitalily o locals and fravellers (in the form of food, drink and accommiodation)
would have been carried out as an adjunct to other activifies such as farming . In the
late 1880% the Talbot Inn became the Talbot Hotel. a change which must have been
an attempt to appeal to betfer-off customers. "

i is suggested that the barn has always been part of the Talliot Motel complex providing
the tarming aspect of the business together with potential stabling for guests at the
hotel. There are records available which confirm that farming use continued 2 the site
irdo the middle of the 20th century Including livestock sales in the back yard up to the
1950°s Thete is elso documentary evidence that the south-west of the building was
used as a butchery into the 1960%

Throughout s life, the building has continued to be a public house and hotel - in
various guises  In more recent times i has been owned by a pub and leisure chatn
providing a pub and restawrant, with landlord’s and guest’s accommodation o the
upper floors  This has included some alterations and additions to the buildings to try 16
respond to the changing face of the hospitality cateting and accommodation market
i1 recent years though this has proved ineffective and the company decided to place
the hotel on the market around 2008

ihe curent owners and applicants still see a place for a hotel in the village and
wider valley seiiing, but with faciliies which respond to the modett: tourist and leisure
markets  This is supporied by Chipping Parish Councll through the Parfsh Plan. who
see the tourism benefits to the village of creating a more sustainabie and cohesive set
of uses for the building.

The Talbot Hotel, Talbot Street Chipping
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ECONOMI NTEXT

The current application proposals have 1o be assessed in the immediate context of the
existing use and facilifies provided, but also the wider economic contexis of the viliage
and the Fibble Valley

The current owners have provided a Business Plan with this application which outlines
their ideas for the future uses of the existing buildings in great detail. It suggests that
the previous business modet for the hotel is not visble with current market rands and
requires a significant change in the accommodation provided to achieve a business
which is sustainable fong term  This, by default, will involve signiticant investment
- something which the previous owners were unwilling to do  The primary shift in the
husiness maodel is thai the fulure plans see the development as providing a ‘hotel with
resiawant and function room faciliies” and not a ‘pub with rooms’ as had previously
baen provided This new accommaodation wilt provide a much more holistic set of
facilities which can be used individually but also create a synergy befween uses |
required 1t is a model very prevalgnt in the wider Ribble Valley and has led fo the
ncreasing populatity of the area as a destination for towists as exemplified by the
succese of the Ribble Velley Food Trall

it is this towrism context that the wider economy of the village will also banefit from the
redevelopment of the existing bulldings  In the last vear. the village has been badly hit
hy the continuing effects of the recession with the demise and eveniuat closure of the
fong established HJ Barry furniivre works  In the recent community survey conductad
by the Chipping Parish Counclt as pait of thelr consultation for the Chippiing Plan,
100% of the 181 responses received supported initiatives and proiects which would
segenerate jobs for the immediate community  Thig was further supported by 71.6% of
residents suppotting a B&BHotel/Restaurant/Pub use or the site

i is envisaged that the new facilities will provide employment opoortunities for at least
30 - 34 people, which is the targel set by the Chipping Flan for the whole village o
reblace the jobs lost gt HJ Barrys.

The Tatbot Hotet, Talbot Street, Chipping
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HERITAGE ASSET STATEMENT

55y il

e

it

in accordance with PPB5, Polioy HEGS. T requires the applicant fo provide a description
of the significance of the heritage assets affecied by the proposal and the conlribution
of their seliing to that significance

As parl of the scheme appraisal and design development, our clients appointed
Stephen Haigh {Buildings Archaeologist) to prepare an Historic Buildings Assessment
This provided the following statement to summarise the significance of the heritage
assels:

“The Talbot Hotel was built as a late 18th cenitury inm-cum-fasmhiouse, but shows a
number of different construction phases seemingly related (o lts commercial success,
and i continued in its original purpose info the 21st century, It stands next to a large
barrm with which it has been associaled for most of iis existence, and the Wwo form
imporiant assels both visually and historically af the heart of Chipping village centre,
recognized in their stalus as grade Il listed buildings  Alhough the development of the
haotef overtime has led to the loss of some important aspects, including the main stairs,
nich of its idernal historic character is preserved, paricufarly on the upper floors

i sometinng of a contrast to the Hotel, the barrvs most important historic asset is its
axisticn s iis Intetlor has been almost entirely strigped of fixtures, some of them (of
demonstrable historic inferest) removed in the recent, unauthorised works, hui others
at an earliey, unknown date. As a conssquencs, s significance has diminished, and
now depends for the most pait ondy on its external siructure and appearance, which
@@ in many ways typical of barns in the disirict and the contribution thase make to the
buticing group and the wider village cenlre”

(Stephen Halgh Talbot Hotel Historic Buildings Appraisal June 20113

fn addition 1o the specific heritage report produced by Stephen Haigh other key
docurments ware also consultad regarding the significance of the Talhot Holsel site -
buth in il historic and heritage context

These docuimearnis were:

The Talbot Hotel, Talbol Street, Chipping

Rabicr, =
Chipping Conservation Area Appralsal
{The Conservatioﬁ Siudio on behalf of Ribble Valley Borough Councit 2005/06)

Chipping Conservation Area Management Cuidancs
{Thie Conservation Studio on behalf of Ribble Valley Borough Council 2005)

Supplementary Planning Guidance Noles -
The Betention of Public Houses In Rural Areas
Hibbie Valley Borough Council

Chipping Pasish Council (2(3}2 0 1 1 08 2 1 P

Chipping Parish Plan

These documents provided us with a detalled hackground as fo the historic origins of
the site and its past uses, together with ouilining the principal stages of its development
in the local and wider cormext A hrief stimimary of some of these facls has been
provided within the eatlier Contextual Analvsis Staterment

in the context of the Conservation Area Manhagement Guidance document, the Talbot
Hotel was singled oul as & wealness in the conservation seiling - . neglected
appearance of the vacant Talbot Fotel, front and rear, fo the detriment of the
consgrvation area ” In the same respect though, s resloration and re-use was seer
as a key opportunity 1o raise the profile of the conservation arsa. Mare irmpartantly, the
Conservation Araa Appraisal document itself lists & number of key areas of the Tathot
Hotel site as "spacial interest’, which the submitisd designs have sought 1o keep and
where possible enhance Thassz include:

- Historic tayout and street pattern of Talbot Streetl and Windy Sireet

- Chipping Brook :

- Open areas in front of The Sun Inn and the Tatbol Hotsl,

- Prevalert use of local stone as a building material

- Traes, particitarly beside Chipping Brook

- Areas of historle slone fioorscape

WA Architects
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i is an interesting fact that historically the land {o the rear of the Hotel was a focus for
the local farming community up untit the 1950’s when sheep sales would take place
This placed the existing hotel buildings right at the heart of the community and made
the land to the rear of the buildings a centre for regular activity, meetings and social
evanis - something which has now been lost sbxty years on.

In both Gonssrvation Area documenis, the inportance of the strestsceneis emphasised,
especially in the context of the existing tight street patiern which is evident in both
Talbot Strest and Windy Street  Such a sentiment is echoed in the Chipping Parish
Plan - the importance of preserving and ehhancing the frontage of the hotel bulldings
is “a priority to enhance this part of the village for both residents and visitors” 1t has
therelore been a priorty within the scheme development proposals o aveid any
alierations to the existing shiestscene, and where this is necessary It is in a positive
manner o enhance the overalt Conservation Area

On a more general point the SPG for Public Houses in Rural Areas highlighis the
plight of many establishments due to various reasons and the detrimenial effect it can
qave on the sodial, economic and environmental welibeing of the village community
The document says - . the pul also plays an imporiant rofe i the visual appearance
of e village This is particulatly true where the pub is located within a conservation
area ” The SPG concludes with a list of Listed Rural Public House of which the Talbot
Hotel Iz included

Thare have been a number of plarning applications for alterations and changes of
use within the test twerty vears - a summary of these is provided in the Flanning
Siatement to fofow, along with an oulling of the design proposals as requested under
HES 2 of PPS5 These are reflective of elther the desire on the part of [revious
owners to enhance the existing building, provide additional accommodation to suit
the cutrent business model or look {0 make some form of planning gain to fund further
developrient  Not ali of the consented schemes were implemented

iy ferms of the logs of o impact of proposals upon the heritage asset we have been

The Talbot Motal, Talbot Street, Chipping

mindful of the requirements of HE7.5 of ihe PPS which requires any new development
to make a positive contribution to the character and local distinctiveness of the historic
environment. In this particular context this will be the listed buildings and the wider
conservation area  In the current application the proposal seeks to minimise the
amount of non-reversible changes to the existing bulldings and extending in a mannar
which will nat conflict with efther existing building or setting  This has to be balanced
though with the need lo creats a level of accommodation that will support & viable
business proposition

Below is a summary of the proposed demolition and/or alterations to the existing:

- it has been decided to remove the hard cement render 1o the front elevations as this
is causing a trapping of moisture in the existing walls and intemal damp problems
The existing stone below is to then be repaired and repointed. 1 it is found that the
stone is of poor quaiity, furthier dsicussions amy be reéquired to re-render the facede In
lims render to match the. existing

- ground floor hotel extensions: itis proposed to demoiish the more recent gratind floor
additions to the rear elevation of the haisl building. From the research provided in the
Heritage Assessment ihese are rot original structures and do nat maka a condribution
to the heritage value of the buiiding  Through removing these structures it allows the
restoration of the original external plan form of the building at ground floor % alsn
allows 2 safer route for vehicles nsgotiating the narow vehicular access oo the
siig.

- external fire escape and ancillary fixtures and fillings: it is proposad to remave the
existing rear fire escape along with the more maodern fittings 1o the face of the building’
These include various light fittings, wising end tha like in order o remove the clutler
which has compromised the architectral quality of the frontfacade, In particutar, over
tha years ’

- existing Hink’ to kitchen & store: it is proposed 1o gemolish the exising structure
which was erected 1o the sast elevation of the hotel to provide & covered link between
the kitchen and store accessed from Talbot Street for deliveries It s Intended 1o
provide a more sultable and smaller extension which will be less infrusive anto the
adjpining property

IWA Architects




- internal hotel partitions: i s proposed to remove the modern pattiions currently
installed to ground and first floors in order 1o reinforce the existing plan form of the
origingl building  These include the stair and it enclosure between the restaurant
ared and the first floor, and some enclosing stud pariilions to the first floo; areas.

- external window opening to rear elevation: i will be necessary fo adapt one existing
window apening within the rear elevation to form a doorway. This window opening is
not of any particular architectural merit and sits to the rear of the building. In adapiing
ihis opening it will assist in the general circulation and functioning of the building

- new door epening in existing wall to first floor: in order to create an en-suite facility
1o ong front bedroom it ig nacessary 10 adapt an sxisting wall.
not useable accommaodation and lends Hiself to This purpose. The apening could be
ramioved i reguired in the future

- 06w openings within the existing internal walls of the existing batn/stables

in refening to the principal areas of impact on the heritage asset and their contaxt in
HES.1 of PPSE, we have also made use of the data and references in the following
documents, which we would refer you to separately:

- Herltage Assessmernt Report.

- Talbot Hotel a1 Chipping Lid Business Plan.

- Chipping Parish Plan

~ Pre-Application advice discussions and chitespondence.

it has been illustrated in the previous text that in the context of PPS5, the proposed
works can be defined as having ‘harmful impact’ in the context outfined in Clause
HES 4. as the proposed arsas of demolition and afteration are limited to both stuctires
s our view that the proposals clearly represent the point made in items (i), that local
authoities shouid -

" weigh the public benefit of the proposal (for example, that it helps to sscure the
optimum viable use of the herifage asset in the inferests of its fong-ferm conservaiion)
agaist the harm . ¥ PPSE HEQ 44)

the buildings as they currently exist provide accommadation which have ceased to
be viable in thelr current format and therefore require some adaptation and extension
i vider o secure thelr sustainable, long-term survival. Ultimately the use proposed
will not change the coniribution which the huilding has mades to the conservation area
historically, but other faciors have fo weighed against this Paragraph 89 & 90 of the
Historic Environment Planning Practice Guide {(HEPPG;). states the following, which
supports the proposed changes to the buildings -

‘B8, I is important that any use js viable, not just for the owner buf aiso for the futurs
conservation of the asset. Viable uses will fund future maintenance. .

The room itseff is

The Taibot Hotel, Talbot Straet, Chipping

88 Harmiul devalopment may somefimes be justified in the interests of realising the
optimum viable use of an assef, notwithstending the loss of significance caused,
provided thaf the harm is miniitised *

The submitted Business Plan is crucial in understanding the viability of the proposals.
It also sets up certain criteria for the schema ta be sustainable, which formed the basis
for the Initial briefing docurment on which the scheme was developed. This included:

~ Minimum 20 - 25 bedrooms with en-suile facilities

- Function Room facility for up to 120 paeol: O
- Restaurant facility fo support guesis 33 vaor[ﬂb- ] 1 O 8 2 1 §

- Kitichens and ancillary accommodatiofo ) ott! aress

- Car parking to support the establishment

This s important when assessing the scheme under HE10.4 of PPSS and the
appearance. and significance of the Chipping Conservation Area The schemo
positively addresses the spirft of this policy by retaining all key slements Highlighted
in the plan. This Includes the focal point free fo the centre of the site, the tress 1o
ths edge of the brook, the open fromtage onto Talbot Street and the sigrificant open
sbaces to the northwest are all retained. There is also the intention of cpening up
hetter access 1o the brook from the propased building as outlined in paragraph 117
of the HEPPG

The HEPPG paragraph 178 also states the foltowing -
“. It woudd not normally be acceptable for new work to dominate the orlginal asset o
its sefting in efther scale, material or as g resulf of its siting.”

By the nature of the building type proposed, spaces of a certain footpring, haight aned
Mmassing are unaveoidable o achieve modem standards and meet client axpectations.
I the context of HE10.1 though, the observations of the Chipping Gonservation
Area were taken info account and the creation of a single storey structure in a linear
arrangement was developed

In this context, it was also assessed whether all the tequired badrooms could he
containad within the existing hotel, within additional new struciures on the site or withiin
the new exiension to reduce the impact on the bam as HES.1  On balance it was
decided that the harm of increasing the densily and height of the development on the
wider heritage asset of the Consarvation Area and the possible further dilapidation of
the barn structure with a non-visble use (HET 4) autweaighed the harm to the character
af the interior of the bam or hotel with the proposed internal alterations (HEPPG
paragraph 183)




4. PLANNING STATEMENT

POLICY

This -application is submitied following extensive discussion and consuitation with
various parties as oullined lafer in this report. It iy an application which wil brng
new Hife back to the Talhot Hote! - semehting. whish has been sought for a number of
years The previous planning history and the extent of the schemes propoesed can be
surminarised ae foliows:

3/2010:0181 14 Apr 2010: Partial careful demolition of bulge in gable wall of barn and rebulid in
stane from demoliion (LBC APPROVED)

S/2006/0428 11 July 2006: Erection of signs and #ghting fo snhance refurbishment
(LBCAPPROVED)

3/2006/0377 28 June 2008: Seven signs of varving description, six foodlights casiing an are
‘antein over entrance door - (ADVERTISEMENT CONSENT APPROVED)

J20UB/0723 & Oct 2005: Internal Alterations A} removal of fireplace and wall, retain lireplace for
reuse; B) removal of glazed scresn at high level; C) opening up of fireplace,; ) making safe of
coblilestone forecourt (LBC REFUSED)

9973554 7 Cot 1687 Replacement uminated fascia sign & amenity signs
(ADVERTISEMENT CONSENT APFPROVED;

SNBRTA05E8 7 Ot 1997 Heplacement illuminated fascia sigt-& amenfly signs
{(LBC APPROVED)

WRRTIOZTS 20 June 1987 Change of use of former barn and stabie 1o form 8no bedrooms with
e stilte faciities as annex to the Talbot Hotel (FPAPPROVED)

SM99T/0260 20 JUNE 1997 Change of use of former bam and stable fo form 8no. bediooms
with en-suite facilities as annex to the Taibot Hotel (LBC APPROVED)

JIDR04TE 7 Sept 1984 Comversion of bham Info Zno dwelings  (resubmission)
{(APPROVED)

SMAQL0ATE 7 Sept 1984 Conversion of barm into 2no cwelings (LBC AFPPROVED)
JTRYI0B5G 1 Oot 1893: Car park o rear of pulblic house {WITHDRAWN)
3M993/0500 12 OCT 1968 Conversion of barn io 8no. dwelings {(LBC REFUSED)
SABE060T 12 QT 1993: Conversion of barn to Ino. dwelfings (REFUSED)

31893/0234 22 June 1893. Replace signage and naw lighting (LBC APFPROVED)

The Taibot Hotel, Teibo! Street, Chipping

3/1893/0236 22 June 1693 Aepiace slgnage and new lighting
(ADVERTISEMENT CONSENT APPROVED)

A9C3AT13 27 Apt 1983 Modification to proposed sleprs oulside emergency exit doors front
elevation and 4no. decorative wall lights to exterior of new extension {APFROVED)

31993/0114 27 Apr 1993 Modification o praposed sleps oidside smergensy exit doots from
elevation and 4rio - decorative wall lights io exterior of new extension (LBC AFPPROVED)

3/1951/0026 30 Apr 1891 Aftorations and extension (LBC APERO VED)

3ASR0025 30 Apr 1881: Internal alterations and vestibule and farmily extension (o increase
licensed area) (APPROVED)

in policy terms, discussions with officers have mainly, and righily, cenired around
policias refating to the historic shvironment and the viability of the scheme under
PPS5  This has been dealt with previously under the Hetitage Statement.

Together with consultations, assessment and appraisal documents and national policy,
due regard has been taken of the following key critical policias which we fesl the
proposals address positivaly

RFPG1 - General Policy and Pringiples

PR&4 - Planning for Sustainable Econamic Growth
PRSE - Planning for the Historic Envirvonment
PPST - Sustainable Developmant in Fural Areas

Ribble Valley Districtwide Locat Plan (1998)

General Policy G4: development within the village boundary

General Policy G6: essential open space

General Policy G7: fiood protection

Environmental Policy ENV 1 area of outstanding natural beauty
Environmental Policy ENV1G, 17 & 18 ; conservation areas

Environmental Policy ENV 19 & 20: listed buildings

Environmental Policy ENV22: beneficial reuse of radundant bulldings & fand
Employmeant Policy EMPY: conversion of barns for emolovinent usas
Regcraation & Tourism Policy RT1: development proposals ancouraging tourism
Recreation & Tourism Paliey HT2: small hotals.

Recreation & Tourism Policy BT2: conversion of barns for fourism uses.
Transporn Polisy T1: general guiding principles for development

Transport Poliey T3: taific impact assessments

Transport Policy TT: parking provision

Arci@cig
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POLICY cont'd
The Chipping Village Plan

Chipping Conservalion Area Appraisal and proposals map

i developing the designs, we drew upon a number of kay principtes from some of the
policies mentioned above, which we used 1o inform and develop the dasign approach
for the scheme, these can be summarised as follows,

PPS4 Policy EC131 -

-when assessing planning applications affecting shops, leisure uses including public
houses or services in local centres and viliages, local planning authorifies should: ©
¢ tespond positively to planning appiications for the conversion or extension of shops
which are designed to improve their viabflity .

FPE7 paragraph 7 -

" planning  authorities should adopt a positive approach to planning proposals
designad fo improve the viability, accessibility or communily value of existing services
and facilllies. that play an important part in susialning village communifies. Planning
authorliies shouwld suppott the retention of these local facififies . -~

Faolioy G4 -

“ within the vilfages of . Chipping as defined in the proposals map, planning
permission will be granted Tor propasals falling within the following catagonies: ©) The
rehabiliation and re-use of rural bulldings.. 7

Policy ENV16 -

“. Within conservation areas development will be strictly controfled to ensure that it
refiects the characier of the area in terms of scale, size, design and materials. Trees,
irmportant open spaces and nalural features will alsc be protected as appropriate ™

Policy ENVID -

v Bevelopment proposals on sites within the sefting of buifdings listed as being of
special architectural or historic inferest which cause visual harm lo the setting of the
Lullding wilt be resisted In assessing the harm caused by any proposal the following
factors will be takern info account,

v) Fhe exteni to which the proposed works would bring substantial bensfits fo the
commiunity including economic benefils and enhancement of the environment”
Folicy ENV22 -

¥ Development proposals which residf in the beneficial re-use of derelict, disused and

3 2 O ” ‘l 08 2 1Tr*Paibot Hotel, Talbot Street, Chipping

obsolete land, buildings and waterbodies will be approved subject to ihe other policies
of this plan ™

Policy EMPE -

" Planning permission will be granted for emplayment-generating uses in bams and
other rural buildings, provided all of the following criferig are met:

The proposed use will not cause unacceptable disturbance o neighbours in any way,
(1)

{li} The building has a genuine hislory of use for agriculiure ar other rurai enterprise,
(it} The building is siructurally sound and capabie of conversion for the proposed use
without the need for major afterations which would adversely affect the character of
the building,

(v} The impact of the proposal or additional elements lkely to be required for the
proper operation of the building will not harm the appearance or funclion of the ares
i which it is siluated,

(v) The access fo the sile is of a safe standard or is capable of being improved io &
safe standard withiout harming the appearance of the ares;

{vi} The design of the conversion should be of a high standard and be in keeping with
local tradiion, particolarly in terme of maletials, geometric form and window and door
cpenings "

Policy HT1 -
"The Borough Councii will approve development proposals which extend the range of
tourisim and visitor faciiifies in the Borough ™

Folicy RT3 -

Planning permission will be grarted for tourism relaled uses in rural buildings providing
all of the following critetia are met

i} the proposed use will not cause unacceptable disturbance fo nelghbours in any
way,

i) the impact of the proposal o addifional elements likely to be required for the proper
opetation of the building will not harm the appearance or funclion of the srea in which
it is situalsd,

ifi} the access fo the site Is of a safe standard of is capable of being iImproved o a sale
standard without harming the appearance of the areg

i) the design of the conversion should be of a Hgh standard and be in keeping with
tocal radition, particularly in ferms of maltetials, geometiic form and windove and doos
ocpenitgs; 7

WA

|
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INVOLVEMENT .

Tie development of the design has been caried out in close consuliation with our
clients and their specialist hotel advisors  They have been diractly involved from the
inftial skiech design stage to make sure that the spatial arrangements and relationship
of rocims will be adeguate for the demands of a modern hotel business  Throughiout
the process they have aware of advice and the requirements of other parties including
fellow consultants and the local authority This has ted to the designs evelving over
this time and it is hoped that the scherne submitted for planning presents a solution
which all parties are happy io suppaort

The development of the scheme has been widsly discussed and presented to various
interested parties, stakeholders and constitants prior o submission. To summarise
ihesa have included:

Ribble Valley Borough Councll (Adrian Dowd - Conservation/Senior Planning Officer)
Hiscussions were carried out as part of a pre-application consultation process The
advice has been clear in terms of the justification for the proposed davelopmant in the
context of PPBES This jusiification is dealt with seperately. Comments and direction
has also been given in terms of design and materials in the conlext of the Conservation
Area  These comments were addressed, particularly regarding the exiension, and
has ted to further design developrent to improve the design and layout of the function
room and ancillary accommodation 1o reduce the impact on the setting of the listed
Dutilcding

fibble Yalley Borough Council (Dave Hewilt - Countryside Officer)

A site maeling and follow-up discussions were held hetween the officer, the architecis
and the consuliant arboricutturalist - Phill Harris  This process highlighted the nead to
assess the rool protection zones for the protected Yrees baside the brook and futher
info the site A solulion was proposed and agread which led o further design layoul
changes and tschnical proposals which will be adopted al construction stage Thess
proposals are outlined in the accompanying Tree Report

Chipping Paiish Councll

he architects and client body presented interim sketch designs o a full parish councii
maeting i early July 2011 The Parish Council was generally supportive of the scheme
and felt the proposals were a positive step towards the regeneration of the Talbot
Hotwl and the creation of much neaeded employment opportunitiss for the vilage The
requirements for adequate parking was requested and this has heen adressed in oihar
reports

Tha Talbot Hotel Tatbot Street, Chipping

Weetwood Lid {Ficod Bisk Enginests)

As required by planning paficy dus fo part of the site’s location in a flood zone. Cur
clients appointed consultants to work up aflood risk assessinent. The same consuliants
are invoved with the site of the former Berrys fumiture works and are therefore aware
of the issues in this area Their recommendations during the process were afl fully
adopted in the final design and this approach has besn agreed with he Environment
Agency durtng pre-application discussions

Singleton Clamp & Partners (Highways Consultants)

As part of the planning requirements and following comments from the Parish Council,
Singleton Clamp were appointed to carry out a Highways and Parking strategy for the
site This was based upon the proposed uses and increased activity on the site. Any
comments received from them during this process were adopted in the final plans
Their subsequent report and recommendations have been agreed by LCC Highways
officers during pre-application discussions

WA tects
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DESIGN & ACCESS STATEMENT

...i

nhe Talbot Hotel, Talbol Street, Chipping

32011087217

USE

This site is highlightad as a ‘Key Focal Point’ in the
Chipping Conservation Area  This is predominanily
for its contrioution architecturally and historically
within the village centre As highlighted in various
planning policies though, and more recently in the i : T —
Chipping Patish Plan, these buildings and the site - el e e iy e | T o
also form an important focal point on a sodial and LdaT=. % ; BB S [ covemttaten o i
community level ' Vot s : ' N

Although in its early existence this complex had a dual
function of public house and farm  The agricultural
use had ceased over sixty years ago and the more
modern image of a public house and hotel has taken
precedence

The precedsnce thersfore of a commercial hotel
bidlding on this site with an element of residential/
Hving accommodation is very wall established.

The applicants want to gee this use continue and
et the huilding to the heart of the community The
new accommmodation must respond to the modem
expactations of a hotel establishmam in terms of
dining, enteriaining and sleeping options.  This can
only be achieved through fully ulilising the existing
structires on the site and the construction of a new
extension o house larger volumes Tor funclions

The application proposal is for some small scale
domoilition  and  external  allerations: and  the
refurbishiment and extension 1o the existing hotel 1o
create 9ne ensuite bedrooms, function suils, bistro
restaurant and bar area with ancillary hotel, kiichen
and stalt faciiiiies; change of use of ihe existing bam
to form 11no. ensuite bedrooms ancillary to the hotel
accommaodation; extension and refurhishment of the
exigling cay parking facilities to create 50no. parking
spaces including the repair and refurbishment of the 770
axigting cobbled forecour!,

IWA Architects 13




AMOUNT

The reguirements of the briel have come
through a direct correlation to the business
plan and the necessary square foolage
reguired for & modern hotel establishment,
Arndnirnym number of bedrooms is required
i make the accommodation viable, whilst
separate uses such as the funclion sulte or
restaurant alf combing to make an holistic
complax

The Tunclion room itself is designed to sull
up 1o 120 people when all the floor area is
used, N also has the opportunity to divide
the space egqually lo cater for smaller
funcions and mestings

The existing reslaurant space is being
reused, with an additional ‘orangery’
slruciure lo the rear of the existing building
for mors informal dining or holel guests
Other bar and lounge areas are being
sither relained or located within the existing
huiding

Stuated between the funclion reom and
the existing building are the kitchens and
anciftary {oitet, storage and stafl facilities
These are located al a point where
they can best serve both funclion areas
simuliansously and ihe dining arsas, to
avold extensive circudation routes and give
a clarity of plan.

The number of rooms located in the ban
has been reduced lromw thal proposed at
pre-application stage  This now provides
ronms which are more generpus in sizing
and facitites, togethst with providing a
mote open and welcoming entrance had
within the existing slructive

#LITHED

The Talbot Hotel, Talbot Strest, Chipping
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LAYOUT
Site Layout:
The development of the site plan has been very much determined by brist and site
context The linear nature of the anangement of the new building was in response o
he proximiy of the trees 1o the brook and feature tres o the centre of the sits, and the
nead 1o thread’ the bullding betwesn these areas 10 avoid any deterimental sffect in
so doing the plan form wraps around the central tree to create an informal courtyard
naking the sycamore free the focal point for the new structuras. Intumn, the planning
of individual rooms allowsd us to develop a concept of each function being contained
i & senerate shuchure which aliowed the fooiprint of each areaio be of g szmliaz size
io the existing hotel footprint.

It was a deliberate decision to avoid the structures extending into zones near 1o areas
designated a3 open shaces under the planning and concsrvation area policies. In
order to retain the open nature of the northwestam part of the site this was retrictad to
the necassary car parking provision which is required for this typs of use

e proposed along the brook edge o introduce a seating and fooipath area for
customers. 1t is also the polential first section of a public accessible riverwalk which
hiag been encouraged in the Ghipping Plan to link the former Beiry's works with the
centre of Chinping village

Existing Hotel Layout:

ltis proposed to make very few structural changes to the existing hotst bullding, except
whete the newer single storey blocks are demclished to altow the reinstatement of the
historic plan form,

A new stair has been intioduced which will serve the upper floors and utilises the
axiernal door opening alteady available for the fire escape stalr. The stalr will ba fixed
indepandantly of the existing external wall in order 1o allow the existing building 1o be
read through the new struciure  To the first and second Hoors it hag been necessary
i infroduce a new infemal stalr which complies with modern standards for acesss
and means of escape. It will allow the retention of the historic stalr structure intact.
iikewise to first and secand floors all the badiooms will be tocated in rooms dictated
by the historic plan form 1o avold uneccessary alterations By following this approach
it has not been nacsssary o introduce any new openings in the externat envelope

Existing Barn Layout:

New bedrooms located In the existing barn have been atranged around the generous

full height entrance hall The pan has been developed to avoid intodiucing any

N mgaﬂném;s in the external envelops, with the exception of one window 1o the rear
aslevation o the stable block

The Taibot Hotel

Taibot Strest, Chipping

IWA Architocts
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SCALE

The decision lo locate as much of the required accommodation in the exdsting buildings
as possible has allowed the new bullding to remain a single siorey structure

The plan form for the new build is intended to assist in forming a series of smaller
structures of a similar scile to the existing hote! building  Each structure is defined by
& gable endad roof (as with the hotel), when the builiding is viewed fram the entrance
couttyard  Each structure is then linked by lower and smisller root forms so that
overall the Impression is of a series of contrasting structures, rather tharn ons largs
dovelopment  The curving plan form {around the existing tree) also assists in this
aitact

The holel is still altowed 10 retain its own identity by setting the new struciures back
rom e existing rear elevation giving the impression of the new structures being an
‘annaxa’ 1o the existing hullding rather than an extension. The actuallink betwsen new
and old is then proposed as asiimple glazed enclosure - offaring complats transparency
and views of the existing rear elevation of the hotel ihiough the glass.  Although two
siorey ir ona saclion to accemmodals the naw staly, generally this siructure will be
singie slorey o retain the degree of visual separation.

The actual eaves heights of the new buiidings are kept ag low as possible 10 sull the
propesed uses, and the buildings forms are expressad by the varying roof forms above,
Onee again the plan form assisis with this arrangament . hut overall the imprassion
created is of bam-like struclures rather than large two slorey huildings

The Talbot Hotel, Téibot Strest, Chipping

&
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APPEARANCE

As with the building form, the design is intended to be a modem interpretation of
traditional forms . In the same respect, the arrangement of elevation elemenis and the
use of malerials keeps its roois in the tradilional but with modern overicnes.

Stone and stgie are the key materials for the new building fo walls and roofs regpeciively
This relates directly to most of the surrounding bulidings o the site and the wider
conservalion area context

As sugoested previousty, there are large areas of glazing which offer transparency
i the main bulldings bul also a degree of openness and natural light o main areas
of accommodation such as the reception area and dining area  The use of glazing,
aspacially 1o the rear slevation, also allows the relention of naturat light into the exisiing
rogms of the hotel Hself The use of glazing and glazed bayvs {0 areas such as the
anitrance lobby and the funclion room itself also offer customers vigws out towards the
surrounding landscape, whilst st bringing an emphasis to the roof structure rather
ihan the walls ae oullined earlier.

Wherg fiat or fow pitch roofs are suggested, itis intended to use profiled metal sheeting
io give a colour match 1o the siate roots adjoining these areas

The Talbol Hotel, Talbot Street Chipning

I\NA Architects
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SUSTAINABILITY

Site Location - Alihough the site is not
in a particularly sustainable location,
il iz slilf served by a bus service and
there is also the féacllity of the local
private eoach service in Chipping for
larger paries 1t is intended to ofier
employment  opportuniies o loogl
pecple from the village which should
raduce the need {or vehicular transport
for those that work in ihe hotel

Transpost - car parling s provided
o the premises, but |t is infended o
encowrage car sharing - particularly
for weddings and events where guests
may know each other Cycle and
motoreyeie parking will also be provided
on site - particularly where visitors may
be touring by bike The local coach
sarvice will provide a more sconomical
mode of communal fransport, and i is
intended to promole this to potential
visitors and users of the building

Fe-use of Materials - The re-use of
soms of the existing buildings  will
help to reducs the embodied ahergy
in the construction of the scheme in
comparison o an entirely new buiid
scheme Where some demolition
will peetr it g intended 1o reuse the
good qualily reclaimed materialg,
such as facing stone, in areas of the
hard landscaping such ag refaining
and boundary walis,  Poorer quality
materdale will be  compacted for
hardeore

New Construction - all buildings will
be consfructed io meet and hopefully
exceed current Building Regulations

for heat loss and air tightnsss

Materials - materials for the schems
will be acglired, whare relevant, as
second-hand or reclaimed sources -
such as the facing stone and roofing
slates. In the case of imber this will
be acguired from managed sources
through the FSC grading system

Labour - the conetruction firmwho will be
the potential contractor for the schame
ig locally based. Thelr workiorce tends
to be locally based and so the need for
large travelling distances to and from
the sile is ureatly reduced  This also
includes the sourcing for materials as
mentionad previously

Water Use Reduction - all rooms will be
fitted withwater saving devices such as
flow restrictors ete  Due to the nature
ot the scheme and the proposad future
management, # was not deemed
practical o have a more centralised
grey water recycling scheme.

Rainwater Pun-off - please refer io
the seperate engineers report on flocd
tisk

Decentralised Energy - at present it
is not possible (0 propose aliemative
energy sources. Further investigation
will be carried ouithough as the designs
DIogIess

Food  Production/Suppiies please
refer 1o the seperate business plan for
Hems refeting to this matter

CRIME PREVENTION

Although is not a priority as this aiea
is deemed a ‘low 18K’ area in terms of
ctime. As part of the marketing strategy
for the scheme it Is intended as part of
he detalled design we will consult with
the relevant bodies to disquss details
of the scheme to address any issuss

The Talbot Hotel, Talbol Street, Chipping

ACCESS

A separate iransport statement has
been prepared for this application by
Singteton Clamp & Partners  This
highlights the overall transport strategy
for the scheme as a whole, induding
traffic movements It also provides
information regarding the access
deiveties and parking standards

I design terms it is proposed that the
scheme overall will mee! the corilera
for vehicular parking as set out by
Lancashire County Council for this type
of development.  Along with thig, it is
also proposed to provide cycle parking
for visitors and staff

Refuse and delivery processes utilise
the access points previously used and
established by other bullding owners.

Emergency vehicles have compisle
agcess o all areas of the sile

Al new ground floor areas will have
lavel access and where sleps existi in
the existing buiiding a management
system will be sef up to address this
isse WC's are provided at all ground
floor lavels

nitect
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The Talbot Hotel, Talbot Strest, Chipping
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APPENDIX

EXISTING HOTEL BUILDING:
- Listing Descrigtion
- Imbges of England Historic Record

EXISTING BARN & STABLES:
- Ligting Description
- Images of England Historic Record

The Talbot Hotel, Talbol Street, Chipping
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The Talbot Hotel, Talbet Street, Chipping
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The Talbot Hotel, Talbot Strest, Chipping
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