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PREAMBLES
a) Purpose of document

Mirs A & S Thomber have commirsioned jubb ond Jubb L td, Chartered Surveyors ond Historic Enviranment Consultants, Reguimted by RICS, to prepare an
updated stalement of significance in occordance with NPPF (Notional Planning Palicy Framewark), English Heritage Guidance {Understanding Historic
Bunidings, A Guide to Good Recording Practice ~ Port | Pare 4.5.1 — Level 2 Recarding) to inclure Hertoge Impacts ana Mirigation Assessrant for the site
&nown gs Moorcock Inn. The purbose of the document is to inform the LPA about the fieritoge significance of the asset dunng decision-malang for
development management purposes.

Specfoally, the epplicant has been odvised by the Local Planmmng Authority that parss of the sitc may have historic significance ond this requrres furth.er
investigation, atthaugh the findings of the brevious hetitage statement did not drow this conclusion, That statement s appended a5 is the varying odvice
fraen RBVC,

A e inspectior: has been undertoken on the 18 March 201 3; the focus of this ispection was to establish the extent and nature nf svivals of historic
fabric and dateable details. Desk ctudizs have included art exanunation of previous data and apinion, the building cortrol racords, photographs and historic
s & estabiish the fikely sequence of events, and to inform the weight o be given o each kind of eviderice in decision-making. Archogologicel interest is
not corsidered in this repors o5 it is exduded from previous reparts by both the LPA and Applicant,

K L. jubb, the tead consutant on this assignment, is o full member of the institute of Historic Building Conservotion and Feliow of the Rayai Insttution of
Chostared Surveyors. She 's Accredited by the RICS as o specialis in Historic Building Conservation and Chairman of the RICS Bullding Conservation Forum
$he i g qualified expert wine:: and former English Heritage Historic Enviranment Adviser, Her CV iz appended.

b} Client

This repoir s confidential to the dient for use only for the purboses for which it hos been commissioned.
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Generaliy

Moareack lan is located on Slaidburn Rd (Forrerty Titringtan Brow) North of Waddington, Lancashire O Grid Referenca: 50 71987
46614,

The praparty is 4 large derefict public house with accommuodation to the rear and upper floers, with some histaric fabric dating frore
before 1847, The front elevation fs masorry with planted timber panelling. Other gievatons are paintad rendered masorry. ftis peliever
that wihen the from range of the building was extended between the wars ane! later rebuikt foflowing a fire ™ 1976, a substantial acount of
arcirivecturyi salvage mate-ials werz used, which have been differantisted in this report to avoid any confusion fo tre record, Intermaly, N
building has been subject to axtensive alterations and additions, most natably the addition of the dance hall and accommadation dlozk o

the rear.

The building 5 nct listed o within a conservation area. The bullding has na statutory or local heritage asset designation. The building is

situated within the Fores of Bawland area of outstanding atural beauty.
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Historic Significance and Values - Use, Fabric and Seming

The 1847 map show a typical linear farmhaouse — bam plan burlding on the site (which we refer to in the footprint analys's as Range A).
The name appears as ‘Moor Cock' on the map. As there is no reference to an inn or pubiic house, one might suggest that the building
could have been in domestic or agricutural use at that time,

The 1890 map shows the name changed to Moor Cock (PH) suggesting that the building was, by 1890, in use as a pubiic house. Maps
shaw what also appears 1o be a paddock or pound 1o the north. (Farmers moving livestock in the traditional way may have used a secure

peund on ovemnight jouneys to or from markets in Clitheroe),

The 1909 map shows the name changed to Moorcock inn and the paddodk or enclosure at the rear is no ionger shown, A single storey
outhuiding is shown to the rear ’ which is clearly anailary to the main buiiding and traditionally-budt
frum stone and slate, There 13 akso a lean-to on the east side of the building, possibly to pravide travellers with cart storage, Image 5 of
Appendix B we bslieve could be dated between 1890 and 1909 by 1allying the name of the buitding in the photo to the map regression.
This irnage also shows that the east road-facing sertion (referred to in the foetprint analysls as Range B, as not yet being built).

The phatograph dated 1925 shows Range A altered: The rear single-storey shed facing the road had been replaced by a two-storey
bui'ding, with a chamfered south-east comner - Range B. The bams to the west had been extended with a two-storey bay m linzar farm.

T TET L LRVERDRS
SUSTOR D W T A
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The map d-ted 1955 shows 2 fither be-bay, bvo-storey. doubie piled, extension to the west of flange A - Range C. This large bay was
axcant 70 inopection 10 coatains 2 doing rao and latchens to the rear with the “Honeymaon Suite” above; ony pars of this range at
ground foor suraved the fire in 1574,

Much of this bay {westerly twa-storey bay pra 1955) is construeted in an ‘r-epwar irterpretation of the lacobethan’ style, introducing
mack hald-timbarad gables and varcus styisatinns o lerd 2 penad anpearance ta the pronety. This stylisation was subsequantly bean
aopted for the enire south-facing facade. and raarty reistaterd i 1976 flowing the fire. Tha lnck was ahizved using architectural
s2'vage macerials which have been post-dated by inszriplion 10 1933 and further confuse the architectural racore. In architectural terms, t
is corzidered poor practice to use or perpetuzie s appraach 1o styling unless it has beso carred out to a very high standard, or within
an appropnate context,

bmage 7 of Appendix 3 dhows that much of 1 oidest part of the buikding Range A, was dastrayes and then rebuilt folawing a fire in
1976, Tre Building Control Officar's inspection nates are apnended showmng taat 3 of Range A was iost ahave ground Foer level, and
mors than 50% af the walls were fost at ground floor lever. Much of thar which ramainad wes unstaiie and had to be demoished and
rebuiit o repaired. During our mspecton of Range A the Mistons fibrie cotid nat e identifier] with any certainty, The plan appeared 12
he much exended and altersd to accommodite the requ.raments of post war pub and hots! usz, and o mitigate the logses of historic
Ennc to fire. i fact, the oni; ewisnte presert at inspection 13 suggest that any fabric whish pre-datas 1247 may rerain is the apparent

thckness of the wal's 10 parts of the ground flear (less than 3 third of Range A). Even thase nave been mach altered with roderr

(MR
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plasters, padstones to bear pairs of stael beams, and the formation of wide openings 1o the point where the remaining walls are it'» more
than piers in places.

Aithough these potential remnants of historic fabric could have been conserved in previous schernes, which have gained planning approval
(372012/0356/P). the on-going conservation n-situ of these elements &5 difficult to justify in policy terms, In INPPF Chapter |2 Para 134,
the first leg of any determination should be whather the proposed development causes substantial or less than substan‘al harm to the
nentage values. As the applicant wishes to argue thar because the heritage values are very low, the harm, by definition, cannot be
substantial, and must be cons'dered les: than substantial. The second feg of paragraph 134 advises that less than substantial harm should
then be weighed against the public benefits. In this case, the extant approval 3/201 2/0356/P offers fittle public benefit in terms of heritage
protection bacause the remains of any historic fabric (pre - |847) ere all concealed within the private house and not availabie for public
visw or enjoyment of any kind, even by the owners. The external parts conservad in that scheme presersz the appearance of the building
as 2 1930's mock-Jacobethan pub. This s also of marginal pub’= benef™, as it is both so incongruous and poorly executed as to detract
from the ovemding ‘nterest of the area as an ANOB, or interpretation of the sites former {and essential) historic value, as a taditional

barm-farmstead

The qua’ty of the 1914 and 1930 maps are poor and show little change to the buiding. By 1955 there appears to be a side extensicn and
the chamfered comered building (Range B) extant. In fact, fmape 2 at Appendix B is dated 1925 and also shows Range B as extant, ftis
far o conclude, then. that the single storey renge 1o the rear of the old farmhouse (Range A) was demolished and Range 8 was
constructed batween 190% and 1925, This sbservation is whoily consistent with the observations made on sits.
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The Local Planning Authorty's heritage adviser {in pre-application advice on J January 2012) suggests range B s 1% cantury and could
have been a toll house because it fas a chamfered guoin. This abserdation is inconsistent with the dating evigence {photogaphic ana
mappg). “We therefore fird the subsequant advica . the LPAs planning commtize briefing of 31 Ccaber 2902, adwising that "Total

demolitinn .. is censicered to be inappropriate and aniustifed” o be poorly drave and not consistent with the dating avidarce

Although all the skirtings and windows to Range B have benen (modermised, we chserved that the flooe oists are machined softwoad, to
early C20th proportions: the boards are tongue and groaved muchred softwond and the walis are rendersd masorry.  These
construction dutals appear contamporary ta first tuild and tally cansistantly with the map and photographic evidence, 1o enable confident
datirg of the building as early C20th, and specifically inter-war.

The 1575 8. ding Control plans show the site jargely deveinpad (o mcude a ball roor. This is in keeping with the post-war vogue for
inrs o provide conference and event nostng fadlities,  The inter ard post war dccrations in plan form are referred to as Range C i the
foatprint aralysis Planning permission has been granted in 34201 2/G356/P for demoliion without record of all post war acgretions 1
Range <.

S the wider $e rere are fairdy good examgles of stune boundady wa's, which leng character to the area, and which pre-date 1847,

The stne byt shed m the Crounds south of the quarry access road is modem: tut not haemful to tne character of the landscape. image 2
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at Appendix B also shows a timber garage on the quarry access road and the attached bame apparently in use as workshops, 5o the use of
ancillary domestic buildings on the site 's well established.

Sustaining the heritage values - Heritage impacts and mitigation assessment

English Heritage Principles of Selection - Commerce and Bxchange Buldings April 201 | states - ‘Most commendial buildings best date {840
Moany other commercial building types — offices, pubs, shopping arcades, departments stores, and hotels — are largely nineteenth-century eneations.
Because they surive in such fage numbers and were subject to ¢ hugh degree of standardisation, selection for designation needs fo be very

discrirminating

Albough the LPA's pre-application advice 9 Janwary 2012 suggests that fimther work should be done To establish whether It fthe s2¢] has
provenance as o designated asset’ it is our opinicn that this building, or any part of it, cauld not be considered for a national designation or
statutary protection on the grounds of architectural or historic interest for the following reasons:

> The building iEself, and the ranges are not especially typical or a-typical and therelore not instrucuve to firure generations of any themes
or mores. They lack evidential value,

*  The foss of histaric fabric to Range A is so substantial as to have removed any nisloric imerest. Moreover, the subsequent aiterations
are of varying quality and are archi*ecturaliy and histoncally confusing. For instance, the imposition of half-timbared gables and jetties is a
corruption of the plain, lime-washed Lancashire fanmhouse facade that would have lent character 1o the area until # was re-modeiled in
the: mid-twentieth century.
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The histotic interest in Range B is minimal ~the building is adparansty imer-/ar, and is much altered with the joinery, fireplaces and
purpos all lost under medern accretions. The historie fabme we abserved, which is contemporary to the build date, is all concealsd,
wnd sormawhat evervday; it i mataria vhich aurvives in overa fifth of B4tish buildings — i.e. machined softwood flaor joists, tongue and
groovad loorboards, fath and plastar ceibngs.

The use of the bulding as truvelier accommadaiion was nol sustainad for mare than about 4 century, and during hat tiree, ha use has
lent little social value to the area of the niiding, 2ven G asgodatan,

The LPA has ccontiary T2 its own advies first givert in January 2012} iater apheld s opirion at the Planning Meeting on the 31 Dctober
w012 by referrng to the stz as 2 non-designated heritage asset.

In conswdering whether the building has loca! or contextual vaiue, we have considered the English Heritage Guidance on Lot Listing (May
2012y WWe note that dis guidante was itz ved sfter the advine of the LPA reparging local hsting and this guidance therefare apsies in
this cass. Ore shouid take inta account that avery pub and nr has social value, ften highly cherished by the commr Ly, We saw
relatvey Die evidenca of ihis type of valug in examnig the Meorcodk, The passing rada of sourists to Farest of Bowland would hese
besn adversely affected by the location (sihee hostalries are hetbar-piaced, or witnin settem=rs with regular cormmunity use) ard fack of
architers il ar bistorc reant. Trade was austainerd Trough hosting wedding-partes and tris was dependant on i fanctionaity of the
modern recms and anie packing, 1 she condext of pub dasare. CAMBRA mporisa rate af 18 per week natonaliy, the sustenance of the
cuTant. use has proved impnssibie, and therefors any appitation of the lotal designation would inevitab'y entat fu-ther substantial change
10 the rmeagre survivais a3 uphuld in the LPA's dacision in 3/2012/0356/P.
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The goed practice guide for Lacal Heritage listing supensts that in designating Incal lists LPA's should adopt published criteria. This LPA has
no such fist or adopted criterion but we have nevertheless tastad the site agzinst the suggested generic criera to inform opinion as to
whether the LPAs suggestion of designation of the Mocrcock Inn in planning decisicn-making a5 a locally-designat=d heritage asset s

reazonable. The analysis below suggests not.

Criterion Boundary Walls | Range A Range &
Age Before 1B47 Less than 3% of axtant ground foor walls could be pre- | Mid-C20th much aftered with some
{B47. Some ground loor passibly ‘nterwar archirectural salvage.
Raricy Mot rare WNot rare SNot rare
Aastherc value Good Poor — mpairzd by modem accretions Poor
Group valug Cocd Naot gvicent Derives [rom range A which is ftseilvpaired
Evidantial value Good - Prycer - much imoaired by use of architertural salvage Peer - modem details obicare svidental we.,e
mapped at 1847 | Dating 1933 paorly suported oy comument aviderce,
Historical Assaciscion MNong Sahvage - nore None
Archaeological Interasc | Not considered | ot consicerad MNat considered
Designad landscape MNorz Mane None
Landmark Scang ) [RT7N NiA
Saclal Yalue i'lare Poar Paor

ST TETED SLAVENEIEY
HLTC M TN TLMME S SSn



35

36

4.0
4.1

42

Moargock Inn, Wacdington Fel
STATEMERT DF SIGNIFICANCE
Page 10 of 11

{2 addit'an to recognised and ravondl selection criteriz, the adoption of local fists alse requires a transparent rat fication procedure within
the LPA Locai Plan policy develoornent finetiuns, This procadure has nat been commenced by RVBC. Guidance suggests that the status
of a nan-desisnated herftage asset s likely 1o carry fesz weight as materAl consideraticn within elarning decisions if it has be=n appled
withaut dua process or 1§ urjustified, indeed. athough spezfially refarming the processes | PA'S shouir] felow in designating Conservation
Arzas, WPPE Chagrer |2, para 127 wamms LPAs abogt 1nis princpfe - gt the coaceph of conservation is devalued through the
designation of arsas that lack special interest.”

I terms of urcerstanding ard sustaining the building's significance, we oncuder that peither lscal nor natonal designation are viable
aptiors and that given that re-use of the site i proposed and largely permitted, recarding woud be the most efiective measure following
the advice of NPPF Chapter 12, Para 14,

Summary

“The building Is uncesignated. locally or rationally.

The buid'ng can be cansiderad in three ranges.

Runge A

The Soutti-facing former famhouse-barn {Range /) pre-dated 1847 and was historic but was aimost antirsly lost to fires by 1976, The

rernnants of the histore orm are no mere than a third of the ground floor walls but we have been unab'e te confirn that ary histanc
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fabric from before 1847 survives as these remnants are much &'tered and, according to the Building Control records, quite possibly rebuilt.
These are therefore do not jend themselves 1o re-uss or imterpretation of the heritage values, even with substantial repairs and
reinstaternent  The architectural, evident'al and historic value of this range is much comupted by the modemn accretions and the
inappropriate use of architectural salvags items. The elevations of Range A are much aftered and are inzppropriate fo the historic form of
the bui'ding to the point of beng harmaful to the character of the surrounding protectad landscape. The building is redundant and in poor
cond'tion. Re-use in the passing is use is accepted 25 not viable,

Range &

Dates from between 1909 and 1920 and replaces a smaller single storey outbuilding. The materials and styling are plain, Litde historic
fabric surwves mtermally other than to flaors joists, floor boards and lath and plaster finings. The surviving glements prowide little historic or
architectural interest and, s they are mostly concealed, lend fitt's ta the ovenll mterpretation of the building as a historic entity. As the
marginal histenc interest of Range B mostly derives from 7's relationship to Range A, retention of Range B is not in our opinion justified in
the absence of Range A The LPA suggestion that the purpose of the this range was as a former toll house is excluded by the dating
evidence, as toll houses had fallen sut of use about 50 years befare this building was erected, Moreover, the LPA's suggestion of a
nineteenth-century build date for this range, and subsequent advice to the Planning Committee is firrmiy contradicted by the evidence,
After analysis of the evidence, we are cantent with a date of circa 1920 '

Range C The post war range is not of histaric or architectural interest
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The bourdary walls are not unusual but worthy of retenticn as having hertaye value as thay are histod, intact and contribute positively
tha character of the landscape. The modem stone shed is not harmild to the character of the landscape.

There is little to racommand the building ranges A to C for pratection, re-ordering or re-use, Therefare the conservation of the heritage
values for this site, in our apinion, is best underiaken by
» Recording the buidings to ievel 3 prior to demaiition and offering the record to Lancashire’s HER,

*» Consansng in-st) bouadary walls and outbuiidings where these coninbute pasitive'y 1o landscape character.
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Moorcock Inn 1972

y Sy i TR
1 T
¢ YT 2l
i S asta st
N e A arrting
o Wit
wwhn
“a At
i "
Pt L 2

et

el

ot

At A,

EDINA Digimap'

Sealz 127500

AN T S W W U N SRS,

Mar 27,2012 #2:14




