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PREAMBLES
a) Purpose of document

Mrrs A & § Thomber have commissioned fubb and fubb Lid, Chartered Surveyors ond Histosic Ervironment Consuftonts, Regulated by RICS, to brepere an
upanted statement of significance in accordonce with NPPF (Nationat Planning Policy Framewark), English Heritage Guidance (Understanding Historic
Buildings, A Guide t Good Recording Practice - Part | Pora 4,51 = Level 2 Recording) to inciucie Heritoge impacts and Mirigation Assessment for the site
known as Moorcack tnn.  The purpose of the decurnent is to inform the LPA ghout the hentage significance of tha asset during decision-moking for
development management purposes.

Specifically, the epplicant has beer odvised by the Lacal Planning Authonity that parts of the site may have historic significance ond this requires further
investigation, afthaugh the findings of the previous heritage stateraent did not drow this conclusion, Thol statement s appended as is the varying odvice
¥r

frarm RBVC,

A sit2 inspection has been undertaken on the ;8 March 201 3 the focus of this inspection was to estabiish the extent and nature of survivals of historic
fabric and dateoble detalls. Desk studies have inchided an excrunation of previoss data and apiruon, the building control records, photographs and historic
maps to establish the likely sequence of events, and to inform the weight 1o be given to eoch knd of evidence in decision-making. Archaeological interest is
net considered in this report as it is excluded from previous reports by both the LPA ond Applicant.

K L Jubb, the iead consuitant ort this assignmens, is o full member of the Institute of Histaric Building Conservation and Feflow of the Rayal Institution of
Chartered Surveyors. She is Accredited by the RICS as o spedialist in Histaric Buifding Conservation ond Chairman of the RICS Buikding Consenvation Forum
She is a qualified expert witness and former Cnglish Heritage Historic Enviranment Adviser. Her OV = appended.

by Client

This report is confidential to the client for use only for the purposes for which it hos been commissioned.
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Generally

Moorcodk Inn i located on Slaidburn Rd (Formerly Titirington Brow) North of Waddingten, Lancashire QS Grid Reference; SD 71987
46618,

The propery is a targe derelict public house with accommodation to the rear and upper flocrs. with some histaric fabric dating from
before 1847, The front elevation is masonry with planted timber panelling. Other slevations are painted rendered masonty. tis believed
that when the front range of the building was extended between the wars and later rebuilt following a fire in 1976, a substantial amount of
architectural salvage materials were used, which have been differentiated in this report to avoid any confusion to the record. Internally, the
building has been subject to extensive alterations and additions, mast notably the addition of the dance hall and accommodation blodk to
the rear.

The building is not listed or within a conservation area. The building has no statutory or jocal heritage asset designation. The building is
situated within the Forest of Bowland area of cutstanding natural beauty.
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Histarle Significance and Values - Use, Fabric and Sering

The 1847 map shaw a typical finear famhouse — bam plan bultding on the site (which we refer to in the footprint analysis as Range A).
The name appears as ™Moor Cock' on the map. As thers is no reference 10 an inn or public house, one might suggest that the building

could have been in domestic or agricuiturai use at that time.

The 890 map <hows the name changed to Moor Cack (P.H) suggesting that the buiiding was, by 1890, in use as a pubiic house, Maps
show what also appears to be a paddock or pound to the north. (Farmers moving livestock in the traditional way may have used a secure

pound on overnight joumneys to or from markets in Clitherce).

The 1907 map sherws the name changed to Moorcack Inn and the paddock or enclosure at the rear is na longer shown, A single storey
outbuilding is shawn 1o the rear ' which is clearly anallary to the main building and traditionally-bult
from stone and slate. There 1s also a lean-to on the east side of the building, possibly to provide travellers with cart storage. Image 5 of
Appendix B we belisve could be dated between 1890 and 1909 by tallying the name of the buiiding in the photo to the map regression.
This image alse shaws that the east road-facing section (referred to in the footprint analysis as Range B, as not yet being buils).

The photograph dated | 925 shows Range A aftered: The rear single-storey shed facing the road had besn replaced by a two-storey
building, with a chamfered south-east corner ~ Range B. The bams to the west had been extended with a two-storey bay 1 linear forrn.
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The map dated 1955 shows 2 further two-bay, two-starey, double piled, extension to the west of Range A — Range C. This large bay was
extant at inspection and contains a dining room and kitchens to the rear with the “Honeymoon Suite” above; anly parts of this range at
ground fioor survived the fire in 1976,

Much of this bay (westerly two-storey bay pre 1955) is canstructed in an inter-war interpretation of the ‘facobethan’ style, introducing
maock halftimbered gables and various stylisations to lend a penod appearance to the properly. This stylisation was subsequently been
adepted for the entire south-facing fagade, and poorly reinstated in 1974 following the fire. The leok was achieved using architecturai
salvage materials which have been post-dated by inscription ta 1933 and further confuse the architectural record. In architectural terms, it
is considered poor practice to use or perpetuate this approach 1o styling unless it has been carried out to a very high standard, or within
an appropnate context.

fmage 7 of Appendix B shows that much of the oldest part of the building Range A, was destroyed and then rebuift following 2 fire in
1976, The Building Controf Officer's mspection notes are appended showing that alf of Range A was lost above ground Roor ievel, and
mare than 50% of the walls were lost at ground floor level. Much of that which remained was unstable and had to be demolished and
rebuiit or repaired, During our inspection of Range A the historc fabric could not be identified with any certainty, The plan appeared to
be much extended and alterad to accommodate the requirements of post war pub and hotel tse, and to mitigate the losses of historic
fabnic to fire, In fact, the only avidence present at inspection to suggest that any fabric which pre-dates 1847 may rernain is the apparent
thirkness of the walis to parts af the ground floor (less than a third of Range A}  Buen these have been much altered with moderm
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piasters, padstones to bear pairs of sieel beams, and the formation of wide openings to the pont where the remaming walls are little more

than piers in places.

Although these potential remnants of historic fabric could have been conserved in previous schemes, which have gained planning approval
(3/2012/0356/P), the on-going conservation in-situ of these slements 15 difficult to justify v policy terms  In NPPF Chapter 12 Para 134,
the first leg of any determination should be whether the proposed development causes substaritial or less than substantial harm to the
hertage values. As the applicant wishes to argue that because the heritage values are very low, the harm, by deftion, cannat be
substantial, and must be considered less than substarvial. The second leg of paragraph ! 34 advises that less than substantial harm should
then be weighed agaast the public benefits. In this case, the extant approval 3/201 2/0356/P offors litle public benefit in terms of herftage
protection because the remains of any historic fabric {pre - 1847} are all concealed within the private house and not avaiizble for public
wiew or enjoyment of any kind, even by the owners. The external parts conserved in that scheme preserve the appearance of the building
as 2 193(s mock-Jacobethan pub. This 15 also of marginal public benefit, as it is both so incongruous and poorly executed as o detract
from the ovemiding ‘nterest of the area as an ANOB, or interpretation of the sites former (and essential) historic value, as a traditionat
bam-farmstead

The quality of the (914 and [93Q maps are poar and shaw little change to the building. By 1955 there appears to be a side extension and
the chamfered comered buiiding {Range B) extant. In fact, Image 7 at Appendix B is dated 1925 and ako shows Range B as extant, it is
fair to conclude, then. that the single storey range to the rear of the old fammhouse (Range A} was demolished and Range B was
construeted between 1909 and 1925, This chservation is wholly consistant with the observations made on site.
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The Local Planning Authority's heritage adviser (in pre-application advice on 9 [anuary 2012} suggests range B is [5" century and could
have been a tolf house because it has a chemfered quain. This observation is inconsistent with the dating evidence (photographic and
mapping). We therefore find the subsequent advice in the LPA's planning committee briefing of 31 Qctober 2012, advising that “Total
demalition . . is considered to be inappropriate and unjustified” to be pocrly drawn and not consistent with the dating eviderice,

Although all the skirtings and windows to Range B have been modemised, we observed that the floor joists are machined softwond, to
earty C20th proportions: the boards are tongue and grooved machined softwood and the walls are rendersd masonry. These
construction detai's appear contemporary to first build and tally consistently with the map and photographic evidence, to enable canfident
dating of the building as early C2Cth, and specifically inter-war.

The 1975 Building Control plans show the site largely developed to include a ball raom. This is in keeping with the post-war vogue for
inns to provide conference and event hesting fadlities.  The imter and post war accretions in plan form are referred to as Range Cin the
footprnt analysis. Planning permission has been granted in 3/201 2/0358/P for demalition without record of all post war accretions in
Range

~

On the wider site there are fairy good examples of stone boundary wal's, which lend character to the area, and which pre-date 184
The stone buitt shed i the grounds south of the quarry access road is modem but nat harmful to the character of the landscape. Image 2
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at Appendix B alse shows a timber garage on the quarry access road and the attached barns apparently in use as workshops, 5o the use of
ancillary domestic buildings on the sita s well established.,

Sustaining the heritage values - Heritage impacts and mitigation assessment

Engiish Herttage Principles of Seiection - Commerce and Fxchange Buildings April 2011 states - ‘Most commerdial buildings pest date 1840,
Many ather commercial building types — offices, pubs, shopping arcades, departmants stores, and hotels — are lorgely ninetecnth-century creations.
Because they survive in such large numbers and were subject to o high degree of standardisation, sefection for designation needs to be vewy

disciminaung’.

Although the LPA's pre-application advice 9 January 2012 suggests that further work should be done o establish whether it fthe site] has

proverance as o designated gsset|, it is our opinion that this building, or any part of it, could not be considered for a nationai designation or

statutory pratection on the grounds of architectura! or historic mterest for the following reasens:

®  The building rtself, and the ranges are not especially typical or a-typical and therefore not instructve to future genzrations of any themes

or mores, They lack evidential value,
The foss of historic fabric 10 Range A 5 50 substantial as to have removed any historic interest. Morsover, the subsequent aiterations
are of varying quality and are architecturaliy and historically confusing. For instance, the imposition of half-timbered gables and jetties is a
cormuption of the plain, lime-washed Lancashire farmhouse fagade that would have lent character to the area until it was re-modelled in

the mid-twentieth century.

1 ¥
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= The historic interest in Range B is minimal — the building is apparently inter-war, and is much altered with the joinery, fireplaces and
purpose all lost under modemn accretions. The historic fabnc we observed, which is contemnporary ta the build date, is all concealed,
and somewhat everyday; it is material which survives in over a fifib of Bntish buildings - Le. machined softwood floor joists, tongue and
grooved floorboards, fath and plaster ceifings

+  The use of the building as traveiler accommodation was not sustained for more than about a century, and during that time, the use has
lent little social value to the area of the buitding, even by association,

The LPA has {contrary to its own advice first given in January 2012) later upheld this opinion at the Planning Meeting on the 31 October

2012 by referting to the site as a non-designated keritage asset.

In considering whether the building has local or contextual value, we have considered the English Heritage Guidares on Local Listing (May
2012). We note that this guidance was published after the advice of the LPA regarding local listing and this guidance therefore applies in
this case. One should take into account that every pub and inn has social value, often highly cherished by the community. We saw
relatively Iittie evidence of this type of vaiue in examning the Moorcack. The passing trade of tourists to Forest of Bowiand would have
been adversely affected by the iocation {other hostelries are better-placed, or within settlemerts with regular community use) and fack of
architectural or historic merit. Trade was sustained through hosting wedding-parties and this was dependant, on the functionality of the
modem roems and ample parking. In the context of pub closure, CAMRA reports a rate of |8 per week nationally, the sustenance of the
current use has proved impossible, and therefore any application of the local designation would inevitably emtait further substantial change
to the meagre survivais, as uphefd in the LPA's decision in 3/201 2/0356/P.
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The good practice guide for Lacal Heritage listing suggests that in designating local lists LPA's should adopt published ariteria, This LPA has
no such list or adopted criterion but. we have nevertheless tested the site against the suggested generic crtenia to inform opinion as to
whether the LPA's suggestion of designaticn of the Moarcoek tnn in planning decision-making as a locally-designated heritage asset is

reasonable. The analysis below suggests not.

Criterlon Bouyndary Walls [ Range A Range B
Age Betore |B47 Less than 30% of axtart ground (loor walls could be pre- | Mid-C20th much, alered with somc
1847, Somz grounc loar possibly intanyar architectural salvage.
Rarity MNat rare Not rare Mot rare
Aestheric value Good Paor — impaired by madern accretions Poor
Giroup value Good Not eacent Derives from range A which is itsell impaireg
Evidential value Good - Poor - ruch imeared by use of architectural salvage Poor - moaemn doals Gosoure evicential valus
mappad at {847 | Dating 1933 peorly supparted by cotument evderce.
Histerical Assaciatlon Mone Satvage - none Narne
Archaeological Interest | Mot sonsidered | Mot consifered Nat. cansidered
Designed landscape Mone MNane Nane
Landmark Swtus HIA (17N Nia
Saclal Vs Nore Poor Foor
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In addition to recognised and ravonal selection criteria, the adeption of local fists also requires a transparent ratification procedure within
the LPA Local Plap policy development functions. This procedure has not been commenced by RVBC. Guidance suggests that the status
of a non-designated heritage asset is fikely to carry less weight as a material consideration within planning decisions if it has been applied
without due process or is unjustified. (ndeed, atthough specifically referring the processes LPA's should follaw in designating Conservation
Areas, NPPF Chapter (2, para 127 wams LPAs about this principle -- "that the concept of conservation is devalued through the
designation of areas that lack special interest.”

tn terms of understanding and sustaining the building's significance, we concluded thar neither lotal nor national designation are viable
Gptions and that, given that re-use of the site is praposed and largely parmitted, recording would be the most effective measure following
the advice of NPPF Chapter |2, Para 144,

Summary
The building is undesignated, locally or nationally,

The: building can be cansidered in three ranges.

Range A

Tne South-tacing former farmhouse-bam {Range A) pre-dated (847 and was histuric but was almost entirely lost 10 fires by 1976, The

remnants of the historc form are no more than a third of the ground floor walls but we have been unable to confirn that any histaric,
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fabric from before 1847 surnves as these remnants are much a'tered and, according to the Building Control records, quite possibly rebuill.
Thesz are therefore do not lend themselves to rewse or interpretaiion of the heritage values, aven with substantial repairs and
reinstatement.  The architectural. evidential and histere vaiue of this range is much corrupted by the modern accretions and the
inappropriate use of architectural salvage tems. The elevations of Range A are much aftered and are inappropriate to the historic form of
the buiding, to the point of being harmful to the character of the surrounding protected fandscape. The building is redundanat and in poor

condition. Re-use in the passing is use is accepted as not viable.
Range B

Dates from between 1909 and 1920 and replaces a smaller single storey outbuilding. The materials and styling are plain  Little historic
fabric survves internally other than to floars joists, foor boards and lath and plaster linings. The surviving elements provide little historic or
architectural interest and, as they are mostly concealed, lend little to the overall interpretation of the building as a historic entity. As the
marginal histonc interest of Range B mostly derives from it's relationsh’p to Range A, retantion of Range B is nat 1n aur apinion justified in
the absence of Range A, The LPA suggestion that the purpuse of the this range was as a former toll house is excluded by the dating
evidence, as toll hauses had fallen out of use about 50 years before this bulding was erected. Moreover, the LPA's suggestion of a
nineteenth-century build date for this range, and subsequent acvice to the Planning Committee is firmly contradicted by the evidence.
After analysis of the evidence, we are content with a date of circa 1920,

Range C The post war range is not af historic or architectural interest
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The boundary walls are not unusual but worthy of retention as having heritage value as they are historie, intdct and contribute positively to
the character of the landscape. The modem stone shed is not harmful to the character of the landscape,

There is little to recommend the buiiding ranges A to C for protection, re-ordering or re-use. Thersfore the conservation of the heritage
values for this site, in our opinian, is best indertaken by

* Recording the buildings to level 3 prier to demalition and offering the recard to Lancashire's HER,

* Conserving in-situ boundary walls and outbuildings where these contribute positively to landscape character.
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Moorcock inn 1850
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Moorcock Inn 1909
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Moorcock inn 1930
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Moorcock Inn 1955
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Moorcock Inn 1972
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