
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2009/1041/P (AC) & 1042 (LBC)

	Development Proposed:
	Replacement signage scheme at The Coach & Horses Hotel, Main Street, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV19 - Listed Buildings.

Policy G1 - Development Control.

Bolton-by-Bowland Conservation Area Appraisal.



	POLICY REASONS FOR REFUSAL:

	The proposed front elevation first floor letted signage is harmful to the character of the listed building because of the unsympathetic emphasis of these building elements in the architectural composition.  



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The Coach & Horses is a late 18th century public house prominently sited in Bolton-by-Bowland Conservation Area (Focal Building and Important View in the Bolton-by-Bowland Conservation Area Appraisal, The Conservation Studio 2005, adopted by the Borough Council following public consultation in April 2007).  The list description refers to “the main part of the façade is a symmetrical composition of two storeys and three bays, with chamfered quoins.  The windows are sashed with glazing bars in plain stone surrounds.  The central door has six raised and fielded panels and a plain stone surround with a semi circular head and a fanlight with radiating glazing bars…”.

BO328 proposed toilet alterations.  Planning permission granted 1 October 1954.

74/700 – Erection of fire escape to comply with Fire Precautions Act 1971. Planning permission granted 21 October 1974.

77/0528 – Erection of concrete fire escape to ground floor dining room.  Planning permission granted 1 September 1977.

91/326 & 327 – Externally illuminated static signs.  Advertisement consent and listed building consent granted 1 July 1991.

97/464 – Internal alterations from habitable to letting bedrooms.  Planning permission granted 23 September 1997.

Proposals were discussed at pre-application stage (see e-mail 4 November 2009).

Sections 1(2) and 66(1) of the Planning (Listed Buildings & Conservation Areas) Act 1990 require local planning authorities in considering whether to grant listed building consent and advertisement consent respectively, to have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.  

PPG15 paragraph C.8, Walls, states that “ walls are the main structural fabric of a building.  Alterations to wall surfaces are usually the most damaging that can be made to the overall appearance of a historic building ..”.  

PPG15 paragraph C.9, Openings, states that “door and window openings establish the character of an elevation; they should not generally be altered in their proportions or details, especially where they are a conspicuous element of the design..”.

PPG15 paragraph 3.13 states that “.. some listed buildings are the subject of successive applications for alteration or extension: in such cases it needs to be borne in mind that minor works of indifferent quality, which may seem individually of little importance can cumulatively be very destructive of a building’s special interest..”.

PPG15 paragraph C.17, External painting, states that “painting – or re-painting such as a change of colour – requires listed building consent when it could affect the character of the listed building..”.  

PPG19, Outdoor advertisement control, states at paragraph 11 that in consideration of ‘amenity’ relevant considerations are the “local characteristics of the neighbourhood, including scenic, historic, architectural or cultural features, which contribute to the distinctive character of the locality ..”.

The Bolton-by-Bowland Conservation Area Appraisal SWOT Analysis suggests the negative feature of the Conservation Area is the “insensitive alterations to historic buildings spoiling the Conservation Area’s strong historic character and appearance”.  

In my opinion the front elevation, particularly around the doorway, has been marred by the unsympathetic addition of soil piping and other ‘minor’ fixtures; existing fascia signage is located here.  In my opinion, the relocation of the fascia signage to the first floor walling will not reduce the intensity or impact of the minor fixtures to any degree but will provide further distractions from the historic form (including symmetry) of the front elevation. 

Site inspection and comparison of photos taken in July 2007 suggests that window and door stone surrounds have recently been painted in a light green colour.  This has created an unfortunate emphasis to these elements, disruption to the harmony of the front elevation of the building, and an incongruity with the Conservation Area.  I am mindful of the cumulative impact of these unauthorised works and the proposed front elevation signage proposals.



	RECOMMENDATION: That listed building consent and advertisement consent be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














