Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0670 (LBC)

	Development Proposed:
	Proposed reconstruction of existing stone boundary wall (partially collapsed) to Kirk Beck at The Coach and Horses Hotel, Main Street, Bolton by Bowland.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No representations have been received: However have stated no objections to associated planning application 3/2012/0681.

Environment Agency – No objections – Have submitted a range of informatives to be placed on any approval. 



	CONSULTATIONS: Additional Representations

	No representations have been received. 



	RELEVANT POLICIES:

	National Planning Policy Framework (NPPF).

ENV1 – Area of Outstanding Natural Beauty.

ENV16 – Conservation Areas.

ENV19 – Listed Buildings.



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

	The Coach and Horses Hotel is a detached building which fronts Main Street, Bolton by Bowland. The building is a Grade II Listed Building that dates from the late 18th Century, constructed from squared watershot limestone under hipped roofs.

The proposed works consist of the reconstruction of an existing stone boundary wall, adjacent to Kirk Beck. The proposed works are required, as part of the wall has fallen into Kirk Beck. At present a temporary retaining fence behind which gabions have been placed defines the boundary.

The proposed wall would be positioned on the same line as what remains of the existing, to the same height and appearance. The wall will be finished in reclaimed random stone above ground level with a new coping on top.

The foundations of the proposed wall are substantial in nature. The exterior appearance of the proposed wall will only stand to a height of 1m above ground level. The wall itself doesn’t form part of the main Listed Building. It is a feature of the associated curtilage. In many respects it has a far more functional purpose than being intended to be an ornamental type feature.

The proposed works are intended to return the wall to its original character and appearance. I am therefore of the opinion that the proposed works will not cause detrimental harm to character of the Listed Building. In one aspect the proposed works would enhance the setting of the Listed Building. This is because it would allow for the temporary timber fence that is currently in place to be removed. Additionally the formation of an appropriately engineered retaining wall may allow for the long term safeguarding of the Listed Building.

The visible exterior of the retaining wall is to be clad with reclaimed stone with new coping stone on top. It is not clear from the submitted plans the exact detailing of the coping stone. The LPA would ideally seek to see a coping stone used which was in keeping with the vernacular of the area. I therefore recommend the use of an appropriate pre-commencement condition regarding materials details.

Having considered the submitted details I am of the opinion that the proposed works would not cause detrimental harm to the character or setting of the Listed Building. The reinstatement of the retaining wall is in my opinion far more likely to improve the setting of the Listed Building, in comparison to its current appearance and also help to safeguard the building in the longer term.

I therefore see no objections to the granting of Listed Building Consent and recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposals, are necessary and have an acceptable impact on the character and significance of the listed building.



	RECOMMENDATION: That conditional Listed Building Consent is granted.


DATE INSPECTED: 22nd August 2012














