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	Date Inspected:
	
	

	Officer:
	
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed re-roof of existing building incorporating new roof lights and re-build of stone chimney

	Site Address/Location:
	Coach and Horses Hotel 20 Main Street Bolton by Bowland BB7 4NW

	


	CONSULTATIONS: 
	Parish/Town Council

	The Parish Council has no material objections to the application, and would wish to register their overall support for this application, since the village pub is the hub of the village.

	

	CONSULTATIONS: 
	Highway/Water Authority/Other Bodies

	Conservation Officer - The Coach and Horses is in the Bolton by Bowland Conservation Area and is grade II listed. The applicant should note that this permission does not cover the introduction of thermal insulation within the new roof construction nor the fitting out of the attic space. There is reference to certain timber repairs. These will be acceptable without listed building consent provided they are like for like repairs and on such a scale that does not affect the special interest of the listed building. Wholesale replacement of significant parts of the roof structure or the introduction of new material to strengthen the roof is likely to require listed building consent. Conservation Area Guidelines encourage the use of new British slate as opposed to recycled slate. Where slates are to be recycled within the project it is normal to use these on the more prominent slopes of the roof with new material used on the less prominent slopes.

Notwithstanding the above the work described is acceptable subject to appropriately worded conditions to cover the following;

• Unless otherwise agreed in writing with the LPA the mortar used in the original construction shall be scientifically analysed and used to inform the mortar mix for the chimney rebuild.

• New slate required to supplement slate salvaged from the existing roof covering shall be natural British slate. The existing coursing pattern shall be respected. Samples shall be agreed with the LPA prior to re-roofing.

• Existing ridge tiles shall be reused and fixed as agreed with the LPA. Where new ridge tiles are required samples must be agreed with the LPA in writing.

• Full details of the rooflights which shall be flush fitting and conservation style shall be submitted to and agreed with the LPA in writing. These details must include type, size and fixing details on a section at a scale of not less than 1:10.

The addition of roof lights to the listed building will also require planning permission.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DME4 – Protecting Heritage Assets

Bolton by Bowland Conservation Area Appraisal 2005

Bolton by Bowland Conservation Area Management Guidance 2006

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

Planning (Listed Buildings and Conservation Areas) Act 1990

Technical Guidance to National Planning Policy Framework



	Relevant Planning History:

3/2012/0670 (LBC): 


Proposed reconstruction of existing stone boundary wall (partially collapsed) to Kirk Beck.  (Approved with Conditions)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is The Coach and Horses Hotel, which is a detached building which faces onto Main Street the Bolton by Bowland Conservation Area.  The building is Grade II Listed and dates from the late 18th or early 19th Century.  It is constructed from squared watershot limestone. It has a hipped slate roof, and displays a symmetrical façade of five 8 x 8 sliding sashes in plain surrounds and a central door with typical late 18th century half round fanlight above the main entrance door.



	Proposed Development for which consent is sought:

Listed Building Consent is sought for the re-roofing of the existing building incorporating new roof lights and re-build of stone chimney.  Specifically, the applicant has set the proposed works out as follows:
( Stripping off the existing roof covering setting slates to one side or reuse

( Strip off all timber battens and remove to tip

( Remove existing lead to tip

( Carry out full inspection of existing timbers

( Take down existing stone chimney stack, which is in a poor state of repair. All stone that is removed is to be cleaned of and placed to one side ready for re-use

( Rebuild chimney stack using the existing stone and a 1:1:3 (lime:cement:sand) lime mortar mix

( Install new code 5 lead work

( Install new beatable felt to rafters

( Install new timber slating battens

( Install new heritage style roof lights as soon on the attached plan

( Finish roof using the slates (that have been previously removed) using new copper nails. 

All slates to be checked before re-fixing and any that are found to be damaged are to be replaced with reclaimed slates of the same size, material and colouring

	Observations/Consideration of Matters Raised/Conclusion:



	The National Planning Policy Framework states that in respect of designated heritage assets when determining the impact on the significance of a heritage asset great weight should be given to the assets conservation.  The more important the asset the greater the weight should be.  Significance can be harmed or lost through alteration or destruction of the heritage asset or development within its setting.  The NPPF also states that good design is a key aspect of sustainable development and that permission should be refused for development of poor design.

Key Statement EN5 of the Core Strategy expands upon the national guidance set out in the NPPF.  It goes on to state that Heritage Assets and their settings will be conserved and

enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.  This will be achieved in a number of ways, including by considering any development proposals which may impact on a heritage asset or their setting through seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage asset, and by requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
Policy DME4 of the Core Strategy states that alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on site within their setting which cause harm to the significance of the heritage asset will not be supported.  Any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.

The applicant has advised that the proposed works are required to be carried out urgently to prevent the further loss of important historic fabric. The materials to be used will be chosen so as to match the existing as closely as possible and will be natural traditional materials where possible or appropriate. Any changes made will be minimal and only where to allow the work to be carried out to the existing best practice. The changes proposed will not adversely affect the significance of the building and will help prolong its life.
The Conservation Officer has raised no objections to the proposed works, subject to conditions relating to the following; mortar mix; slates; ridge tiles and roof lights.  He has also noted that some of the works will not require listed building consent (e.g. certain timber repairs), providing they are carried out on a like for like basis, and are not of such a scale that the special interest of the building is affected.

Informatives are recommended to advise the applicant the introduction of new roof lights will also require planning permission and that the listed building consent does not cover the introduction of thermal insulation within the new roof construction, nor the fitting out of the attic space.  In addition, wholesale replacement of significant parts of the roof structure or the introduction of new material to strengthen the roof is likely to require listed building consent.  

In summary, on the basis of the extent of the proposed works as set out within the application, and the advice of the Conservation Officer, it is considered that the proposed works to the roof will not result in harm to significance of this Grade II listed building or the character and appearance of the Conservation Area.   The proposed works are therefore in accordance with the NPPF, and Key Statement EN5 and policy DME4 of the Core Strategy.  Approval is recommended, subject to the suggested conditions.


	RECOMMENDATION:
	That listed building consent be granted.

	CONDITIONS

1. The works to which this application relates shall be begun before the expiration of three years from the date of this consent.

Reason: To comply with the requirements of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990.
2. The development to which the permission relates shall be carried out in complete accordance with the following approved plans and specifications:

- Application form (dated 22 June 2016)

- Proposed Re-roof (number 002, dated May 2016)

- Heritage Statement (Holden Lancashire Limited, June 2016)

Reason:  To ensure that the development as carried out does not vary from the approved plans.
3. Prior to commencement of the chimney rebuild, the existing mortar used in the original construction of the building shall be scientifically analysed, and the findings used to inform the mortar mix for the chimney rebuild.  The results of the analysis and details of the proposed mortar mix shall be submitted to and approved in writing by the Local Planning Authority prior to commencement of development.  Thereafter, the chimney rebuild shall be carried out in accordance with the agreed details.

Reason: To secure a satisfactory appearance having regard to Key Statement EN5 and policy DME4 of the Ribble Valley Core Strategy.
4. Prior to commencement of the re-roofing samples of any new slate must be submitted to and approved in writing by the Local Planning Authority.  Any new slate shall supplement slate salvaged from the existing roof covering and shall be British slate.  The existing coursing pattern must respected.

Reason: To secure a satisfactory external appearance having regard to Key Statement EN5 and policy DME4 of the Ribble Valley Core Strategy.
5. Existing ridge tiles shall be re-used, and prior to their installation details of their fixing must be submitted to and approved in writing by the LPA.  Prior to the installation of any new ridge tiles samples must be submitted and agreed in writing by the LPA.  Thereafter, the development must be carried out in complete accordance with the approved details.
Reason: To secure a satisfactory external appearance having regard to Key Statement EN5 and policy DME4 of the Ribble Valley Core Strategy.
6. Prior to their installation full details of the roof lights, which must be conservation style and flush fitting, shall be submitted to and approved in writing by the LPA.  The details must include type, size and fixing details on a section at a scale of not less than 1:10.

Reason: To secure a satisfactory external appearance having regard to Key Statement EN5 and policy DME4 of the Ribble Valley Core Strategy.
NOTES

1. For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached notes.

2. The applicant is advised that should there be any deviation from the approved plan the Local Planning Authority must be informed.  It is therefore vital that any future Building Regulation application must comply with the approved planning application.

3. Planning permission is required for the proposed roof lights. 

4. This listed building consent does not cover the introduction of thermal insulation within the new roof construction, nor the fitting out of the attic space.  In addition, wholesale replacement of significant parts of the roof structure or the introduction of new material to strengthen the roof is likely to require listed building consent.  




