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	Development Description:
	Proposed structural works to west facing gable end of building to include lateral restraint and associated remedial building works.

	Site Address/Location:
	Hark to Bounty Inn Townend Slaidburn BB7 3EP

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No highway concerns. No objection on highway safety grounds. However, the applicant should ensure that any building equipment, eg scaffolding, skips etc and building materials, to be used in the works should be sited and stored off the adjacent adopted highway network so as not to pose a hazard to other highway users.

LAAS:

Photographs show the gable wall un-rendered and open to view, with no obvious evidence of blocked openings, building lines, etc. that might be affected by the proposals. In contrast the adjacent side walls are heavily 'slobbered' with mortar and it is thus possible that there are hidden features within those walls in addition to the blocked openings, alterations, etc. that are presently visible.

As long as the repair work is limited to the gable wall, LAAS would have no objection in principal, but note that there are no detailed drawings provided, particularly for the existing and proposed opening, quoins and eaves.

If the proposal is to rebuild like for like, retaining all quoins, window surrounds, etc. then this needs to be stated specifically in the application and a note made in the methodology to indicate that such stones will be numbered/recorded, set aside safely and replaced in their original positions.

If the above can be achieved to the satisfaction of RVBC conservation expertise, LAAS would see no need for archaeological recording of this part of the structure prior to the works commencing.

RVBC Countryside:

Bats

Natural England requires that mitigation addresses the impacts picked up by the site assessment, as follows:-

• Quantitative characteristics: There should be no net loss of roost sites, and in fact where significant impacts are predicted there will be an expectation that compensation will provide an enhanced resource compared with that to be lost. The reasoning behind this concept is that the acceptability of newly created roosts by bats is not predictable.

• Qualitative characteristics: the plans should aim to replace like with like. As an extreme example, it would be unacceptable to replace maternity roosts with hibernation sites.

• Functional characteristics: compensation should aim to ensure that the affected bat population can function as before. This may require attention to the environment around the roost.

Natural England also recommends that precautions are taken to avoid the deliberate killing or injury of bats during development work at the site.

The site survey found evidence of use of the building by low numbers of roosting common pipistrelle bats. We consider that the building is only ever likely to be used by low numbers of bats. The survey effort was sufficient to allow for an assessment of this to be made. A mitigation and timing constraints condition is suggested to negate the negative impacts predicted in Section 8 of the survey report.



	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990 

Slaidburn Conservation Area Appraisal

National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG)

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

	Relevant Planning History:

3/2001/0219 – Alterations to doorway between bar lounge and dining room. LBC granted 4 May 2001.
3/1982/0643 – Installation of bathrooms in bedroom nos. 2 & 4. LBC granted 3 January 1983.
3/1978/1153 – Extension. PP granted 24 January 1979.
3/1977/0438 – Proposed external fire escape. PP granted 26 May 1977.
3/1975/1314 – Proposed additional residential accommodation. PP granted 13 February 1976. Plans show: front elevation end bay first floor windows to be new (and that a previous window has been infilled); rear elevation first floor window and former garage opening treatment to be new; end bay divided by wall but open to roof?
3/1974/0921 – Proposed internal alterations to provide additional dining accommodation. LBC granted 2 December 1974.
BO1709 – Break out 2 new window openings at front elevation, new toilet accommodation and form tap room. PP granted October 1971.
BO1650 – Convert building into shop. PP granted 2 July 1971. Plans show that relates to end bay. No windows shown to gable.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The Hark to Bounty is a Grade II listed (16 November 1954; amended 16 November 1983), probably early C17 and late C18, public house prominently sited within Slaidburn Conservation Area. 
The list description identifies:

“Adjoining to the left (west) is the C18th portion … At the far left are the former stables, now part of the public house. They have paired door surrounds, now containing 6-pane sashes, a small window to their left, a 6-pane sash in plain stone surround to the right and 2 similar windows on the 1st floor”.
The Hark to Bounty is within the setting of a number of listed buildings including ‘5, 7 and 9 Townend’, ‘3 Townend’, ‘1 Townend’ and ‘Youth Hostel’ opposite (all Grade II).

Pevsner ‘The Buildings of England: Yorkshire West Riding’ (1967) states:

“The seat of the courts of the Forest of Bowland. The Court Room is preserved” (page 489).

The Slaidburn Conservation Area Appraisal (The Conservation Studio consultants 2005; subject to public consultation) identifies:

The Hark to Bounty to be a Focal Building; the adjacent No. 7 Townend to be a Building of Townscape Merit positively contributing to the conservation area.
“Architectural and historic interest of the conservation area’s buildings, including 39 listed buildings”; “Remarkable surviving historic appearance with almost complete absence of 20th century alterations and accretions”;  “Two particularly fine ensembles of historic buildings … The Hark to Bounty, King’s Youth Hostel and Waterloo Building in the centre of the village” 

 (Summary of special interest).

“The Hark to Bounty Inn, overlooking a wide road junction, holds a commanding position as one approaches from the south” (Key views and vistas).

“The Hark to Bounty Inn was also built in vernacular style in the early 17th century although it has much 18th century fabric” (Architectural and historic character).
“The Hark to Bounty is an inn of 16th century origin, the upstairs of which was used as a courtroom until the 1930's, following the demolition of the Moot Hall in the mid-19th century” (Key listed buildings).

The submitted Heritage Statement contains a map regression which identifies the element of the building subject to works to have been built 1765 - 1838.


	Proposed Development for which consent is sought:

The Heritage Statement and Structural Engineer’s report identifies structural movement to the west gable particularly at first floor level. The gable end wall is currently bowing/bulging outwards as a result of past structural movement. Works are required in order to stabilise the wall and prevent any future movement. Water ingress at first floor level is also an issue and repointing works are to be carried out as a result in order to prevent any future ingress.
The use of steel plates to tie the outer and inner leaves is not considered appropriate in this case. Whilst further investigation is required, c.30% of the wall is likely to be rebuilt (worst case).

The revised Heritage Statement (17 February 2017) states that existing stonework will be used in the rebuild. Each stone that is to be removed is to be numbered and its orientation and finished face are to be marked and clearly identified with a reference number so to enable the stonework to be erected back in its original order, orientation and outward facing finished face.
Only areas of unsound mortar are to be repointed. 
Confusingly, both existing and proposed elevation drawings are referred to as ‘Existing’.  

 

	

	Impact upon the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Slaidburn Conservation:
In my opinion, the proposed works are necessary and no more than is required to ensure the proper preservation of the listed building (NPPF paragraph 132). I am satisfied that the revisions (17 February 2017) prompted by LAAS result in there no longer being a need for archaeological recording (the proposed method statement now includes measures to ensure accurate rebuilding).

	Landscape/Ecology:

I am satisfied that the suggested mitigation and timing condition is necessary and sufficient to safeguard the bat population.
Other matters:
As advised by LCC Highways, it is suggested that a note be attached in respect to the siting and storage of building equipment.

	

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in attaching considerable importance and weight to the preservation of (i.e. avoiding harm to) the special architectural and historic interest of the listed building [section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990], the setting of other listed buildings [section 66] and the character and appearance of Slaidburn Conservation Area [section 72] and in giving ‘great weight’ to conservation (NPPF paragraph 132), I would recommend that listed building consent be granted.


	RECOMMENDATION:
	That listed building consent be granted.


