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	Date Inspected:
	19/3/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSED

	


	Development Description:
	Internal refurbishment including kitchen fit out, new rear door, internal screen removal and new lightweight screen, removal of reception desk and new internal door, relocation of cellar door, formation of essential opening between bars, new door to external seating area, repairs to garden walling and fence to tanks area, altered decking with new roof, minor alteration to entrance porch, redecorations and bathroom refurbishment to first floor.

	Site Address/Location:
	Bayley Arms Avenue Road Hurst Green BB7 9QB

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic amenity societies:
	

	Consulted, no representations received.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 16, 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

Hurst Green Conservation Area Appraisal

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)

Ribble Valley Core Strategy:

Key Statement EC1 – Business and Employment Development 
Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMB1 – Supporting Business Growth and the Local Economy


	Relevant Planning History:

Pre-application advice was provided 31 July 2018:
“The application does not contain a significance assessment to explain the impact of proposed works on the special architectural and historic interest of the listed building and the character and appearance of Hurst Green Conservation Area. However, consideration to the list description suggests that the (now) internal wall proposed for further removal is the interface between the historic public house and an attached barn. The suggested build date (list description) and general proportions of the original public house element suggest that this walling is an important indicator and remnant of a double-pile layout. I note that this wall has two existing break-throughs (existing bar servery and adjacent the front elevation) providing access between the public house element and former barn.

The alterations plan indicates that there had been significant loss to the plan of the public house element before listing (22 November 1983). Historic England’s Commerce and Exchange Buildings: Listing Selection Guide (2011) suggests that whilst this is not unusual “Commercial premises are intrinsically prone to change and alteration, and cannot be expected to survive in their original configuration” it is important to retain important surviving fabric and planform “Careful assessment is needed as to whether enough survives of the special interest for designation to be warranted”.
The west gable of the building range has been subject to modernisation - most notably the 4-light entrance porch which appears incongruous in opening size/dimension and form with the listed building’s other openings. In my opinion, the window (2/2-pane vertical sliding sash; typical for the historic building) proposed for alteration is an important contributor to the gable’s significance (historical and aesthetic values). I note that the outside covered area is presently accessed from the closely adjoining entrance porch
… In my opinion and in respect to the information submitted (which does not explain why the works are considered to be ‘essential’), the proposed works are harmful to the special architectural and historic interest of the listed building and the character and appearance of Hurst Green Conservation Area and would not be supported by Borough Council officers
… The Historic England Governance and Legal Director identifies in ‘The Big Issue of Little Harm’ (Historic England Conservation Bulletin: Issue 73 Winter 2014, page 46): 

“If we are to look after what matters about our historic buildings and sites – their heritage significance – then we need to not just worry about the major proposals for change, but also about the cumulative effect of the small things. 

Fortunately, heritage planning law and policy is as concerned with the small changes as it is with the big
… any harm is to be given ‘great weight’ whether it is serious, substantial, moderate, minor or less than substantial. Whatever adjective you choose to describe it and however the harm is caused – directly or through an impact on the setting – every decision should acknowledge the general priority afforded to heritage conservation in comparison to other planning objectives or public benefits”.

… the information submitted (which does not explain why the works are considered to be ‘essential’)”.

The applicant provided a summary of previous changes to the fabric and planform of the historic building following a planning history search as part of the pre-application submission.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The Bayley Arms is a Grade II listed (22 November 1983) public house of the early C19 prominently sited within Hurst Green Conservation Area.
The list description typically does not refer to the interior or any elevation other than the roadside. It states “The central 2-bay portion projects, with end stacks”.

The Hurst Green Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation, 3 April 2007) identifies:
“Architectural and historic interest of the conservation area’s buildings, including 11 listed buildings” (Summary of special interest).
“O.S. of 1847 and the Bayley Arms was then known as the ‘Masons’ Arms’” (Origins and historic development).

“three pubs (Shireburn Arms, Bayley Arms and Eagle and Child)” (Activities/uses; Eagle and Child now closed).
“Historic buildings are in the vernacular tradition and with the exception of Shireburn Cottages, there is little architectural pretension” (Architectural and historic character).
“Continuing loss of original architectural details and use of inappropriate modern materials or details: Many of the unlisted, and some of the listed, buildings in the conservation have been adversely affected by the use of inappropriate modern materials or details” (Threats).

The submitted Heritage Statement identifies that the listed building is of considerable historical, aesthetic and communal values and some evidential value.


	Proposed Development for which consent is sought:

LBC is sought for an extension to the existing seating area (left gable), erection of fences/screening trellis and interior works. The latter includes proposed removal of walling in the most extensive remaining section of original walling (adjoining a fireplace; the submitted Analysis of Previous Alterations indicates that considerable alterations have been undertaken both before and after listing) in order to improve customer and kitchen flow. Concern was expressed at pre-application stage in this respect.
The plans show the replacement of two doors into and exiting the kitchen. The former appears to be early C20 and the latter C19. Both have interest which is not discussed in the submitted Heritage Statement.
It is also proposed to create a new opening in walling adjoining the cellar stairs – however, there is an existing access from the back of the bar.

	Impact upon the special architectural and historic interest of the listed building, its features and setting, the setting of other listed buildings, the character and appearance of Hurst Green Conservation Area and the cultural heritage of the Forest of Bowland AONB:

The proposed removal of walling and doors is harmful to the special architectural and historic interest of the listed building and its features because of the further loss to historic planform and fabric.

In respect to NPPF paragraph 194 (clear and convincing justification) and 196 (consideration to any public benefits of the scheme), the information submitted does not demonstrate that wall demolition is essential (only desirable) or discount options for repair rather than replacement of important doors.  The applicant noted on site that the need to retain the timber post will reduce the efficacy of the proposed additional wall opening in any case.

	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) and Key Statement EN5 and EN2 and Policies DME4, DMG1 and DMG2 of the Ribble Valley Core Strategy it is recommended that listed building consent be refused.



	RECOMMENDATION:
	That listed building consent be refused.


