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	Date Inspected:
	22/11/19 and 4/3/20
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	To install replacement signs and lighting including re-painting of the exterior

	Site Address/Location:
	Bayley Arms Hotel Avenue Road Hurst Green Lancashire

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections. Conditions (screening; luminance) suggested so signs not a distraction or hindrance to pedestrians or passing motorists.
RVBC Environmental Health (following receipt of additional representations below):

No comments.



	CONSULTATIONS: 
	Additional Representations.

	Two letters received from facing residential properties. Light pollution from some of existing floodlights. New floodlights should be placed facing downward.

	

	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

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

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)



	Relevant Planning History:

No pre-application advice has been sought.

3/2019/0998 - Replacement of existing external signs and associated lighting. AC granted 19/3/20.
3/2019/0060 & 0113 - 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. PP & LBC refused 29 and 20 March 2019. The submitted Heritage Statement identified that the listed building is of considerable historical, aesthetic and communal values and some evidential value.
3/2012/0828 - External redecoration.  New signage scheme.  Internal alterations including replacement lobby; removal of asbestos containing artex to the existing lounge bar area ceiling and re-skimmed and painted, with new timber beam applied; new T&G wall panelling, to all walls within the proposed dining and snug area; fixed seating to the proposed dining and snug area.  New areas of flooring which include timber, stone, rugs and ceramic tiles.  General redecoration throughout. LBC granted 4 December 2012. The file report identifies “No information is provided in respect of the proposed ‘new signage scheme”.
3/2012/0178 - Full redecoration to the external building in like-for-like colours. Internal alterations as follows: Form new structural opening linking the existing Bar Area to the proposed Dining Area. The removal of asbestos containing artex to the existing Lounge Area ceiling and re-skimmed and painted, with new timber beams applied and stained dark. New 1100mm high timber T&G wall panelling, stained dark and polished to all walls within the proposed Dining and Snug Area. New fixed seating to the proposed Dining and Snug Area in a traditional style, having turned legs and deep buttoned backs. New areas of flooring, which include timber, stone, rugs and ceramic tiles. General redecoration throughout - painted finishes to be repainted, existing stained joinery to be restained dark and polished. New joinery to be stained dark and polished. All alterations to enhance and to be sympathetic to the character of the building. LBC refused 18 April 2012.

3/1991/0078 & 0077 – display of various externally illuminated advertisements.  Listed building consent and advertisement consent granted 27 March 1991.

3/1990/0745 & 0741 – external alterations and side and rear extensions.  Planning permission and listed building consent granted 23 November 1990. Appears to include works which have removed the exterior character of the barn (eg archway). 

3/1979/0011 – additional bedroom and toilet accommodation.  Planning permission granted 5 March 1979.

3/1976/1230 – reorganisation of internal layout, toilet accommodation and lounge.  Planning permission granted 6 December 1976.

3/1974/0520 – alteration to building and layout of car parking.  Planning permission granted 11 November 1974.

6/10/2284 – alterations to existing structure.  Planning permission granted 20 August 1973.



	

	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 “Public house, early C19th … The central 2-bay portion projects … Adjoining to the right(south) is one bay of squared coursed sandstone, probably an addition … Adjoining to the left is a former barn with a blocked doorway with plain stone surround, now a window, at the left. At the right is a wide entrance now containing a smaller doorway, with an elliptical arch with punched voussoirs. Above is a sashed window with plain stone surround”.

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).



	Proposed Development for which consent is sought:

Listed Building Consent is sought for a new advertisement (affecting the front and gable elevations) and painting scheme. The advertisement scheme is that agreed following extensive negotiation in consideration to 3/2019/0998. 
Individual lettering is to be fixed to rails to reduce the number of fixings into the stonework. However, it is not indicated whether fixings are to be into the mortar or stone.

Site visit identifies that the proposed wall paint is a very close match to the existing wall paint. However, the extent of painting has not been specified (the applicant suggested a possible wish to paint window and door stone surrounds in consideration to 3/2019/0998).
The submitted Design and Access/Heritage Statement is brief and does not meet the requirements of NPPF 189 in respect to  providing information concerning the designated heritage assets “sufficient to understand the potential impact of the proposal on their significance”. The menu of proposals at section 1 of the statement does not appear to be the most up to date but it is confirmed that “the proposals are fully illustrated on the drawings”.


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

The scheme safeguards the Georgian listed building’s special architectural and historic interest (principally the consciously designed, ‘polite’ form including sense of proportion of the central element of the range and the sparse detailing of the former barn ) and contribution to conservation area character and appearance. 
Whilst there is some duplication of information with ‘Amenity C’ sign (also provided in stand-alone sign L), the overall reduction and rationalisation of signage is a significant enhancement to the designated heritage assets and of sufficient public benefit (NPPF paragraph 196) to outweigh the ‘less than substantial’ harm.
Conditions are suggested to obtain clarification of the extent of painting works and the impact on stonework of fixtures. 
In respect to lighting issues (highways and local residents), the addition of informatives (rather than conditions) would appear to be appropriate. Whilst section 16 of the Act identifies those material considerations LPAs should be mindful of rather than what they should not, it is questionable whether lighting highway safety and residential amenity conditions are ‘necessary’ for LBC to be granted (i.e. would LBC be refused on highway grounds?).
The additional representations submitted relate to properties which have a public highway between them and the Bayley Arms - it is considered the limitations suggested by LCC Highways would also ensure an acceptable impact upon the amenity of local residents. The comments of RVBC Environmental Health have also been considered in this respect.
 

	Impact upon highway safety and residential amenity:

The lighting limitations requested by LCC Highways were considered and conditioned in 3/2019/0998 (Advertisement Consent). Corresponding informatives are now suggested in respect to highway safety and residential amenity.

	

	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, in giving ‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph 193) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy, it is recommended that advertisement consent be approved.



	RECOMMENDATION:
	That Listed Building Consent be approved subject to condition.




