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	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent application for render removal, window and gutter repairs, replacement signage.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest & Sawley Parish Council:
	Consulted 21/3/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN2: Landscape
Key Statement EN5: Heritage Assets
Key Statement EC3: Visitor Economy
Policy DMG1: General Considerations
Policy DME4: Protecting Heritage Assets
Policy DMB1: Supporting Business Growth And The Local Economy

Planning (Listed Buildings and Conservation Areas) Act (Sections 16, 66 & 72)

National Planning Policy Framework (NPPF): Chapter 16


	Relevant Planning History:

3/2022/0565:
Listed Building Consent application for render removal, window and gutter repairs, replacement signage (Withdrawn)

3/2017/0474 & 3/2017/0327 & 3/2017/0328:

Retention of unauthorised hanging sign over main entrance, including external lighting and a painted sign to the side elevation (Refused)

3/2016/1035 & 3/2016/1056:
Demolition of existing single storey extension to rear and demolition of existing fire escapes to south and west elevations; erection of replacement single storey steel frame extension to rear with timber cladding; installation of new commercial extraction system and flue, installation of external air conditioning units to roof of replacement extension, installation of slate vents to accommodate new mechanical extraction and boiler flues, removal of door to south elevation and replacement with new sliding sash window, installation of new sliding sash window to west elevation, alterations to waste/rain water goods. (Approved)

3/2016/1017:
Discharge of conditions 3 (mortar analysis), 4 (slate sample) and 5 (ridge tile) from listed building consent 3/2016/0631. (Approved)

3/2016/0631:
Proposed re-roof of existing building incorporating new roof lights and re-build of stone chimney (Approved)

3/2015/0710:
Discharge of condition 3 (materials) of listed building consent 3/2012/0670. (Approved)

3/2015/0709:
Discharge of condition 3 (materials) of listed building consent 3/2012/0670. (Approved)

3/2012/0670:
Proposed reconstruction of existing stone boundary wall (partially collapsed) to Kirk Beck (Approved)

3/2010/0117 & 3/2010/0118:
New signage scheme comprising of one externally illuminated pictorial sign, one non-illuminated amenity sign and one non-illuminated menu case. Re-submission (Refused)

3/2009/1041 & 3/2009/1042:
Replacement signage scheme (Refused)

3/1997/0464:
Internal alterations from habitable to letting bedrooms (Approved)

3/1991/0326:
Externally illuminated static sign (Approved)

3/1991/0327:
Removal of all existing signage and replacement with new scheme (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a public house in Bolton-by-Bowland known as the Coach and Horses. The application property is a Grade II Listed Building. The official listing description for the Coach and Horses is as follows: 
‘Public house, late C18th. Squared watershot limestone with hipped slate roof. The main part of the facade is a symmetrical composition of 2 storeys and 3 bays, with chamfered quoins. The windows are sashed with glazing bars in plain stone surrounds. The central door has 6 raised and fielded panels and a plain stone surround with semi-circular head and a fanlight with radiating glazing bars. Set back to the right is a further bay, with similar window details and with punched quoins.’

The application premises is situated on a main road location in the village centre of Bolton-by-Bowland within the Bolton-by-Bowland Conservation Area and Forest of Bowland AONB. The area surrounding the premises is predominantly residential and is largely characterised by cottage properties comprising a stone and slate based design. Several of the properties on Main Street both opposite and adjacent to the application premises have Listed Building status. Stocks village green lies opposite to the application premises on the Northern side of Main Street. The wider area comprises a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Listed Building Consent is sought for the following works to the Western elevation of the premises:

· Render removal (retrospective)
· Repointing of mortar (retrospective)
· Repairs / repainting to x 2 ground floor windows (retrospective)
· Replacement of x 2 downspouts (retrospective)
· Addition of signage (proposed)


	Principle of Development:

When assessing works to Listed Buildings and their settings, the LPA must accord with their duties at sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which state:

16. In considering whether to grant listed building consent for any works the local planning authority or the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

66. In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

With reference to making decisions on applications for development in a Conservation Area, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

Chapter 16 of the National Planning Policy Framework sets out expectations with regards to conserving and enhancing the historic environment. Applicants are required to describe the significance of any heritage assets affected, including any contribution made by their setting. 

Local Planning Authorities should consider any loss of historic fabric to constitute harm, but to make an assessment as to the significance of the asset and apply weight to its conservation accordingly. 

As such, the proposed works to the Listed Building will be carefully assessed with respect to the duties above.

	Impact upon Listed Building(s) and Setting:

Paragraph 199 of the NPPF states:

‘When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.’

In addition, Key Statement EN5 of the Ribble Valley Core Strategy states:

‘There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings.’

Furthermore, Policy DME4 of the Core Strategy states:

‘Alterations or extensions to Listed Buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.’

Heritage impact is considered to be the potential level of harm upon the significance of a heritage asset caused by development proposals. The NPPF defines significance as ‘the value of a heritage asset to this and future generations because of its heritage interest’. Such interest can be archaeological, architectural, artistic or historic. 

Statements Of Heritage Significance, Historic England (2019) defines these as follows:

‘Archaeological Interest: There will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence of past human activity worthy of expert investigation at some point.’

‘Architectural And Artistic Interest: Interests in the design and general aesthetics of a place. They can arise from conscious design or fortuitously from the way the heritage asset has evolved. More specifically, architectural interest is an interest in the art or science of the design, construction, craftsmanship and decoration of buildings and structures of all types. Artistic interest is an interest in other human creative skills, like sculpture’.

‘Historic Interest: An interest in past lives and events (including pre-historic). Heritage assets can illustrate or be associated with them. Heritage assets with historic interest not only provide a material record of our nation’s history but can also provide meaning for communities derived from their collective experience of a place and can symbolise wider values such as faith and cultural identity.’

National Planning guidance requires applicants to describe the significance of any heritage assets affected, including any contribution made by their setting in order to allow the LPA to come to a judgment about the level of impact on that significance and therefore on the merits of the proposal. 

The application’s Heritage Statement makes no reference with regards to the significance of the Coach and Horses as a heritage asset however this has been previously documented within historic planning application submissions and reads as follows:

‘The building is evidence of the past human activity on this site. The building was constructed as a public house located on the road side providing refreshment and accommodation for travellers and their horses. The prominent elevations are largely unchanged from when it was constructed and acts as an example of the construction methods used at that time…the aesthetic value of the Coach and Horses lies with the northern elevation which affronts Main Street. This has a symmetrical Georgian appearance with sliding sash windows, limestone construction and a slate roof in keeping with the surrounding village. There is an extension to the west elevation which is sympathetic to the original building but not constructed to the same standard…the Coach and Horses is located in a prominent location in the centre of the village and is a local landmark building. It has long been a place for socialising and providing accommodation for travellers which provides a rich communal value.’ (Heritage Statement from planning application 3/2017/0474)

Accordingly, the above observations indicate that the significance of the Coach and Horses as a heritage asset is largely underpinned by its historical interest (historic use of the premises by village residents and travellers) and architectural interest (original Northern elevation of the premises).

Impact upon Grade II Listed Building Coach and Horses

Render removal & repointing

It is understood that some of the bedrooms within the application premises have suffered from long term damp issues with respect to their internal Western walls, as documented in photographs within the application’s heritage statement. Numerous works have been carried out in an attempt to alleviate these damp issues which include repairs to the property’s roof and the installation of drainage to the foot of the property’s Western wall however none of these measures prevented the damp from prevailing. There were also plans to repaint the Western wall of the premises however upon further inspection the existing render on the wall was observed to be loose and absent from certain sections of the wall, with falling sections of the render posing a hazard to users of the premises. 

The damp issues referred to have since been attributed to the historic application of render to the Western gable end of the premises which has prevented the wall in question from having any breathability. As such, all of the render from the Western gable end of the premises has been removed. Additional works to the Western elevation of the premises have also been carried out without consent which include repointing, downspout gutter replacements and minor repairs to two ground floor windows.

With regards to treating damp in Listed Buildings, the Institute Of Historic Building Conservation (2021) states:

‘Where a building is damp it is important to find and treat the cause of the damp. Before considering damp proofing the priority should be to make sure that damaging cement renders, plasters or mortars, paint, dry lining or tanking are not the cause of the damp…repointing should generally be localised and should not extend beyond the area where it is strictly necessary.’

In addition, the Bolton-by-Bowland Conservation Area Management Guidance (2005) states:

‘It may be necessary to remove more recently applied render if this is damaging the surface beneath… repointing of historic stone walls should be carried out using lime based mortar, which is compatible with the strength, porosity and texture of the stone and a close match to the original mortar.’

In this instance, the historic application of render to the Western elevation of the premises has been identified as causing damage to the heritage asset through creating occurrences of damp within the property’s bedrooms and has therefore been removed in order to prevent further damage to the property. In addition, the applicant has confirmed that a lime based mortar has been used for the repointing of the wall. As such, the retrospective works implemented have been carried out in accordance with the above guidance. Furthermore, the removal of the failing render has revealed the historic stone profile of the building’s Western elevation which has more semblance with the stone profile of the property’s Northern elevation. 

Questions have been previously raised with regards to the mortar mix used in the repointing of the property’s Western wall however in this instance there is no hard evidence to suggest that an incompatible mortar mix has been utilised. In any case, the application of an incompatible mortar mix with limited breathability would be an entirely counterproductive exercise from the applicant’s point of view in as much that this would lead to future occurrences of damp within the property. Accordingly, the render removal and repointing works carried out are considered to be acceptable on the basis that their implementation will both prevent any further damage to and preserve the heritage asset. 

Gutter replacement

The Bolton-by-Bowland Conservation Area Management Guidance (2005) advises against the use of plastic and UPVC gutters and downspouts with a recommendation for all traditional cast iron and metal gutters and downspouts to be replaced like for like with metal brackets fixed to stonework. 

In this instance, two replacement downspout gutters have been installed to the Western elevation of the property in order to improve on site drainage and prevent any further occurrences of damp. The replacement downspouts comprise a metal based design detailed in black, with black metal brackets affixing the downspouts to the Western gable end of the premises. The replacement downspouts and brackets are identical to the downspouts and brackets previously installed on the building’s Western elevation in terms of their materiality and external appearance. The replacement downspouts are also identical to the existing downspouts installed on the Northern elevation of the property. As such, these works have been carried out in accordance with the above guidance and are therefore considered to be acceptable on the basis that their implementation will both prevent any further damage to and preserve the heritage asset.

Repairs to x 2 ground floor windows

Minor works have been carried out on the two ground floor windows within the Western elevation of the property comprising the repainting of both window frames and the addition of sealant around each of the windows. The paintwork applied is identical in appearance to the paintwork on the existing front windows of the property and the replacement window seals will prevent further damp issues. These works primarily fall within the realm of routine repair / maintenance and are therefore considered to be acceptable on the basis that their implementation will both prevent any further damage to and preserve the heritage asset.

Proposed signage

With regards to the addition of signage to Listed Buildings, the Institute Of Historic Building Conservation (2021) states:

‘New signs and advertisements should be carefully designed and positioned, respecting the character and special architectural interest of the building and wherever possible be appropriately fixed using the location of mortar joints to avoid damage to the historic fabric. New signs should not overlay any architectural or structural divisions in the building (or between one building and another) or obscure, overlap or cut into any architectural detailing… signage should respect the age and architectural style of the building and a careful choice of materials, colour and lettering will be required.’

In addition, the Bolton-by-Bowland Conservation Area Management Guidance (2005) states:

‘The inclusion of small decorative details can add interest and a sense of place but must be based on local precedent and used correctly.’

Furthermore, Making changes to Heritage Assets, Historic England (2016) advises:

‘Where possible it is preferable for new work to be reversible, so that changes can be undone without harm to historic fabric.’

In this instance, the signage proposed would comprise physical lettering aligned in a linear horizontal formation to denote the name of the premises. The lettering would consist of an acrylic gloss based design detailed in black which would match the black detailing of the guttering on the Western wall of the premises. The lettering would be relatively modest in size, measuring 400mm x 5.1m in height and width respectively which would be a significant reduction on the two previous proposals for lettering signage on the building’s Western elevation. Furthermore, the signage proposed would be noticeably understated in terms of size and visual impact in comparison to the more conspicuous signage above the building’s main entrance facing Main street. In addition, the lettering would be affixed to the mortar joints of the building’s Western elevation which would allow for future reversibility without any harm to historic wall fabric. The proposed signage would be unremarkable in terms of design and as such would offer little in terms of an enhancement to the property however the black detailing of the signage would be in keeping with the black detailing of the guttering, eaves and side entrance door on the building’s Western elevation therefore its impact upon the building would be neutral. As such, it is not considered that the proposed signage would detract from or result in any harm to the historic or architectural interest of the heritage asset.

Impact upon setting of Grade II Listed Buildings: No. 21 & 23 Main Street

The adjoined residential properties of No. 21 and 23 Main Street lie directly opposite to the North of the application property. No. 21 Main Street comprises an adjoined house and barn, both of which are adjoined to the Western side of No. 23. Both properties hold Grade II Listed Building status and serve as typical examples of historic cottage properties within Bolton by Bowland which have been built in the rural vernacular tradition of the 18th and 19th century.

The Western elevation of the application property is partially read in concert with the principal elevations of No. 21 and No. 23 Main Street when looking East along Main Street however there is no direct interface between the Western elevation of the application premises and the principal elevations of No. 21 & 23. In addition, the Western elevation of the application property is not read in concert with the frontages of No. 21 and 23 when facing West along Main Street. 

As such, the retrospective and proposed works to the application property would have little impact upon No. 21 and 23 Main Street and would therefore not detract from or result in any harm to the setting of the neighbouring heritage assets.


	Impact upon character/appearance of Conservation Area:

The proposal site is situated within the Bolton-by-Bowland Conservation Area. With reference to making decisions on applications for development in Conservation Areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: 

“...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

This guidance is reiterated in Key Statement EN5 of the Ribble Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

With specific regard to the application site, the Bolton-by-Bowland Conservation Area Appraisal (2005) states:

Bolton by Bowland’s two ‘village greens’ are one of the main characteristics of the Conservation Area and one of the distinctive attributes of the village. Stocks Green, opposite the Coach and Horses, is the most traditional green, a public open space at the meeting of several roads on which stands the cross and stocks. This well-tended grassed area provides a fine setting for Stocks House, no. 23 main Street and the Coach and Horses…the Coach and Horses and The Court House are two other landmark buildings which stand out in the streetscene, one in each of the village’s two greens.

As stated previously, the aesthetic value of the application property is largely underpinned by its Northern elevation which is identified as forming one of the key views within the Conservation Area, particularly when viewed from and in conjunction with the aforementioned key feature of Stocks Green. As such, the application property primarily provides a positive contribution to the Conservation Area through its front  Northern elevation. 

In contrast, the Western wing of the Coach and Horses, which is a later addition to the property and forms the basis of this application, holds less aesthetic value by virtue of the quality of stone used in its construction. In addition, this elevation of the property is not viewable from or read in concert with the key feature of Stocks Green. Furthermore, the Western elevation of the property has no direct interface with the aforementioned Grade II Listed Buildings situated immediately to the North of the premises  which are also noted as important features within the Conservation Area. 

As such, it is not considered that the retrospective and proposed works to the application property would detract from or result in any harm to the historic character of the Bolton-by-Bowland Conservation Area.


	Highways and Parking:

LCC Highways have reviewed the proposed development and have no issues with respect to the proposed signage. As such, it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The retrospective works carried out to the application property amount to repair and maintenance works which in this instance have been implemented in order to prevent further damage to the heritage asset and secure its continued use as an important public building. 

Such approaches are advocated within Making changes to Heritage Assets, Historic England (2016) which states:

‘Good conservation of heritage assets is founded on appropriate routine management and maintenance. Such an approach will minimise the need for larger repairs or other interventions and will usually represent the most economical way of sustaining an asset.’

Furthermore, the addition of the proposed signage to the property would have a neutral impact upon the building by virtue of its largely understated and reversible design.

Accordingly, the retrospective and proposed works would be respectful to the historic character and structural integrity of the heritage asset and would contribute to the ongoing preservation of the heritage asset in accordance with Section 16 of the Listed Buildings and Conservation Areas) Act 1990, Paragraphs 199 and 202 of the NPPF and Policy DME4 of the Ribble Valley Core Strategy.

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That Listed Building consent be granted subject to the imposition of conditions.
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