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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Listed Building Consent for the installation of replacement external signs, associated lighting and re-painting of the exterior. 

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

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received raising concerns in regard to light pollution. This has been addressed within the concurrent advertisement consent application (3/2023/0528). 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME4:	Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)
Hurst Green Conservation Area Appraisal 


	Relevant Planning History:

3/2023/0528: Advertisement consent for replacement of existing external signs and associated lighting – Pending

3/2020/0044: Listed Building Consent to install replacement signs and lighting including re-painting of the exterior (Approved)

3/2019/0998: Advertisement Consent for replacement of existing external signs and associated lighting (Approved)

3/2019/0113: Listed Building Consent for 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 (Refused)

3/2019/0060: 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 (Refused)

3/2013/0007: Discharge of conditions 1 – Development start date, 2 – Specification of floor treatment, 3 – Signage, 4 – Specification of dummy ceiling joists in respect of planning application 3/2012/0828 (Approved)

3/2012/0828 – Listed Building Consent for 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 (Approved)

3/2012/0178 – Listed Building Consent for 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 (Refused)

3/1991/0357: Permission for taxi operators licence (Approved)

3/1991/0077: Display of various externally illuminated advertisements (Approved)

3/1991/0078: Listed Building Consent for the display of various externally illuminated advertisements (Approved)

3/1990/0745: External alterations and side and rear extensions (Approved)

3/2023/0741: Listed Building Consent for external alterations and side and rear extensions (Approved)

3/1979/0011: Additional bedroom and toilet accommodation (Approved)

3/1976/1230: Reorganisation of internal layout, toilet accommodation and lounge (Approved)

3/1974/0520: Alteration to building and layout of car parking (Approved)

6/10/2284: Alterations to existing structure (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to the Grade II Listed Bayley Arms Public House. The official listing description for the property is as follows: 

‘Public house, early C19th. Furrowed sandstone ashlar with slate roof. 2 storeys. The central 2-bay portion projects, with end stacks, furrowed quoins and a cyma-moulded stone cornice gutter. The windows are sashed with plain stone surrounds, the central door also having a plain stone surround. Adjoining to the right (south) is one bay of squared coursed sandstone, probably an addition, with plain stone surrounds to sashed windows and a gable stack. 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 application premises is situated on a main road location in the village centre of Hurst Green, within the designated Hurst Green Conservation Area and Forest of Bowland Area of Outstanding Natural Beauty. The area surrounding the premises is predominantly residential in character, whilst the Hurst Green Memorial Hall is situated immediately to the north of the site. 

The site previously received Listed Building and Advertisement Consent for the installation of replacement signs and lighting and the re-painting of the exterior under application 3/2020/0044 and 3/2019/0998. However, it does not appear that the consent has been implemented. 


	Proposed Development for which consent is sought:

Listed building consent is sought for the installation of replacement external signs, associated lighting and re-painting of the exterior, affecting the front and gable elevations of the premises.

The proposed signage scheme is being considered under concurrent advertisement consent application 3/2023/0528.


	Impact upon Listed Building(s) and Setting (Where Applicable):

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

S16: 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. 

S66: In considering whether to grant planning permission 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. 

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 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.’ 

Paragraph 16 of the NPPF also sets out expectations with regards to conserving and enhancing the historic environment. In this respect, applicants are required to describe the significance of any heritage assets affected, including any contribution made by their setting. 

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.’ 

Replacement 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.’

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 include the refurbishment of the existing wooden pictorial and bracket to the front elevation of the building. The sign would be painted in F&B Slipper Satin with applied lettering and logo in F&B Hague Blue. The refurbished signage would match the existing in terms of location and size and would utilise the existing fixings and spotlight. As such, no greater harm to the historic wall fabric or the architectural interest of the heritage asset is anticipated in this respect. 

Lettering to denote the name of the premises would also be installed to both the northern and southern gable elevations of the premises. The lettering would consist of a set of sprayed foamex letters in F&B Hague Blue and would be relatively modest in size, measuring 0.785m x 1.6m in height and width respectively. The proposed signage would also replace the existing lettering to both the northern and southern gable elevations of the building and would be affixed to rails in order to reduce the number of fixings required into the stonework.

1no. powder coated aluminium amenity board (F&B Hague Blue) with applied vinyl lettering (F&B Slipper Satin) and 1no. powder coated aluminium amenity board with a copper and clear polycarbonate menu case would be installed to either side of the entrance door to front elevation of the building. The proposed boards would replace the existing signs and would measure 0.914m x 0.667m in height and width respectively. The proposed menu case would be internally illuminated with an illuminance level of 150 cd/m2. The existing amenity board to the northern gable elevation of the premises, adjacent the entrance door, would also be replaced with a new copper internally illuminated menu case which would measure 0.512m x 0.395m in height and width respectively. The existing correx frame to the southern gable elevation of the building would also be replaced. The signage would measure 0.914m x 1.264m in height and width respectively and would utilise the existing standing posts. 

The proposed signage would largely replace the existing signage featured to the external elevations of the building and would be of a similar design, size, scale and location. The proposed scheme is therefore considered to be appropriate in the context of the continued use of the heritage asset as a public house. Whilst it is acknowledged that the proposed menu cases would introduce a new internally illuminated element to the premises, the signage would be relatively modest in size and would have an illuminance level of 150 cd/m2. In addition to this, the planning history of the site indicates that a similar scheme was granted Listed Building Consent in 2020 under application 3/2020/0044 and therefore it is not anticipated that the proposed alterations would result in any greater harm upon character of the listed building than that of the previously approved scheme. In view of the above, the proposed signage is considered to be acceptable on the basis that the alterations would largely serve as replications of previous designs and would therefore have a neutral impact upon the significance of the heritage asset. 

However, whilst methods of fixing have been submitted, no specific details have been provided with regards to whether the fixings are to be within the mortar joints or stonework. A condition has therefore been attached to the accompanying decision notice stating that the replacement signage shall utilise existing fixings or be fixed using the location of mortar joints and not stonework, wherever reasonably practicable in order to limit damage to the historic fabric of the heritage asset. 

External Lighting

The existing floodlights to the front and gable elevations of the building would be replaced with slim profile floodlights with an illuminance level of 350 cd/m2, whilst 1no. additional floodlight would be incorporated to the northern gable elevation. The existing lantern situated above the entrance door to the front elevation would also be replaced with a new copper lantern, with an identical lantern also proposed above the northern entrance. 

Given that the premises already benefits from external lighting by way of a number of existing floodlights to both the front and gable elevations, it is considered that the proposed replacement and incorporation of an additional floodlight and lantern to the northern elevation of the building would have a neutral impact upon the historical and architectural significance of the Listed Building. 

Re-painting of exterior

The proposed re-paining of the exterior elevations of the building, in F&B Slipper Satin, would closely match the existing and therefore no significant impact upon the historic or architectural character of the heritage asset is anticipated. This work also primarily falls within the realm of routine repair/ maintenance and is therefore considered acceptable on the basis that its implementation would preserve and enhance the external appearance of the Listed Building. 


	Observations/Consideration of Matters Raised/Conclusion:

The works proposed to the premises would largely involve the replication of previous designs and existing features and would not result in the loss of any of the building’s original historic fabric. The proposal would be respectful to the historic character of the public house and would have a neutral impact upon the significance of the heritage asset. In addition to this, the proposed works would be implemented in order to preserve and enhance the heritage asset and secure its continued use a prominent public house within the village centre of Hurst Green. 

Accordingly, the proposal would be respectful to the historic character of the Listed Building and would contribute to the ongoing preservation and enhancement of the heritage asset in accordance with section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990, Paragraph 199 of the NPPF and Key Statement EN5 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, the application is recommended for approval.


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