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INTRODUCTION

This document i1s prepared by WA Architects 1o -accompany the Planning ana
Listed Building consent application submitted to Ribble Valiay Borough Council on

behalf of The Talbot Hotel at Chipping Ltd

The application is seeking consent to demolish the single storey rear extension and
remove the rendet to the front elevations, repair & repoint the exisling stonework;
returbish andinternally alter the existing hotel building to provide bar and restaurant
lacilities with 9no. ensuite bedrooms; also to construct a single storay sxiension
le the rear of the hotel to creale a reception. additional dining space and funciion
room together with ancillary kitchen, servery and staff faciliies: and convert the
axisting detached barn and stables to form 11no. ensuite bedrooms ancillary to
the use of the overall hotel accommodation.

Ag this application wiltinvelve an element of demolition and alteration to achieve the
desired scheme we have prepared this report in conpnction with the requirements
of PPSEPolicy HES, and in particular Policy MES.2. We have also made reterence
lo Seclion 6 of the Government's ‘Guidance on Intermation Reguirements and
Validation” (£2010),

In gesence, this report is divided into four main sections or statements:

~ Contextual Analysis Statement
- Herltage Assel Statement

- Planring Staterment

- Design and Access Statement

tach of these statements 1s reliant upon the other to mitorm the design decisions
at each stage of the project development.

The text also cross-reterences to stand-alone documenis - either provided by othar
consultants as part ot the overall application. or previous documents produced
by the Local Authority. This 1s to avoid lengihy repetition o1 previously produced
descrplions or text.

The Taibot Hotsl, Talbol Strael, Chipping
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2. CONTEXTUAL ANALYSIS STATEMENT

PHYSICAL CONTEXT

The village of Chipping s situated on the slopes above the River Loud. Itis approximately
10 miles west of Clitheroa Town Centre and 10 miles nottheast of Preston City Centre.
The market towns of Longridge and Clitheroe fie to the south and west respectively. it
sits within the Ribble Valley Area of Outstanding Natural Beauty {AONB)

The site of the Talbot Motel is situated in the centre of the village of Chipping within the
Chipping Village Conservation Area. The main hotel buitdirg with is distinet black and
white rendered and painted frontage is very much a key ‘gateway' bullding on Talbot
Slreet entenng the village from the Clitheroe direction. The adjomning barn and stable
block 15 more comntextual in the general slrestscene with its traditional stone walls.
Both buildings are separately grade H listed,

Talbot Street has a distinctive character ot closely spaced terraced buildings - both
carmmercial and residential, with no defined pedestrian pavernent areas. The Talbot
Hotelforms awelcome break from this pattern. Setbackirom the road edge and flanked
by its own later addition coach house and the adioning barn, the cobbied foracourt has
awelcoming character and forms a focal point for this part of the village.

The exisiing buildings sit to the.southeastern boundary ot what is a much larger site ot
nearly 0.4 hectares: The main site 1o the rear of these buildings 1s predominantly fla,
with & slight fall towards Chipping Brook which bounds the north eastern side of the
site. In tact each boundary to this site has its own unique chargcter which defines and
gives character to different areas of the site. The.north wast boundary icoks towards
the tormer Beiry's turniture works through. a newly created woodland ares. In contrast
to the south east boundary which has a steeply rising embantonent up to the stone
boundary. wall of the adjoining St Bartholomew's Church and churchyard.
The rear site itsell 15 clear ot structures and is mawnly scrub, with the exception o
an exisling sycamere iree fo the nottheast of the hotel building. The brook i also
bounded by trees giving a dense sCreening to properties on the tar side of the brook,

The Talbot Hotel, Talbot Btreet, Chippmny
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The Talbot Holel is one of three pubs in the villags of Chipping and has served as an
nn since its construction m the late 18th century. In his Historie Building Assessment,
Stephen Haigh makes reference o the histonic basis tor puhlic houses ai this time -
“.at that ime inns were generally litlle different from private houses. and the Provision
of hospitality to locals and travellers (in the form of food, drink and accommaodation)
would have been carried out as an adjunct to other activities such as fartiing... .n the
late 1880's the Talbot inn became the Taibot Hotel, a change which musgt have been
an atlempt to appeal to better-off customers... "

ltis suggestad that the barn has always been part of the Tathot Hotel comptlex providing
ihe farmng aspect ot the business together with potential stabling tor guests at the
hotel, There are records available which confirm that farming Use continued at the sile
into the middle of the 20th century mcluding livestock sales in the back vard up to the
1950’s. Thare 15 aiso documentary evidence that the south-west of the butilding was
used as a butchery into the 1960's

Throughout its lite, the building has continued 1o be a public house and hotel -
various guises. In more recent times it has been ownad by a pub and leisure cham
providing a pub and restaurant, with landlord's and guest’s accommodation to the
upper floors. This has inciuded some alterations and additions to the bulidings to try to
respond te the changing tace of the hospitality, caienng and accommodation matket.
i recent years though this has proved ineffective andthe company decided to piace
the hotel an the market around 2008.

The current owners and applicants still ses a piace for a hotel in the village and
wider vailey setling, but with taciliies which respond to the modern tourist and leisure
markets. This is supported by Chipping Pansh Council through the Parish Plan, who
see the tounsm benefits to the village of creating a more sustamable and cohesive set
of uses for the building.
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ECONOMIC CONTEXT

The current application proposals have to be assessed in the immediale context of the

existing use and faciliies provided, but also the wider economic conlexts of the village
and the Ribble Valley.

The current owners have provided a Busmess Plan with this application which outlines
ther ideas tor the Tuture uses of the existing buildings i great detail. It suggessts that
ihe previous business modet for the hotel is not viabls with current markel! trends and
requires & significant change 1n the accommodation provided o achieve a business
which s sustamable long term. This, by default, wilf involve significant investment
~ something which the previous ocwners were unwilling to do. The primary shift in the
husiness model is that the 1uture plans see the development as providing a *hotel with
restaurant and tunction room tacilities’ and not a ‘pub with tooms’ as had praviously
been provided. This new accommodation will provide a much more holistic set ot
tacilities which can. be used individually but also create a synergy between uses if
required. 1t is a model very prevaient in the wider Ribble Valley and has led to the
moreasing popularity of the area as a destination for tourists as exemplified by the
success of the Ribble Valley Food Trail.

it is this tourism context that the wider economy of the village will also benefit from the
redevelopmant of the existing bulldings. In the last year, the village has been badly hit
by the continuing effects of the recession with the demiss. and sveniua! closure of the
long established FJ Berry turniture works. In the recent community survey conductsd
by the Chipping Pansh Councll as part of ther consultation for the Chipping Plan,
100% of the 181 responses received supported mitiatives and prosects which would
regenerate iobs for the immediate community. This was further supported by 71.6% ot
residents suppotting a B&B/MHotel/Restaurant/Pub uss for the site,

i i3 envisaged that the new tacilities will provide employment opportunities 1or at least
30 - 35 people, which 15 the target set by the Chipping Plan tor the whole village 1o
replace the whs lost at HJ Berrys.

The Taibot Hotel, Talbot Sireat, Chipping
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HERITAGE ASSET STATEMENT

In accordance with PPS5, Policy HES.1 requires the appiicant to provide a description
ol the signiticance of the heritage assets affected by the proposal and the contribution
of thenr setling to that significance.

Ag part of the scheme appeaisal and design development, our clients appointed
Stephen Haigh {Buildings Archiasologist) to prepare an Historic Buildings Assessment,

This provided the tollowing statement 1o summarise the significance of the heritage
asgals:

“The Talbot Hotal was bullt as & late 18th cenlury inn-cum-farmhouse, but shows a
rumber ot different construciion phases seemingly related to its commercial success,
and it continued in fis onginal purpose info the 21st centuty. it stands next fo a large
barn with which it has been associaled for most of its existence. and the two torm
imiporiant assels both visually and histonically at the heart of Chipping villags cenire,
fecognized in their stalus as grade Il listed buildings. Although the development of the
hatelover time has led to the loss of some important aspects. inciuding the mam stairs.
much of its internal historic character Is preserved, particutarly on the upper floors.

In something ot a contrast to the Fotel the barm’s most Impaitant higtoric asset ig jis
exterior, as ils intarior has been almost entirely stripped of fixtures, some of them {of
demonistrable hisione imterest) removed in the recent, unauthorsed works, bt others
at an eatlier, unknown date. As a consequence, its sigrificance has dirinished, and
now depends 1or the most part only on its external structure and appearance, which
are iy many ways typical of barns i1the district, and the contribufion hese make Io the
building group and the wider village centre.”

(Staphen Haigh, Talbat Hotel Historic Butldings Appraisal Juna 20113

In addition 1o the specific heritage report produced by Stephen Haigh. other key
documents were also consulted regarding the Sigrificance o1 the Talbot Hote! site -
bothin its histonie and hefitage context.

These documents were:

The Talbot Motel, Talbot Straet, Chipping

Chipping Conservation Area Appraisal
{The Conservation Studio on behalf of Ribble Valley Borough Council 2005/06)

Chipping Conservation Area Management Guidance
(The Conservation Studio on behalf of Ribble Valley Barough Council 2005)

Supplementary Planming Guidance Noteg -

The Retention of Public Houses in Rurai Areas

Ribbie Valley Borough Council

Chipping Parish Plan @ M D @ \— O w N \ﬂ T
Chipping Parish Council (2844)

These documents provided us with & detsiled background as to the histone onging of
the site and its past uses. together with outlining the principal stages of ifs developmant
in the locat and wider comtext. A bnet summary of some of these facts has been
provided within the earfier Contexiual Analysis Statement,

inthe context of the Conservation Area Management Guidance document, the Talbol
Hotel was singled ouf as a weakness In the cohservation selting - “..neglscted
appearance of the vacant Talbot Hotel, front and rear, to the detriment of the
conservation area.” In the same respect though, its restoration and re-use was sean
as a key opporiunity to raise the profile of the conservation area. Mare impartantly, the
Conservation Area Apprasal document itself lists a number of key arsas of the Talhat
Hotet sie as 'speoal interest’, which the submitied designs have sought to keep and,
where possible enhance. These include:

- Historic layout and siraet patiern of Talbol Street and Windy Streel.

- Chipping Brook.

- Open arzas in front of The Sun inn and the Talhot Hotel
- Prevalent use of local stone as a building matenal.

- Trees, particularly beside Chipping Brook... .

- Areas of histonc stone floorscape.

IWA Architects
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liis an intergsting tact that historically the land to the rear of the Hotel was a focus for
the local Tarmung community up until the 1950’s when sheep sales would take place.
This placed the existing holet buildings right at the heart ot the community and made
ihe fand to the rear of the buildings a cenire tor ragular activity, meetings and social
evenis - something which has now been lost sixty vears on.

inboth Conservation Area documents, the importance of the streetscane 1s smphasised,
especially i the context ot the existing tight strest pattern which 1s evident 1 both
Talbot Street and Windy Street. Such a sentiment is echoed in the Chipping Pansh
Plan - the importance of preserving and enhancing the frontage of the hotal bulidings
18 "a priority to enhance this part of the village for both residents and visitors”. It has
theretore been a priority within the scheme development propasals 10 avaid any
alteraions to the exsting strestscensa, and where this 1s necessary i 18 In a positive
manner 1o enhance the overall Conservation Area.

On & more general point. the SPG for Public Houses in Rural Areas highlights the
plight of many establishments due 1o various reasons and the detnmental effect it can
have on the social, economic and environmental wellbeing of the village communtty,
The document says - “..the pub also plays an important fole in the visuai appeararice
of the village. This ts particularly irue where the pub is located within a conservation
area.” The SPG concludes with alist of Listed Rural Public House of which the Talbot
Hotel is included.

There have been & number of planting applications tor alterations and changes ot
use within the tast twenty years - a summary of these 1s provided i the Planning
Statement to follow, alongwith an outline of the design proposals as raquestad undesr
HEEG.2 ol PPS5. These are reflective of elther the desire on the part of pravious
owners to ephance the existing building, provide additional accommeodation to suit
the current biisiness mode! or fook to make some form ot planning gain to fund furthey
davelopment. Not all of the consented schemes were implemanted.

i terms of the loss of or impact-of proposais upon the hariiage asset we have heen

The Talbeot Hotel, Tallot Sirest, Chippmg
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rndiul of the requirements of HE7.5 of the PPS which requires any new development
io make a positive contribution to the character and local distinctiveness of the histonc
environment. In this particular context this will be the fisted buildings and the wider
conservailon area. In the cuirent application the proposal seeks o minimise the
AMoUnt of non-reversible changes to the existing buildings and extending in a manner
which will not canflict with either existing building or setting. This has 1o be balanced

though with the nead 1o create a level of accommodation that wilt support a viable
husinass proposition.

Below 1s a summary of the proposed demolition and/or alterations to the existing:

- it has been decided to remove the hard cement render 1o the Tront elevations as this
s causing a trappimg of moisture i the existing walls and intermnal damp problems,
The existing stone below s to then be repaired and rapointed. If it is found that the
storie 1s of poor quality, further dsicussions amy be reguired to re-render the raceds in
fime render to match the exsting.

- ground floor hotel extensions: itis proposed to demolish the miore recent gracnd floor
additions 1o the rear slevation of the hotel building. From the research provided in the
Heritage Assesstment these are nol onginal structurss and do not make a contribution
to the heritage valus of the building, Through removing these siructures it allows the
restoration of the onginal external plan form ol the building at ground floor. 11 also
allows a sater route for vehiclss negotiating the narow vehicular access onto the
site.

- external fire escape and ancillary fixtures and fitlings: it is proposed 1o remave the
eusting rear five escape along with the more modern fittings to the tace of the' buiicing.
These mclude vanous light fittings, wiring and the like in order to remove the clutter
which has compronrused the architeciural quality of the frant tacade, n parlicufar, over
the years.

- exsiing finkC 1o Kichen & store: it 15 proposed to dermoligh the existing structurs
which was erecied o the east elevation of the hotsl 1o provide a coverad link betwean
the kitchen and store accessed from Talbot Sireet tor delivenss. 1 is mtendid lo
provide a more suitable and smalfer extension which will be less mirusive ante the
adioining property.

WA
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- wniernal botel partitions: it 13 propossd to remove the modern partiions currently
statled to ground: and first floors in order to reinforee the existing plan form of the
original building. These include the stair and its enclosure belween the restaurant
ared and the first floor, and some enclosing stud pariitions to the first fioor arsas.

- external window opening torear elevation: it will be necessary o adapi ohe axsiing
window opening within the rear elevation to torm a doorway. This window opening is
Aot of any particular architectural merit and site to the rear of the building. In adapting
Hhis opering it will assist in the general circulation and functioning of the bullding.

- new door opening in existing wall to first floor: in order to create an en-suile facility
0 one ot bedrom it s necessary o adapt an existing wall. The room itself i
not useable accommodation and lends itself to this purpose. The opening could be
removed it reguired in the 1uture,

- fiew openings within the existing internal walls of e extsling barm/stables.

In referring to the principal areas of impact on the heritage asset and thew context in
HED.1 of PPSS, we have also made use of the data and references i the following
documents, which we would refer you 1o separately:

- Haritage Assessment Report.

- Talbot Hotel at Chipping Ltd Business Plan.

- Uhipping Parish Plan,

~ Pre-Application advice discussions and cofrespondence.

it has been illustrated i the previous text that in the context of PPS5, the proposed
works can be defined as having ‘harmiut impact’ in the context outlined m Clauss
HED.4, as the proposed areas of demolition and alteration are limited to both structures.
Itis our view that the proposals clearly represent the pont made n items (i), that loca
authorities should -

“.weigh the public benefit of the proposat (for example, that it heips o secure the
eptinum wiable use of the heritage assel in the mterests of its fonig-term conservation)
agamst the harm.., .” PPS5 HEG.4()

The buildings as they currently exist provide accommodation which have ceased to
be viable n their curvent format and therefore require some adapistion and extension
n order to secure their sistamable, long-term survival. Ultimately the use oroposed
will not change the contitbution which the building has made to the conservation arex
Histoncally, but other factors have to weighed against this. Paragraph 89 & 80 of the
Histonc Envirenment Planmng Practice Guide {(HEPPG). states the following, which
supports the proposed. changes to the buildings -

"88. It is miportant that an Y use 15 viable, not just for the owner but also for the future
conservation of the asset. Viable uses will fund fufure maintenance. . .

~ The Talbot Hatsl, Talbot Strest, Chipping

89. Harmiul development may somelimes be Justified in the inferests of realising the

optirmum wiable use of an asset notwithstending the ioss of significance caused
provided that the harm 1s miniimised.”

The submitiad Business Plan is crucia in understanding the viability of the proposals.
H also sets up certain critena tor the scheme 16 be sustainable, which iormed the basis
tor the initial briefing document on which the scheme was devaloped. This includad:

~ Minimum 20 - 25 bedrooms with sn-suite tacili ies,

- Function Roeom racility for up to 120 ppail . O
- Restaurant facility to support gussts a <MQ\®U H s_ D m N ;— m

- Kitchens and ancillary accommadatiofn P ol areds.

- Car parking Yo support the establishmertt.

This s mmportant when assessing the scheme undar HE10.4 ot PPS5 and the
appearance and significance ot the Chipping Conservation Area. The scheme
posiively addressas the spirit of this policy by retaning all key elements Highlighted
i the plan. This ncludss the focal point tree 1 the centre ot the sile, the trees 1o
the edge af the brook, the open frontage onto Talbat Street and the sigriticant open
spaces o the northwesi are all retamed. There Is also the ntention ot ARENIng up

helter access to the brook from the proposed building as cutlined in paragranh 117
gt the HEPPG.

The HEPPG paragraph 178 also states the following -

" Hweudd not normally be acceptable for new work to dommale the otgmal asset or
s setting in either scale, matenal or as a result of its siting.”

By the nature of the building type proposed, spaces ot a certan Tootprint, haght and
raassing are unaveidable to achieve modem standards and mest client axpectations.
I the context of HET0.1 though, the observalions o the Chipping Conservation
Area were taken o account and the creation of a single storey struchure n a linear
afrangement was developed.

In this context, it was aiso assessed whether all the teguired badrooms could be
contained within the existing hotel, within additional new struciures on he site ar within
the new extension to reduce the mpact on the barn as HE9.1. On balanca it was
decided that the harm of increasing the density. and height of the development on the
widar hatitage asset of the Consarvation Area and the possible wrther ditapidation of
the barn structure with a non-viabie use (ME7.4) outweighad the harm to the character
ol the intenoar of the barn or hola! with the proposed intarmal alterations (HEPPG
paragraph 183)

IWA Architects
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4. PLANNING STATEMENT
POLICY

This -application & submitted tollowng extensive discussion and consullation with
vanous parties as oullined later in this report. 1115 an application which will brng
new e back to the Tathot Hotel - samehiing which has been sought for a number of

vears, The previous planning history and the exient of the schemes nroposed can be
summansed as follows:

HRO0OTET 14 Apr 2010: Partial caretul demeolition of buige in gable wall of barn and rebuild in
stone fran demoliion (LBC APPROVED)

AR006/0428 11 July 2008 Ereqtion of signg and lighting o enhance returbishiment
{LBC ARPROVED)

SEONEMO37T 28 June 2006; Seven signs of varving descnption, six floodiights casting an arc
lantam ovar enlrarce daor - (ADVERTISEMENT CONSENT APPROVED)

B2005/0723 & Oct 2005, Internal Alterations A} rernoval of fireplace ang wall, relam fireplace tor
rause; B) removal of glazed screen af high Jevel; C) opering up of firepiace; [3) making sate of
coblbiesione lorecour! (LBC REFUSED)

3M987/0554 7 Oot 1997, Replacement iuminaled fasca sign'& amenity signs
{(ADVERTISEMENT CONSENT APPROVELD,

3199705557 Oct 1997 Replacement ilununated fascia sign & amenily signs
(LBC APFROVED)

JABITIORTY 20 June 1997 Changs of use of former barn and stable to form Bno. badrooms with
en-sulla tacilides as annex fo the Talbot Hotel (FP APPROVELD)

3M997/0280 20 JUNE 1897: Change ot use of former barn and siable lo rorm Bno. bediooins
with en-suite tacilties as annex to the Talbot Hotel (LBC APPROVED)

19040475 T Sept 1994: Conversion of bam ito 2no. dwealiings  (resubmission)
{(APPROVED)

319000474 7 Sept 1894, Gmn.qmaaa of barn nto 2no. dwellings (LBL AFPROVED)
B 993/0856 1 Oct 19938 Car park to rear of puldic houge (WITHDRAWN}
3M1993/0800 12 OCT 1983: Conversion of barn to 3no. dweliings (LBC REFUSELD)
GH9930501 12 OCT 1998 Conversion of barn 10 3no. dwellings (REFUSED)

BPEQI054 22 June 1993 Replace signage and new lighting (L.BC APPROVED)

The Talbot Hotel, Talbol Strest, Chippmng

3/1983/0236 22 June 1983, Replace signage and new Hghting
(ADVERTISEMENT CONSENT APPROVED)

3/11993/0113 27 Apr 1963 Modification to proposed steps OUsSide emergency §xit doors fromnt
glgvation and 4no. décorative wall lights to exterior of new axlension (ARPFPROVED)

S/198340114 27 Apr 1883 Modification o proposed steps oulside emergency exit doars front
elsvation and 4n0. decorative wall lights to extenor ot new extenston (LBC APPROVED)

SHSO1/0026 30 Apr 1881 Alterations and extension (LB AFPFROVED)

3M881/0025 30 Apr 1981 Infernal alterations and vestibule and family extension (fo ihcrease
Hoensed area) (APPROVED)

In policy terms, discussions with oificers have manly, and nghily, centred around
policies relating to the historic environment and the viability of the scheme under
BP35. This has been dealt with previously under the MHeritage Statement.

Together with consultations, assessment and appraisal documents and national policy,
due regard nas bean taken of the oliowing key oitical policies which we teel the
proposals address positively.

B2 - General Policy and Principles

BPS4 - Planning for Sustaimable Econemic Growth
#P4E - Planning tor the Histonc Snvironmant
BRET - Sustamable Developmant in Rural Areas

Bibhle Valley Districtwide Local Plan (1998)

General Policy G4: developmant within the village boundary.

Ganeral Policy G6: essential opan space.

General Poliey G7: flood protection.

Environmenial Pollcy ENVY: area of ouistanding natural beauty.
Environmental Policy ENV1G, 17 & 18  conservation areas.

Environmenizal Policy ENY 18 & 24: isted buildings.

Envirgnmensal Policy ENV22: beneficial reuss of redundant buildings & fand.
Employment Policy EMPO: conversion of barns for employiment uses,
Recrestion & Toursm Policy BT1: devaiopment proposals sncouraging loursm.
Hsoreation & Touriem Poliey RT2: small holels.

Recreation & Tounsm Polioy AT3: conversion of barns for tourism uses,
Transport Policy T1: general guiding principles tor davelopment.

Transport Policy T3: traftic impact assessments.

Transport Polley T7: parking provision,

WA Architecis
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POLICY cont'd
The Chipping Village Plan.

Chipping Conservation Area Appraisal and proposals mag.

i developing the designs, we drew upon a number.of kay principles from some of the
policies mentioned above, which we used to intorm and develop the design approach
tor the scheme, these can be summarised as tollows;

PES4 Policy BEC13.1 -

-when assessing planning applicalions affecting shops. leisure uses including public
houses of services in local centres and villages, local planning authorities shauld: © .
¢, respond positively (o planning applications for the conversion or extension of shops
which are designed to improve their viability...”

PRST paragraph 7 -

“.planning authorities should adopt a positive approach o planning  proposats
dasignied to improve the viability, accessibility or communily vaiue of existing saérvices
and facililies...that play an important part in sustaming vitlage communities. Planning
authorities should support the retention of these local facifitiss... .”

Policy (G4 -

“within the villages of: ...Chipping as defined m the proposals map, planning
permission will be granted for proposals falling within the following eatagones: e) The
rehabilitation and re-use of rural bulldings... .

Policy ENVIG -

" Within conservation areas development will be sitictly controfied to ensure that i
refigets the charactar of the area in terms of scale, size, design and matenais. Trees,
important open spaces and naiural features will also be profected as appropriate.”

Palioy ENV19 -
“..Development proposals on sites within the sefting of bulldings listed as peing of
spectal architectural or historc inlerest which catise visual harm to the setling of the

budiching will be resisted. In assessing the harm caused by any proposal the following
factors will be taiker info account:

v} The sxtent to which the proposed works would bring substantial benefits fo the
communily including econonic benefite and enhancement of the ervironment.”
FPolicy ENV22 -

“Development proposals which result in the beneficial re-use of derelict, disused and

& M N a iﬂmaﬁ Hatel, Talbot Street, Chipping
: .

obsolete iand, buildings and waterbodies will be approved sublect to the other poticies
af this pfan.”

Policy EMPS - . .
“.Planmng permission will be granted for emplovment-generating uses in barms and
other rural buildings, provided all of the following criteria are met:

The proposed use wilt not cause unaccepiable disturbance o reighbours in any way;
(1
(iff The building has a genuine history of use for agricuiture or other rural enlarprise;
(i} The building 18 structurally sound and capable of conversion for the Groposed tise
without the need for mayor afierations which would adversely affect the character or
the huilding,

v} The impact of the proposai or addltional elements fikaly to be required for the
proper operation of the buitding will not harm the appearance or funclion of the area
invwhich it is situateo;

(v) The access lo the site s of a safe standard or is capable of being mproved to &
safe standard witiout harming the appearance of the area;

(vi) The design of the conversion should be ot a high standard and be in keeping with

focal tradilion, particuiarly in terms of malerials, geometric form and window and door
openings.”

Palicy BTt -

“The Borough Council will approve development proposals which extend the tange of
tourisim and visifor faciities in the Borough.”

Policy BTS -

Planning permission will be granted for tourism related uses in rural buildings proviciirg
alf of the following critena are mat:

i) the proposed use will not cause unacceptable disturbance fo neighbours e any
way;

i} the tmpact of the proposal or additional slements likely fo be required for the proper
aperation of the building will not harm the appearance or tunction of the area in which
it is sifusted;

ifi) the access to the site s of a safe standard or is capable of being improved 1o g safe
standard without harming the appearance of the area:

) the design of the conversion should be of a high standard and he in keepig with

tocal fradifion, particuiarly in terms of materiass, gaomelric form and window angd door
openings:...”

IWA Architects
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INVOLVEMENT

The: development of the design has been carmed ot in close consultation with our
clients and their speaalist hotel advisors. They have been directly involved from the
ial skiech design stageto make sure that the spatial arrangements and relationship
of rooms will be adequate 1or the demands of a modern hotel business. Throughout
the process ihey have aware ot advice and the requirermnents of other parties including
fellow consultants and the local authority. This has led to the designs svolving over
this time and it is-hoped that the scheme submitted for planning presertts a soluticn
which all parties are happy o suppart.

The development of the scheme hag been widely discussed and vresanted to vanous
mterested parties, stakeholders and consultants prior to subrmission. To sumimarse
thess have included:

3

Ribble Valley Borough Council (Adrian Dowd - Conservation/Senor Flanring Officer)
Discussions were carried out as part of a pre-application consultation process. The
- advice has been clear in terms of the waslification for the pronosaed developrigntin the
contend of PRGE. This justification i1s deslt with seperately. Comments and direction
has also bedn given i terms of design and materials i the context of the Conservation
Area. These comments were addressed, particularty regarding the extension. and
has led fo turther design development (© improve the design and layout of the tunction

room ard ancittary accommadation to reduce the impact on the selling of the listad
builcing.

Hibhle Yalley Borough Council {Dave Hewitt - Countryside Officer}

A site meeting and follow-up discussions were held belwoen the officer, the architects
and the consultant arboriculturalist - Phill Harris. This process highlighted the need 1o
assess the root protection zonas for the protected trees beside the brook and futher
into the site. A solution was proposed and agreed which led to turther destgn layout
changes and technical proposals which will be adopted at construction stage. These
proposals are outlined in the accompanyinig Trea Repoit.

Chipping Parish Council

The architects and client body presented interim sketeh designs to a will parish councli
mesting in early July 2011, The Parish Councit was generally supportive of the scheme
and Telt the proposals were a positive step towards the regeneration of the Talhot
Hotel and the creation of much needed employment opportunities for the village. The

requirements tor adedguale parking was reguested and this has been adressed in other
reRos,

The Taibot Hotel, Talbot Street, Chipping

Weetwood Lid (Flood Risk Enginisers)

As required by planning policy due to part of the site’s location in a flood zone. Our
clients appointed consultants towork up a flood nsk assessment. The same consultants
are invoved with the site of the former Berrys furniture works and are thersfore aware
of the issUes in this area. Their recommendations during the process ware @l tlly
adopted in the final design and this approach has been agreed with the Environment
Agency auring pre-application discussions.

Singleton Clamp & Pariners (Highways Consultanis)

Ag part of the planning requirements and following comments from the Pansh Council,
Singleton Clamp were appointed to carry out a Highways and Parking strategy for the
site. This was based upon the proposed uses and increased activity on the site. Any
comments received from them during this process were adopted n the final plans.
Their subsequent report and recommendaiions have been agreed by LCC Highways
officers during pre-application discussions.

12




DESIGN & ACCESS STATEMENT The Taibot giotel, Taibot Strest, Chipping

S T
7031108

USE

This site 15 highlighted as a Key Facal Pont’ in the = .

Chipping Conservation Area.  This 1s predominanty
tor s contribution architecturally and historically
within the village centre. As highlighted in various
planning policies though, and more recently in the
Chipping Pansh Plan, these buildings and the site

also form an important focal point on a social and
community level.

Although inits early existence this complex had a dual
unction of public house and farm. The agricultural
usé had ceased over sixty years ago and the more
modern image of a public house and hotel has taken
precedence,

The precedlence thereiore of a commercial hotel
bullding orr this site with an element ot residential/
living accommodation is very well established.

The applicants wani fo see this use continue and
return the bullding to the heart of the community. The
naw accormmodation must respond to the modem
expectalions of a holel establishment n terms of
diring, entertasning and sleeping options. This can
only be achieved through fully utitising the existing
structures on the site and the construction of a new
extension 1o house farger volumes for lunctions.

fhe application proposal is for some small scale
damolition  and  external  alterations; and  the
refurbishiment and exlensicn o the existing hotel
create 9no. snsuite bedrooms, tunction suite, bistro
restadrant and bar area with ancitlary hotel, Kilchen
and staff faciiios; change of use of the ewsting barmn
o torm Tino. ensuite bedrooms angitlary to the hotel
accommadation; axtenston and returbishment of the
exagling car parking facilities to create 50no. parking
spaces including the repair and returbishment of the
oxsling cobblad forecourt,

IWA Architects




AMOUNT

The regurements of the briei have come
through a direct carrelation to the business
plan and the necessary square tootage
raguired for a modern hotet establishment,
Arminnura number of bedrooms is reguired
to make the accommodation viabie, whilst
saparate uses such as the function suile or
restaurant all combine to make an holistic

COMPH@X,

The tunction room itsel! is designad o suit
up o 120 people when all the floor area is
used. |t aiso has the epportunily 1o divide
the space equally o cater dor smaller
iunctions and mestings.

The owsting restaurant space 18 being

reused, wilh  an  additional  ‘orangery’
siruciure 1o the rear of the existing building
jor more informal dining or hotel guests.
Other bar and jounge areas are being
gither retained or localed within the exisling
buiiding.

Situated bhelween the tunction room and
the existing building are the kilchens and
ancillary toilet, storage and stall faciilies.
Thase are localed al a point where
they can best serve both funclion areas
simultanecusly and the dinmg arsas, o
avoid extenstve pireulation routes and give
g clarity of plan.

The number of rooms located in the bamn
has been reduced from thal proposed at
pre-application stage. This now provides
roorrss which areg more genercus in sizing
and taciities, lgslher with providing a
more open and welcoming entrance hall
within the existing structure.

The Taibot Hetel, Talbol Bireet, Chippng
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The Talbot Motel, Talbot Strest, Chippmg

y &
LAYOUT m
Site Layout: _
The development of the site plan has been very much determined by brief and site
context. The linear nature of the arrangement of the new building was in response to
the proximity of the trees fo the brook and feature ires io the centre of the site, and the
nead to 'thread’ the building between these areas 1o avoid any detenmental sffect In
50 doing the plan torm wraps around the central free to create an mtormal courtvard
-making the sycamaore tree the focal point for the new struciures. In tum, the planning
ot individual rooms allowed us to davelop a concept of each tunction being contanad

in a seperale struchure which allowed the footpnnt of each area to be of a similar size
o the existing hotel footpring.

it was a deliberate decision to avoid the structures extending into zones near to areas
designaied as open spaces under the planning and concsrvation area policies. in
ordar to retain the open nature of the northwestern part of the site this was refrictad to
he pecessary car parking proviston which 1s required for this type of use.

18 proposed along the brook edge to introduce a seating and jootpath area tor
cugtomers. |tis aiso the potential first section of a public accessible nverwalk which
has been encouraged in the Chipping Plan to iink the former Barry's works with the

P

cantre of Chipping viltage.

Exsting Hotel Layout:
itis proposed to make very few struciural changes to the existing hotel building, except

where the newer single storey blocks are demolished to allow the reinstatement of the
Histonie plan form.

A new starr has been inbroduced which will serve the upper floors and utilises the
axtemal door opening already available tor the fire escane stair. The stair wiil be fixed
mdependantly of the existing external wall in order to allow the existing building 1o be
read through the new structure. To the first and second floars it has been nacessary
o introduce a new nternal stair which complies with modern standards for acoess
and means ot escape. It will allow e retention of the historic stair structure ntact.
Likewise 1o first and second floors all the badrooms will be iccated in rooms dictatad
by the historic plan torim to avoid uneccessary alierations. By tollowing this approach
it has not been necessary to introduce any new openings in the external envelone.

Exusiing Barn Layout:

New bedrooms ipegted In the existing bars have been arrangad around the generous
full height entrance hall.  The plan has been developed to avoid introducing any
new spenings in the external envelope, with the exception of one window to the rear
alevation to the stable biock.

£
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The decision {o locate as much of the required accommodation in the existing buildings
as possible has allowed the new building to remain a single storey struciure.

The plan torm tor the new build is intended o assist in forming a seres of smaller
structures of & similar scale to the exsting hotel building. Each structure is defined by
8 gable ended root (as with the hotel), when the b ding 1s viewed from the entrance
courtvard,  Each stuciure 1s then linked by lower and smafler root forms so that
overail the nnpression is ol a series of contrasting structures, rather than one large

development. The curving plan torr {around the existing tree) also assists in this
effoct,

The holel 1s still allowed 1o relan its own identity by setling the new structures back
wom the existing rear elevation giving the impression of the new struciures being an
annexe’ to the existing bullding rather than an extension. The aciual link between new
and old is then proposed as a simple glazed enclosure - oftanng complete transparency
and views of the existing rear elevation of the notel through the glass. Alihough two
slorey it cne section o accommodate the new ster, generally this structure will be
singls storey to retain the degree of visual separation.

The actual caves heights of the new buildings are kept as low as possible to suit the
proposed uses, and the buildings 1orms are expressed by the varvirig roof forms above,
Onece agam the plan form assiste with thig arrangement , but overall the impression
created is of bam-ike structures rather than targe two storey hulldings.

The Talbot Hotel, Talbot Street, Chipping
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The Talbot Hotel, Talbot Sireet, Chipping
APPEARANCE

As with the building torm, the design 1s intended to be a modam nterpretation of
wraditional forms. In the same respect, ihe arrangement of elevation elements and the
use ol materials keeps its roots in the traditional hut with modern overtones.

Stone and glale are the key materials for the new building to walls and roats respectively.
This relates directly to most of the surrounding buildings o the sile and the wider
conservation araa context.

As suggested previously, there are large areas of glazing which offer transparency
to tha main buildings bul also a degree ot openness and natural light to mamn areas
of accommodation such as the reception area and dining area. The uss of glazing,
especially to the rear elevation, also allows the retention ot natural light into the axisting
rocms of the hotel itsell. The use of glazing and glared bays fo areas such as the =
entrance iobby and the function room itself aiso offer customers views out towards the .
surrounding fandscape, whilst still bringing an emphasis to the root structure rather
than the walls as outlined earlier.

m.ww.

MR

Where flat or low piteh roofs are suggested, itis intended to use profiled metal sheeting
1o ggve a colour maich fo the slate roofs adioining these areas

xw
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SUSTAINABILITY

Site Location - Although the site is not
in a particularly sustainable location,
it 15 slilf served by a bus service and
there 15 also the facility of the local
private coach service i Chipping for
larger partios. R is intendad o offer
employment  opportunities o lcoal
people from the village which should
raduce the need {or vehicular transport
for those that work in the hotel.

Transport ~ car parking s provided
o the premises, bhut it © miended to
encourage car sharng - particuiarly
for waddings and events where guesis
may know each cther. Cycle and
raotorcycle parking will also be provided
on site » particuiarly where visitors may
be touring by blike. The local coach
serice will provids a more econormical
mode of communal fransport, and it is
intended to promets this o potential
visitors and users of the building.

Fe-use of Malerals - The re-use of
soms of the existing buildings  will
help to reduce the embodied energy
in the construction of the scheme in
comnarnson o an entirely new-build
schame,  Whete some demolition
will occur it Is infended i reuse the
good  qualily rectamed materials,
such as facing stone, in areas of the
hard landscaping such as retaining
and boundary walls.  Poorsr guaiity
matenals  will be compacted tor
hardoora. :

Naw Congtruction - all bulldings will
he constricied to meet and hopstully
exceed current Buillding Recgulalions

tor heat loss and air tighthass.

Matenals « matenals 1or the scheme
will he acguired. whare relevant, as
second-hand or reclaimed sourcss -
such as the vacing stone and rooiing
slates. in the cass of timber this will
be acquired from managed sources
through the FSC grading system.

Labour-the construction firmwho witl bs
the potential contractor tor the schems
is iccally based. Thelr workforce tends
to be localiy bagsed and so the need for
large travelling distances to and trom
the site I greally reduced. Thig also
includes the sourcing for malsnals as
mentioned previously.

Water Use Reduction - all rooms will be
fited withwater saving deviges such ag
flow restrictors etc. Due to the nature
of the scheme and the propossd fulure
management, it was not deemed
practical to have a mare centralised
grey water recyeling scheme.

Rainwater Run-off - plsase refer o

the seperale engineers report on flood
risk.

Decentralised Epergy - at nresent i
s not possible 10 propose alternative
energy sources. Further investigation
will he carried outthough as the desighs
pragress.

Food Production/Suppiles - please
reter 10 the seperate business plan tor
items retaring to this matier,

CRIME PREVENTION

Although is not a pricrity as this area
is deemed a 'low rigk! area in tarms of
crime. As pariof the marketing strategy
ior the scheme i is- intended as part of
the detailed design we will consult with
the relevant bodies 1o discuss details
of the schema o address any issues.

The Talbot Hetel, Talbot Sireet
ACCESS

A separate transport statement has
besn prepared tor this application by
Singleton Clamp & Parners.  This
highlights the overall transport strategy
for the scheme as a whole, including
fraflic movements, I alse provides
wformation  regarding  the  access,
deiveries and parking standards.

Iy design terms # s propossed that the
schame overall will maet the coritera
tor vehicular parking as set out by
Lancashire County Councll for this type
of development. Along wilh this, it &
also proposed to provide cycle parking
for visitors and staff.

Retuse and delivery processes ulilise
the access points praviously used and
established by other bullding owners.

Emergency vehicles have ocomplets
access to all areas of the site.

All new ground Hoor areas will have
level access and where steps existi in
the existing huilding a management
svstern wilf be set up 1o addrass this
isse. WC's ave provided at &l ground
floor isvels. .

, Chippmig

| IWA Architects
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The Talbot Hotel, Taihot Street, Chipping
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The Tatbot Hotel, Talbot Street, Chipping

APPENDIX

EXISTING HOTEL BUILDING.
- Listing Description
- Images of England Historic Record

EXISTING BARN & STABLES:
- Listing Deascription
- Images of England Histonc Record
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TALBOT HOTEL, TALBOT STREET
The bullding may lle within the baundary of more than one authority,

County: Langashire

District: Rinble Valiey

District Type: District Athanily
Parish: Chipping

Legacy System Information

The contents of hls record have been generated from a legacy data system.

Asset Groupings
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List Entry Description
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Public hause, 1778, Coursed walsrshot sandstone fthe front wall rendered)
with stats roof, 2 storevs with attic, Main front of 3 bays, the windows

belng sashed with no glazing bars in plain stone suretinds. Door has
arehitrave, with a moulded plague above now mullizted by the atlachment
of & sign, but said to ba inseribed "1779" (old list). End Stacks, with

a further stack on the gable of a righthand wnit under a sentinuoys
raofline. now obscured by a wing which runs forward at fight-angles o

it. This wing has, i its left-hand return wall, 2 wide entrance wiin

& plain.stone surround having a segmental arch with a1 projecting keystone,
with a-1st ficor windaw with plain stene Surround abova, The front wall
ofthe wing is blank. To its Aghi, ¢ennedting it with No. 7, s a

narrew unit with 2 wide entrance wilth piain stone sumround on the ground
floar. The left-hand gable of the main building has molided kneaters

but no coping. On the 1st floer is a re-usad 2-light double-chamferad
windew with mullion removed. Quishut to part of the tear wall, which

has sashed windows with glazing hars in plain stens survounds, one
sumeund having C17th fragments.

Listing NGR: 806228343328

Selected Sources

Legacy Record - This Informiation mav be included in the List Entry Details,

Tiw below map is for quick reference purposes oniv and may ot be lo scale. Fors eapy-of the full scale map, plaase
see the atlached PDF - 1872270 ot
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Talbot Hotel

Gepyright: K, Foster
Reterence Number: 182970

Chipping, Ribble Vallay,

Location: Lancashirs, Photographer: K. Foster
: . . Date Last ;
‘Date Listed: 13 February 1967 Amended: 13 February 1867
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STABLE AND BARN SOUTH-WEST OF TALBOT HOTEL, TALBOT STREET

The building may lie within tha houndarv of more than cne authorily,

County: Lancashire

District: Ribble Valley

District Type; District Authority
Parish; Chipping
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Legacy System Information

Tha contents of this record have been generated from a legacy data system.

Asset Groupings

This List entrv does not comprise part of an Asset Grouping. Asset Groupings are not part of the officiat record but are
added iater for information.

List Entry Description

Legacy Record - This Informaticn may be included in the List Entey Details.
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Barn and stable, possibly lale G18th. Sandsione rubble with roof of stona
slate and sfate. The front wall has a wide entrance with a tiangular

head of 2 pieces of stone with a central kev. Ta its fght is a smal
window with plain reveals, To its left is an ouishut with an cpeni
with plain stone suround in its front wall and a door with plain stane
surraund on its right-hand retum wall. Tha right-hand gable wall has

2 chamfered doorways on the ground ficor with 2 similar docrway on the
st floor now partly blocked. The rear walt has a wide entrance with a
head simitar to that In the front wall.

Listing NGR: SDB227543314

Selecied Sources

Legacy Record - This Infarmation mav ba includsd in the List Entry Cetailg.
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Tha below map s for quick reference purposes oaly and may not be to scale, For a copy of fhe full scala map, please
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The Talbot Hotsl, Talbot Street, Chipping
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