Planning Committee: 12 March 2025 Item Number: 6

Application No: W 23 / 1790 LB

Registration Date: 12/12/23
Town/Parish Council: Warwick Expiry Date: 06/02/24
Case Officer: Erin Weatherstone
01926 456648 Erin.weatherstone@warwickdc.gov.uk

The Punch Bowl Hotel, 1 The Butts, Warwick, CV34 4SS
Partial demolition of existing building and internal and external alterations to
facilitate a conversion from Public House to a single dwellinghouse. FOR Secret
Properties Ltd

The application has been triggered to be considered at Planning Committee in line
with the Council’s constitution due to an objection from the Town Council.

RECOMMENDATION

It is recommended that Listed Building Consent be approved subject to
conditions.

DETAILS OF THE DEVELOPMENT

Listed Building Consent is sought for the partial demolition of existing parts of the
building and internal and external alterations to facilitate a conversion from Public
House to a single dwellinghouse.

THE SITE AND ITS LOCATION

The application site lies to the north of Warwick and comprises of a Grade II Listed
Public House with external parking. The site lies within the Conservation Area and
in close proximity to several Listed Buildings which line The Butts to the southern
part of the site.

RECENT RELEVANT PLANNING HISTORY

W/21/0408- Change of use and conversion of Public House (sui-generis) to a
single dwellinghouse (Use Class C3), including partial demolition of the building
and external alterations. Refused 17/06/2022

W/21/0409/LB- Partial demolition of existing building and internal and external
alterations to facilitate a conversion from Public House to a single dwellinghouse.
Withdrawn 22/06/2022

Background
This application is a re-submission of the proposal considered as part of planning

application W/21/0408 and associated Listed Building Consent W/21/0409/LB.
The planning application was refused and the Listed Building Consent was
withdrawn.
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Since the publication of the previous Planning Committee report in October 2024,
further clarification has been received regarding the proposed window works as
the acoustic report appeared to include double glazing. An updated glazing scheme
by Walnut Acoustics, Heritage Statement in relation to windows and joinery details
have been received. The details confirm that single glazing will be proposed
throughout with secondary glazing behind. These changes have been subject to a
re-consultation with Environmental Health and the Council’s Conservation Officer.

This report has been updated in line with the changes to the NPPF in December
2024 and to reflect the changes outlined as part of the paragraph above.

RELEVANT POLICIES

National Planning Policy Framework
Warwick District Local Plan 2011-2029
HE1 - Protection of Statutory Heritage Assets

SUMMARY OF REPRESENTATIONS

Warwick Town Council: Minor amendments do not overcome our objection
and concerns include:

-increased traffic and congestion

-narrow section of road located and in a busy area

-poor air quality from circulating traffic will have a negative impact

- needs conservation and support conservation comments (05/07/2024).

Historic England: No detailed comments (17/01/2024, 12/04/2024 and
21/06/2024).

WCC Archaeology: Recommend a WSI condition (29/01/2024).

WDC Conservation Officer: No objection in principle but concerns regarding
the high blockwork wall with the planting. The height is considered to be out of
proportion with other boundary treatments within the streetscene, is considered
to be overbearing in scale and will have an adverse impact on the character and
appearance of the conservation area and setting of the Listed Building. The
green wall is considered to a departure from the character of the area.

All new doors and windows should comprise of timber, I would recommend this
is shown on the plans along with the thickness of glazing or alternatively a
compliance condition imposed to ensure timber if approval is forthcoming.
Further details can then be secured via large scale details condition
(16/02/2024).

The proposed amendments have addressed my previous concerns however I
would request that details of indicative window and door details, I would expect
timber openings and all new doors and windows on historic elevations and use of
single glazing (15/04/2024).
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I have no further comments to make, however note that no further details have
been provided for materials or windows (09/07/2024).

Details of mechanical ventilation system can be secured via planning condition
(12/08/2024).

No objection to the revised details. Single glazing is now proposed throughout
with secondary glazed units behind (23/01/2025).

Confirm satisfied with all replacements showed in the proposed scheduled
(03/02/2025).

Public response: 3 letters of objection received raising the following material
considerations:

- Concerns regarding impact on Warwick's History; and

- Concerns regarding the demolition works as the building has historical
interest; and

- Reference to loss of use as public house.

ASSESSMENT

Impact on the host Listed Building

The building is a Grade II listed building dating from the 18th Century. The building
is finished in whitewash brick under a tile roof with modern flat roof extensions.
The building is understood to originally have been a coaching inn.

The application has been submitted with a Heritage Statement and revised
Heritage Statement, which outlines the change to the building over time and
considers the impact of the proposed works. No objection has been received from
the Council’s Conservation Officer to the principle of the development and
amendments have been received during the course of the application to address
concerns raised on heritage grounds and clarification regarding the window works

Policy HE1 relates to designated Heritage Assets and states where a development
would lead to ‘less than substantial harm’ to the significance of a designated
heritage asset, this harm will be weighed against the public benefits of the
proposal. Furthermore, paragraph 212 of the NPPF states that great weight should
be given to the asset’s conservation and sets out criteria depending on the level
of harm.

The proposal includes the demolition of later additions to the property which are
currently located to the side and across the front elevation. Due to the age of
these additions no objection has been received from the Council’s Conservation
Officer and it is considered reasonable to secure material finish for these elevations
for the avoidance of doubt in case any repair works may be required.

The proposal seeks to make changes to the fenestration on all elevations. Joinery
details have been provided for these changes and a separate glazing schedule.
The works include replacement windows and the installation of several new
windows and doors. Details of the design are shown on the elevations and included
with the joinery sections provided during the course of the application. The
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windows and doors will be timber, single glazed with secondary glazing and are
considered to respect the historic interest of the host building. Initially in response
to the proposal the Council’s Conservation Officer has recommended that all
windows and doors be constructed of hardwood timber and any windows are single
glazed only. Now that large scale details have been provided ad associated
schedule which includes timber materials officers consider it reasonable to secure
compliance with these large scale details via planning condition and to ensure the
condition limits any new openings to be timber and single glazed for any windows.
Externally the Conservation Officer has recommended that any rainwater goods
be metal which can be secured via planning condition to ensure a sympathetic
finish for the host building.

A series of internal works are proposed to facilitate the new residential use and no
objection has been raised from the Conservation Officer in relation to loss of
historic fabric or concerns regarding plan form of how the building will be read or
understood.

The internal works also require the installation of a mechanical ventilation system.
The agent has advised that this system will primarily use the existing chimney
system and cellar for placement of the mechanical ventilation heat recovery unit
with little physical works. As such, in principle the Conservation Officer has raised
no objection subject to a condition to secure the final details.

New enclosures are proposed which physically attach to the Listed Building, the
new boundary wall to the north will enclose the northern part of the site. During
the course of the application the height, extent of the enclosure and materials
have been revised in response to the initial concerns raised by the Conservation
Officer. No objection is now raised to the revisions and by reason of the height,
position and design the new wall is considered to respect the setting and
significance of the host building. It is considered reasonable to secure the
materials via planning condition to ensure the finish is satisfactory.

Having regard to the above, officers consider that the proposed development
would preserve the special interest and historic interest of the host building
subject to appropriate conditions. In light of this, the proposal is considered to
accord with Policy HE1, the policies set out in Chapter 16 of the NPPF and the duty
set out in the Planning (Listed Buildings and Conservation Areas) Act 1990 which
states that special regard should be given to the desirability of preserving the
building or its setting or any features of special architectural or historic interest
which it possesses.

Other Matters

This application has been considered alongside a planning application for the
proposed works (reference W/23/1789). Some responses to this application are
considered to relate to planning matters beyond the scope of this Listed Building
application. Officers are therefore satisfied that these matters will be fully
addressed as part of application W/23/1789 and do not seek to recommend any
of the proposed conditions as part of this Listed Building Consent.

CONCLUSION

Based on the plans and details provided, officers are satisfied that subject to
appropriate conditions the works will preserve the special interest and historic
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fabric of the host Grade II Listed Building. The proposal is therefore considered to
accord with Policy HE1 of the Local Plan, the policies set out in Chapter 16 of the
NPPF and the duty set out in the Planning (Listed Buildings and Conservation
Areas) Act 1990. It is therefore recommended that Listed Building Consent is

granted.

CONDITIONS

1

IN

(O8]

[

The works hereby permitted shall begin not later than three years from
the date of this consent. Reason: To comply with Section 18 of the
Planning (Listed Buildings and Conservation Areas) Act 1990 (as
amended).

The development hereby permitted shall be carried out strictly in
accordance with the details shown on the site location plan and approved
drawing(s):

- Proposed Plan ADO1M
-Proposed Elevation AD02M

and specification contained therein unless otherwise required by a
planning condition, submitted on 27/02/2025.

Reason: For the avoidance of doubt and to secure a satisfactory form
of development in accordance with Policies BE1 and BE3 of the Warwick
District Local Plan 2011-2029.

No development shall be carried out above slab level unless and until
samples of the external facing materials to be used in the proposed
enclosures and on the building have been submitted to and approved in
writing by the Local Planning Authority. The development shall only be
carried out in accordance with the approved details.

Reason: To ensure a high standard of design and appearance for this
Listed Building to satisfy Policy HE1 of the Warwick District Local Plan
2011-2029.

The new windows shall be timber and shall be painted and not stained
and installed in accordance with the Proposed Glazing Details ADO5A and
Proposed Door details ADO6A and specification set out in Section 2
contained within the Glazing Scheme by Walnut Acoustics dated
14/01/2025 . The development shall not be carried out otherwise than in
strict accordance with such approved details.

Reason: To ensure an appropriate standard of design and appearance
within the Conservation Area and to ensure a high standard of design and
appearance for this Listed Building to satisfy Policy HE1 of the Warwick
District Local Plan 2011-2029.
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(8]

The development hereby permitted shall not commence until a scheme
detailing low energy mechanical ventilation (to relevant facades) to
protect residents of the development from excessive traffic noise
entering habitable rooms has been submitted to and approved in writing
by the Local Planning Authority. The development shall not be occupied
until the scheme approved under this condition has been implemented
in strict accordance with the approved details and shall be retained at
all times thereafter.

Reason: To protect the amenity of the future occupiers in accordance
with Policy BE3 of the Warwick District Local Plan 2011-2029.

(o))

All rainwater goods for the development hereby permitted shall be metal.
Reason: To ensure a high standard of design and appearance for this

Listed Building, and to satisfy Policy HE1 of the Warwick District Local
Plan 2011-2029.
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