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Abstract

The dissertation aims to establish if architectural features are being unnecessarily lost from
converted public houses in order to determine whether the loss warrants a protective
planning policy. Existing planning legislation and policy is reviewed and old photographs
are compared with today’s building on eighteen, 19"_century public house case studies to

identify any loss of features.

The dissertation found that there is twice the loss of interesting features after a public
house changes to an alternative use but there is also a significant loss of features on those

buildings still being used as public houses.

Conclusions identify that there is no control over some changes of use because of
permitted development rights, conservation areas are not being monitored for change and

sufficient enforcement action against breaches in planning controls is not taking place.

Recommendations include: criteria on any future planning policy protecting the use of a
public house to include the protection of its special architectural features, before and after
photographs having to be submitted by a building owner applying to alter or change the
use of a public house; and better monitoring of conservation areas, using photographic

records.
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Does the loss of architectural features resulting from the conversion of 19"-century public
houses merit a planning policy for protection?

Introduction
This dissertation is structured to provide background information on the subjects discussed,

list aims and objectives, and review literature and planning legislation in order to establish
the current level of protection of public houses. Following the review, the methods of
research are explained, personal research on comparing old and current photographs is

presented and analysed before conclusions and recommendations are given.
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The Borough of Hastings & St Leonards, East Sussex

Hastings began as a Saxon settlement on the south coast of England. The Norman conquest
of 1066 took place in Hastings and the town remained a relatively small fishing town, with
a beach-launched fleet which is still in operation today, until the 18™ century, when visits

to the seaside became a popular pastime for the wealthy (Lambert, T., 2012).

St Leonards was a new resort township designed by James Burton and its construction, in
1828, led to road improvements and better coach connections to London (Manwaring-
Baines, 1986). St Leonards experienced expansion on the arrival of the railway, with two

stations being constructed.

The first railway connection with Hastings was established in 1846 with a connection to
the Brighton—London line. In 1848, the South Eastern Company was proposing to extend
their Ashford line and bought several acres of Priory Meadows (now the town centre).
Gensing station (now Warrior Square) in St Leonards and Hastings Station opened in 1851
and a direct line to London through Tunbridge Wells was established in 1852 (Manwaring-
Baines, 1956, p.330). So much development took place around Hastings station that the
centre of the entire town shifted by a mile to the west, leaving behind the traditional High

Street area, now referred to as the ‘Old Town’.

This resulted in Hastings’ population more than doubling from 29,289 to 65,528 between
1871 and 1901. In comparison, the population of Hastings rose by only 30 per cent over
the following 200 years up until the census of 2001, despite a national increase of 43 per

cent during the same period (HLHG, 2002, p.5).

The development of Hastings during the Victorian era makes it the ideal town to compare

buildings constructed in a period architectural style.
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Because of the development of St Leonards a decade before Victoria came to the throne
and some earlier developments to the west of Hastings’ original town centre, this

dissertation includes public houses from all of the 19" century.
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The Victorian era

The Victorian era spanned the reign of Queen Victoria from 1837 to 1901. During these 64

years, Great Britain experienced a rapid population boom from 25.5 million to 41 million.

The development of the steam railway led to towns being connected as never before.
Workers left rural areas to find employment in steam-powered industries concentrated in
towns where their products could be easily transported around the country. When train
stations were constructed in towns, it often led to those towns increasing in size and
population with large areas of terraced housing being constructed near railway stations or
surrounding the existing towns. Between 1801 and 1911, 6 million houses were

constructed, changing the shape of towns all over the country (Johnson, 1991, p.7).
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Public Houses

During the early Victorian period, beer was safer to drink than water and this, together
with the Beer Act of 1830, which allowed beer houses to set up without being controlled
by magistrates, led to a massive increase in the number of beer houses. In response,
magistrates approved almost all applications for public houses (referred to below as pubs)

in order to keep some control (Girouard, 1975).

This led to an explosion of drinking establishments, serving mainly beer and purpose-built
pubs were built as part of large housing developments. This was brought back under
control by the Licensing Act 1872, which placed all drinking establishments under
licensing justices. This, in part, led to a reduction from 1 pub per 200 people in 1872 to 1
per 300 people in 1901. This continued to reduce, reaching a ratio of 1:668 in 1961
(Thompson, 1988, p.135) and stood at 1:1217 in 2010. The ratio between pubs and people

has decreased six fold since 1872.

The demise of the Public House

Pub numbers have been falling since Victorian times but have recently experienced an
accelerated decline. Consecutive governments over the last 20 years have raised the duty

on beer, with the tax on a pint rising over 40 per cent since 2001 (BBPA, 2012).

Medium-term factors have included competition from other leisure pursuits and changing
drinking habits, with supermarkets now selling 70 per cent of all alcohol in Britain (BBPA,

2012).

The short-term acceleration in closures is caused by a deep recession, rising unemployment,
pay cuts and a reduction in disposable income. At the same time, beer prices have risen in

6
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addition to the tax increases due to raw material and transport cost increases (GVA, 2012,
p.4).

These factors have resulted in pub numbers falling from 60,700 in 2001 to 51,178 in 2010,
a fall of 15.7 per cent in just 9 years. Whilst this rapid decline may be short-term, it could
lead to the permanent loss of public houses that could once again be viable if the market
returns. However, these buildings must generate income and the loss of unviable pubs is

unavoidable (Lambert, R., 2012, p.14)

Since 1945, 55 pubs of all ages have closed in the Hastings and St Leonards area alone

(HSLO, 2011).
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Aims and Objectives

The dissertation aims to investigate if the conversion of public houses leads to an
unnecessary loss of architectural features which characterise these 19™-century buildings

and if a local plan policy should be developed to protect against the loss.
The objectives of the dissertation are to:

- Identify common characteristics of 19"™-century pubs.

- Comment upon these architectural characteristics on case-study buildings

- Summarise changes in buildings by comparing old photographs with the buildings
as they stand today.

- Investigate if there is an increased loss of architectural detailing on public houses

converted to other uses when compared with those still in use.
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Literature review

Planning

National Planning Policies

The Town and Country Planning (Use Classes) Order 1987 (as amended)

(HMSO0,1987)

This Order categories uses of buildings into Use Classes. The following list gives an

indication of the types of use which fall within each use class.
A1 Shops - Shops, retail warehouses, hairdressers

A2 Financial and professional services - Financial services such as banks and building

societies, professional services

A3 Restaurants and cafés - For the sale of food and drink for consumption on the

premises - restaurants, snack bars and cafes

A4 Drinking establishments - Public houses, wine bars or other drinking establishments

(but not nightclubs) (Planning Portal, 2012)

Pubs fall within A4 Drinking Establishments and planning permission is not required to
change the use of premises to any type within the A1, A2 and A3 classes. Consequently,
this can result in a pub becoming an office, which is closed to the public, without the need

for planning permission.
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The Town and Country Planning (General Permitted Development) Order 1995 (as

amended) (HMSO, 1995)

The General Permitted Development Order (GPDO) allows significant changes to dwelling
houses, including extensions over 3m deep but commercial buildings are more tightly
controlled, with only small alterations being permitted such as repairs and maintenance,

internal alterations, small works to the exterior of buildings such as installing alarm boxes.

Under Part 2, Minor Operations, public houses can be repainted without the need for
planning permission, even within conservations areas provided that the painting is not for

advertisement, announcement or direction.

Changes to the exterior of public houses, which will materially affect their character such
as the removal of rendered window surrounds and reroofing with a different material,
should require planning permission. However, this is often a matter of judgement by
planning officers, who may not insist on an application for small works. Also, building

owners may carry out unauthorised works without submitting an application.

Planning (Listed Buildings and Conservation Areas) Act 1990 (TSO, 1990) and Article

4 Directions (TSSO, 1990)

This Act allows local authorities to list individual buildings for protection where most

external and internal alterations require listed building consent.

Part 2 s.69 of the Act places a duty on local authorities to designate areas of special
architectural or historic interest as conservation areas. The designation of such areas

requires local authorities to formulate and publish proposals for the area.

10
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Article 4 Directions can be made by local authorities to afford greater protection to areas
where a council feels the exclusions already included in the GDPO for buildings within
conservation areas are not sufficient. Hastings Borough Council currently has 3 areas with

Article 4 Directions.

The permitted development rights removed within these Article 4 Directions relate mainly

to dwelling houses, painting the exterior of buildings and the erection of fences and walls.

Of the case studies, only The Rising Sun is Listed as part of a group of buildings. Only The

Kicking Donkey is within an Article 4 Direction Area.

National Planning Policy Framework (CLG, 2012)

The National Planning Policy Framework (NPPF) sets out the government’s planning
policies for England and how these are expected to be applied. It replaces all previous

planning policy guidance
Para. 70 of the NPPF states:

70. To deliver the social, recreational and cultural facilities and services the community

needs, planning policies and decisions should:

plan positively for the provision and use of shared space, community facilities (such as
local shops, meeting places, sports venues, cultural buildings and places of worship) and
other local services to enhance the sustainability of communities and residential

environments.

guard against the unnecessary loss of valued facilities and services, particularly where this

would reduce the community’s ability to meet its day to day needs

11
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The NPPF recognises public houses as a community facility and requires local authorities
to safeguard these. It also requires that heritage assets under threat have a positive strategy
for their conservation. Some local authorities are looking to satisfy the requirements of the

NPPF by commissioning studies on public houses to develop future policy (see below).

The NPPF also promotes local heritage listing where councils can identify heritage assets

and provide clarity on what makes them significant.

The Localism Act 2011 (TSO,2011)

Under s87 (1) of the Act, local authorities must maintain a list of land in their area that is
land of community value (TSO, 2011). Important local buildings such as pubs can be
nominated for listing by the local authority as assets of community value. If listed assets

come up for sale, community groups will have extra time to prepare a bid to take them over.

12
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Local Planning Policies and Guidance

Local Plan

The local authority for the case-study area is Hastings Borough Council. Current planning
policies used for development management purposes have been saved from the Hastings
Local Plan 2004. However, emerging policies in the new Hastings Planning Strategy can

be used as material considerations in the decision making process.

The most relevant saved Local Plan policies to this dissertation are listed and commented

upon below.

Policy DC14 Shop Fronts relates to new shopfronts or alterations to existing shopfronts
and planning permission will only be granted where the proposal does not result in the loss

of a traditional shopfront or details of architectural or historic interest.

DC17 Licensed Premises is a restrictive policy in terms of permitting new public houses in
the built-up areas of the case study. The associated guidance with the policy also raises
concern over the proliferation of large pubs. The Council also have a saturation policy

which seeks to control the number of licensed premises in certain areas.

In para. 9.116 of the 2004 Local Plan, the council set out their main planning
considerations for each of the 17 conservation areas in the borough. The considerations for
conservation areas included within this study can be found in Appendix 2. The appendix
also includes policy Cl1 Development Within Conservation Areas, which intends to
preserve and enhance buildings by setting criteria to be met before permission can be

granted.

13
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Policies C8 Replacement Doors and Windows in Conservation Areas & C10 Roof
Materials in Conservation Areas (Appendix 3) aim to protect original styles. The council
has also prepared supplementary planning guidance on roof materials, replacement

windows and doors, shopfronts and advertisements and signage within conservation areas.

In paragraph 9.141 of the Local Plan, the council states that the gradual removal of original

architectural features is gradually eroding the character and appearance of conservation

dreas.

14
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Enforcement

The council’s Planning Enforcement Team monitor and control unauthorised development
through liaising with building owners or issuing Enforcement Notices, Stop Notices or
Breach of Conditions Notices. Enforcement Notices are legal documents requiring action
to be taken to remedy a breach of planning control and if not complied with can result in a

fine of up to £20,000.

Hastings Borough Council Conservation Area Appraisals have all expired and there is no
published information on when the next appraisals will be taking place. There is, however,
a group of inspectors known as ‘grot busters’ who inspect and issue improvement notices

on poorly maintained buildings in prominent areas such as the seafront and town centre.

Hastings Borough Council produce an annual monitoring report which monitors policies
and reports on their respective performances against national and regional targets. It does

not however monitor change in conservation areas.

The now removed Planning Delivery Grant awarded additional funding to local councils
for performance in Best Value Performance indicators but these focussed on the delegation

and speed of decision rather than monitoring and enforcement.

15
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Planning Summary

The Use Classes Order and Permitted Development Order allow the change of use of pubs

to other ‘A’ uses without the need for planning permission.

Planning permission is required for any material alterations to the exterior of public houses
and provided that building owners apply for permission and comply with conditions, this
should protect the architectural detailing of buildings. Permission is not required to paint

buildings, which could result in the loss of historic signage.

Hastings Borough Council planning policies show a desire to protect the architectural and
historic interest of buildings, especially in conservation areas but there is very little
emphasis on monitoring what is happening to buildings in these areas to determine if

enforcement action or a change in policy is needed.

There is not a specific policy for the protection of public house. As pubs are now classed as
community facilities by the NPPF, the council may have to deliver specific policy
safeguarding pubs, as is currently being carried out by other local authorities (see below).
This protection could also be strengthened in conservation areas by making more Article 4

Directions or locally listing buildings as heritage assets to highlight their significance.

This dissertation will investigate whether, in practice, these controls are sufficiently

protecting the interesting characteristics of public houses.

16
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Reports on Change in Conservation Areas and Public Houses

Measuring Change in Conservation Areas (Booth, 2004)

English Heritage commissioned The Conservation Studio to begin developing a

methodology for measuring change in conservation areas.

The report stated that concerns have often been expressed about the cumulative effect of
small-scale changes in conservation areas but there has been remarkably has been written

on this (Booth, 2004, p.6) and goes on to review what has been written;

The first major acknowledgement of the effect of small-scale changes came relatively
recently and was in the English Historic Towns Forum’s Townscape in Trouble in 1992

(EHTF, 1992).

From these initial concerns, English Heritage promoted the keeping of photographic
records of conservation areas in the document Comservation Area Practice (English
Heritage, 1993) and this was supported by the English Historic Town’s Forum’s Guide to
the Management of Conservation Areas (EHTF, 1998). However by 2004, Measuring
Change goes on to say that there is little evidence that photographic records are being

undertaken.

When English Heritage published Informed Conservation by Kate Clark in 2001, the need
to understand the dynamics of change was a fully accepted element of conservation plans
(Booth, 2004, p.8). Despite this English Heritage admitted that ‘almost nothing is known
about loss of character by piecemeal change, which is anecdotally considered to be the
biggest threat’ and ‘Conservation Area Appraisals do not measure what actually happens

in the area’. (English Heritage, 2002, p.26)

17
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The report develops a way of measuring change of 1000 houses in 4 conservation areas
and two areas without conservation area protection. This is achieved by assigning
percentage survival rates to original building characteristics such as walls, windows, and

chimneys.
Overall there was a better survival rate in conservation areas.
Part 2 of the report notes the following:

- While rates of change are not generally defined, it is clear from the rapid adoption
of modern materials that change has accelerated.

- Where the aims of future surveys is to manage compliance with policy
requirements, it is necessary to re-inspect on a maximum cycle of 4 years as
enforcement action can only be taken within 4 years of unauthorised development
taking place.

- A lack of local authority resources results in a concentration in statutory work
instead of strategic work. Encouragement and incentives may be required for the
strategic work of measurement of change surveys.

Measurement of change could be clearly linked to Conservation Area Appraisals.

There is no published guidance to suggest Hastings Borough Council are monitoring

change in conservation areas and all previous Conservation Area Appraisals have expired.

18
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Cambridge Public House Study (GVA, 2012) and Interim Planning
Policy Guidance on the Protection of Public Houses (Cambridge C C,

2012)

The report first examines policy development being undertaken by other councils. It found
that Norwich City Council was proposing a policy that will protect community pubs and
require developers to prove that pubs are no longer economically viable. Merton Council
has an existing policy, helping to protect community pubs defined as ‘those in residential

not commercial areas and with a function room’.
The study offers three planning policy options:

1) Market-led approach by doing nothing and allowing the market to dictate the number of

pubs
2) Protective approach to prevent any further pub closures, but this was found to be
impossible whilst complying with national planning policies or;

3) Flexible approach by allowing pubs to change to other A use classes then change back if
the market changes. If proposals for a non-A use class were submitted, evidence would

be needed to demonstrate that there is no demand (GVA, 2012, p.57).

The study was then developed into Cambridge City Council’s Interim Planning Policy
Guidance on The Protection of Public Houses (Cambridge, 2012). The suggested policy

recommended the following:
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Applicants should justify their proposals for change of use/ conversion/ redevelopment

(where planning permission is required) against criteria including:

- The pub has been marketed for 12 months as a public house, free of tie and restrictive
covenant and for an alternative local commercial or community facility to be provided

(paid for by developer); and

- All reasonable efforts to preserve the facility, including diversification, have been made

but proven not to be economically viable; and

- Adequate alternative pub provision exists within 400m walking distance to provide one

pub per 750 working-age adults; and

- It has been otherwise demonstrated that the local community no longer needs the public

house or alternative ‘A’ or ‘D1’ class use.

The suggested planning policy strongly defends the building’s use as a pub or alternative
‘A’ use class, making the criteria sufficiently difficult and expensive to satisfy. This policy

does not protect or even mention the architectural interest of the public house.

With such a strong policy, there is a risk that buildings would stand empty and a lack of

maintenance could result in damage to architectural features.

20



Does the loss of architectural features resulting from the conversion of 19™-century public
houses merit a planning policy for protection?

Pubs in Lewisham: An evidence-base study 2012

This document was prepared by the London Borough of Lewisham to draw together
information about public houses and provide the evidence base for any future policy to
address the loss of pubs. The report states that the current planning system is unable to

provide sufficient protection to pubs (Lewisham, 2012).

A planning policy mechanism is recommended to address issues of concern relating to the

loss of pubs to include:-

- An assessment of comparison between economic contribution between the pub and
proposed use

- Evidence of economic viability together with evidence of marketing of a pub before
considering a change of use

- Consider the design and character of the pub and significance of its contribution to
the local townscape and historic environment

- Would the loss of the pub result in a shortfall in the number of premises, in which

local community groups could meet?

Unlike the other studies and reports, Lewisham’s considers the design and character of the
pub as a major consideration when preparing future planning policy. This is a welcome
inclusion and demonstrates how the criteria of a planning policy to protect the use of a pub

can also be used to protect the architectural interest of the building.
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Pubs and Places— The Social Value of Community Pubs (Muir, 2012)

The report suggests that pubs matter since they provide a place for the community to meet
and, on average, a pub injects £80,000 into the local economy but policy fails to recognise
these important social functions and pubs are treated like any other business. The report
recommends ways of supporting pubs, including a reduction in business rates,

diversification of pubs and reform of planning law for greater protection.

Importantly, the report also states ‘pubs with certain characteristics also have a cultural as
well as a practical community value. This is because pubs are felt to offer such things as

tradition and authenticity’ (Muir, 2012, p.2).
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Comparisons of Old and Contemporary Photographs

There are several books comparing old photographs of Hastings with how the area looks
today. Ken Brooks’ Hastings Then and Now (Brooks, 2002), Hastings & St Leonards
Through Time (Goodwin, 2010), Britain in Old Photographs; Hastings & St Leonards
(Haines, 2001) and Hastings Then & Now in Colour (Harvey, 2011). The main focus on
the above books is the history and development of the area, rather than identifying and
explaining changes to individual buildings. There is however, a noticeable loss of
interesting features from all types of buildings over the years with cornices being removed,

windows being replaced with plain uPVC casements and porches being taken down.

This dissertation fills a niche in existing texts by highlighting changes to individual

buildings.
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Summary

Measuring Change has demonstrated that little other than anecdotal discussion has been
written on the cumulative effect of changes in conservation areas. Despite its findings for
English Heritage, there has not been a significant change in national planning policy or
incentives to fulfil the recommendation of increased monitoring of conservation areas. The
loss of architectural features on public houses also has very little coverage, with media
news reports, campaigns and reports instead focusing on protecting the use of the building

as a meeting place for the community.

The theory that pubs are losing architectural features is to be tested by the dissertation but
other similar ‘Then & Now’ photographic comparisons show a general trend in the loss of

interesting architectural details.
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Methodology

Identifying and researching public houses in conservation areas

The conservation areas of Hastings & St Leonards were identified using the maps within
the Local Plan. These conservation areas were cross referenced with existing information

on surviving and lost pubs through specialist websites to identify pub names and addresses.

A large list of public houses in the conservation areas was compiled but some of these
were not constructed in the 19" century. Further research was undertaken to date these
public houses by reviewing existing books on the pubs of Hastings and St Leonards,
researching the development of the conservation areas (such as new roads being
constructed, following the construction of the railway), using historic maps and books on

local history and researching trade directories to establish when each pub first appeared.

The list was reduced to both surviving and converted pubs within the conservation areas,

and those constructed or first used as a public house in the 1800s.
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Obtaining old photographs and taking current photographs of buildings

Local authors, who had previously compared old and current photographs in their books,
photographers and local history societies were contacted with details of the dissertation

proposal and a list of pub addresses that were suitable for the study.

An offer was made to exchange old photographs of pubs for current photographs, together
with copies of the dissertation’s findings to further the research and understanding of the

subject.

The old photographs were obtained and then the number reduced to those most suitable for
comparison with the current building. An equal number of photographs of each of the
converted pubs and pubs still in use were sclected to make a fair comparison between the

two.

A laptop containing the old images was used whilst visiting the pubs as they stand today to
ensure that the current photographs were taken from a similar angle to the old images, for

comparison.

Commenting on characteristics, comparing old and current photographs

and analysing changes to buildings

Observation notes were made on a pro forma for each of the sites to identify the
characteristics of each pub in the old photographs. A comparison was then made with the
current building to identify where features had been changed, together with other

alterations that had taken place.

The notes on the old and current photographs were compared and a judgement made on the

extent of loss of interesting features from the earlier photograph as follows;-
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Complete loss of interest = Removal of an original feature or a replacement not

resembling the original such as replacement uPVC windows.

Partial loss of interest = Removal of part of a feature such as render cornices but window

surrounds retained. Original sign replaced with a modern fitting.

No loss of interest = Original feature fully intact. Original windows unaltered, render

embellishment retained. Like for like replacements.

Conclusions and recommendations
Findings from the literature review and analysis from the comparison of photographs are

then brought together to give conclusions and recommendations.
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Research

Pub characteristics

To fully understand the eclectic style of 19%_century pubs, the fast moving fashions of
Victorian architecture must also be discussed. There was a mixture of architectural styles,
starting in the °‘Early Victorian’ period (1837-1855) with Neo-Classicism. The ‘Mid
Victorian® period (1855—-1875) with Neo-Gothic and Romanticism. The late Victorian
period was influenced by the Queen Anne and Arts & Crafts movement (Dixon &
Muthesius, 1978, p.12). Because of this, there was often an extensive stylistic variety on

individual buildings (Tames, 2003).

Texts on Victorian pubs and architecture identify characteristics by describing buildings

and listing their special characteristics. Common descriptions are listed below:

- Huge lamps, massive lanterns and gas lights

- Elaborate window surrounds, pillars, pilasters and columns
- Brass rails, abundant ironwork

- Decorative and elaborate tile-work, terracotta panels

- Gables, towers and domes

- Pediments

- Stone and timber balusters

- Finials

- Decorated glass, small-paned sash windows
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Visits were made to Victorian pubs to identify characteristics and photographs were
reviewed to find common characteristics and to formulate categories for a description to be

made of each photograph.

The following sections were devised and the characteristics included in each are listed

below:
External wall materials, colouring, lighting

- Variety of external wall materials including brick, tiles, render, terracotta and
timber panelling

- Difference in colour on external elevations, including red brick and painted render,
light window surrounds, dark timber panelling, windows painted a different colour
to walls

- Lanterns, lamps and downlighters
Signage

- Projecting pub signs on brackets
- Painted signage on render panels or timber fixed to the wall
- Parapet balustrade signage panels

- Sign-written glazing
Mouldings and embellishment

- Window surrounds and cornices
- Pediments

- Balustrades

- Pillars, pilasters and columns

- Sculpture
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Porches, awnings and projections

- Enclosed or open porches

- Recessed doorways and windows

- Canopies and awnings

- Bay windows

- Large cornicing and projecting lanterns
Joinery and glazing

- Window frames and casements

- Shutters

- Doors

- Carved timber decoration

A pro forma was then developed to allow the recording of comments on the characteristics,
under each of the above sections, identified in the old photograph of each public house.
The pro forma also had a separate row to compare the current photograph of the same

building and to note any loss of interesting features.

The following pages include the pro forma for each public house on a reduced size A4 for

ease of reading. The original A3 sheets are in Appendix 1.
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Photographs and pro forma comparison notes

All of the following old photographs of public houses are copyright © John Hodges and

must not be distributed, copied or used without the written permission of John Hodges.
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Converted or redundant pubs. Pages 33-41
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Does the loss of architectural features resulting from the conversion of 19"-century public
houses merit a planning policy for protection?

Pubs still in use. Pages 43-51
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Does the loss of architectural features resulting from the conversion of 19™-century public
houses merit a planning policy for protection?

Analysis

A judgement was made on the comparison notes regarding whether no significant loss,
partial loss of complete loss had taken place, for each of the characteristic sections. The

results are as follows:

Converted/ redundant pubs Pubs still in use
— . - -
External wall materials, colouring and External wall materials, colouring and
lighting lighting
® No significant loss of m No significant loss of
interesting interesting
characteristics (0/9) characteristics (6/9)

M Partial loss of
interesting
characteristics {3/9)

B Partial loss of
interesting
characteristics (8/9)

m Complete loss of
interesting
characteristics (0/9)

m Complete loss of
interesting
characteristics (1/9)

Signage Signage

® No significant loss of m No significant loss of
interesting interesting
characteristics (0/9) characteristics (2/9)

® Partial loss of
interesting
characteristics (4/9)

o Partial loss of
interesting
‘characteristics (0/9)

= Complete loss of m Complete loss of
interesting interesting
characteristics(9/9) characteristics (3/9)
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houses merit a planning policy for protection?

Converted/ redundant pubs

Mouldings and embellishment

B No significant loss of
interesting
characteristics (2/9)

® Partial loss of
interesting
characteristics (6/9)

m Complete loss of
interesting
characteristics {1/9)

Pubs still in use

Mouldings and embellishment

0% m No significant loss of
interesting
characteristics (6/9)

M Partial loss of
interesting
characteristics (3/9)

m Complete loss of
interesting
characteristics (0/9)

Porches, awnings and projections

B No significant loss of
interesting
characteristics (2/9)

B Partial loss of
interesting
characteristics (5/9)

m Complete loss of
interesting
characteristics (2/9)

Porches, awnings and projections

o= | No significant loss of
interesting
characteristics {5/9)

B Partial loss of
interesting
characteristics (4/9)

u Complete loss of
interesting
characteristics (0/9)

Joinery and glazing

| No significant loss of
interesting
characteristics (1/9)

| Partial loss of
interesting
characteristics (3/9)

m Complete loss of
interesting
characteristics (5/9)

Joinery and glazing

® No significant loss of
interesting
characteristics {6/9)

B Partial loss of
interesting
characteristics (1/9)

m Complete loss of
interesting
characteristics (2/9)
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Does the loss of architectural features resulting from the conversion of 19"-century public
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The two sections suffering most from loss of interesting features on converted pubs were:
external wall materials/colouring/, lighting, and signage, for which every comparison
resulted in at least a partial loss of interesting features. On pubs still in use, however, 67
per cent of the comparisons for external walls had no significant loss of interest, whereas

signage had 78 per cent of comparisons showing at least partial loss.

The most frequent loss was painted signage on walls, and variety of wall materials being
lost through parts of the building that were once another material, having since been

rendered.

Mouldings and embellishment were also affected by the change in external wall materials
where they had been removed as part of the rendering or left in place and covered. This
was far more prevalent in converted pubs, with 78 per cent of comparisons showing a
partial or complete loss of the interesting characteristic. Pubs in use had 67 per cent of
comparisons with no significant effect on the embellishment. Embellishment could be of
greater value if part of a purpose-built public house, as opposed to after the building has

been converted to another use, with then little connection to the original design.

Porches, awnings and projections also had a much higher survival rate in pubs still in use
with 56 per cent of the comparisons showing no significant change, compared with only 22

per cent of comparisons for converted buildings.

The largest section with comparisons showing a complete loss, other than signage, was for
joinery in converted pubs, with 63 per cent. Many of the windows in the converted
buildings had been changed as part of the conversion, possibly in the belief that double

glazing was required to meet building regulations for the conversion. This figure halved for

pubs still in use.
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Summary

Redundant / converted pubs

® No significant loss of interesting
characteristic (5/45)

M Partial loss of interesting
characteristic (22/45)

u Complete loss of interesting
characteristic (18/45)

Pubs still in use

® No significant loss of interesting
characteristic (25/45)

® Partial loss of interesting
characteristic (15/45)

m Complete loss of interesting
characteristic (5/45)

Converted pubs had 89 per cent of all comparisons showing a complete or partial loss of
interesting characteristics. This was less than half, at 44 per cent for pubs still in use.

Complete loss comparisons were 41 per cent for converted pubs but only 11 per cent for

pubs still in use.
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Does the loss of architectural features resulting from the conversion of 19" -century public
houses merit a planning policy for protection?

The comparisons between the old and current photographs for converted pubs show a high
rate of loss of character in these buildings with 89% of interesting characteristics being at
least partially removed. This is a very high proportion and will have a damaging effect on

conservation areas, where architectural and historic interest is being eroded from the area.

The results show that there is a damaging loss of interesting features when purpose-built
public houses are converted to another use. Whilst the figures for partial or complete loss
are much lower for pubs still in use, 44 per cent of the comparisons resulted in features
being at least partially removed from buildings. This will also have an impact on both the

individual building and conservation area.
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Conclusion

The case-study comparisons demonstrated that the rate of architectural features being lost
on public houses doubles after the building has been converted to another use with 89 per
cent of comparisons showing at least a partial loss. There is also a significant loss of
interest in buildings remaining in use as pubs with 44 per cent of comparisons showing

some loss of interesting characteristic.

The biggest factor in the loss of features is change of use and this is facilitated by
permitted development rights and a lack of resources to prevent or enforce against
alterations breaching existing planning controls. The prime example of this was the re-
roofing of a leaded dome in mineral felt on one of Hastings most elaborate pubs, The Old
Golden Cross/ Flairz. The study also found that loss of architectural detailing is
commonplace on all buildings when other ‘then and now’ photographic studies were
reviewed. Further research is needed into the underlying reasons for this but are likely to
include the cost of repairing, retaining and maintaining these often delicate features, lack
of specialist skills to carry out the conservation work and time pressures in converting the
building to achieve income in as short a time as possible. In addition to this, there could
also be a loss of desire to retain the characteristics associated with a public house, when the

building is used for another purpose.

A local plan policy would help to reduce this loss but a specific policy on protecting the
exteriors of public houses would typically be too narrow for inclusion in a local plan. The
best way to implement such a policy to protect the interesting characteristics of pubs would
be to include it as one of the criteria in future policy, relating to the conversion, change of

use or extensive alterations to public houses.
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Whilst not protecting all interesting public house exteriors, this approach is realistic and
acknowledges current permitted development rights and existing planning guidance and is

already being developed by another local authority.

The main findings include:
- Existing planning policy allows the change of use of pubs to ‘A’ uses without the need
for planning permission. After a pub changes use, the rate of interesting features being

lost doubled compared to pubs still in use.

- The NPPF includes pubs as community facilities and requires that their unnecessary loss
be resisted. Planning policies being developed in relation to this concentrate on the use of

the building, not protecting its architectural details.

- Sufficient enforcement action to protect pubs in conservation areas is not taking place.
Planning resources are concentrated on statutory duties and policy. In order to give extra
consideration on enforcement, a change in national policy or encouragement and
incentives, such as a planning delivery grant for monitoring, would be needed. However,

sufficient political will would be needed to make this happen.

The following recommendations outline how the findings of this study can be put into
practice in order to better protect 19"_century public houses in both Hastings and St

Leonards and across the country.
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Recommendations

1) Any future planning policy in relation to protecting public houses should also
include criteria to protect any special architectural features of the building. These

criteria could read as follows:

“As part of any application to change the use (outside the permitted A Classes) or

alter a public house, the applicant must:

- Submit a report on the special architectural features of the building

- Retain special architectural features through design and specification of the
alterations to the building

- As a condition of validating an application and any approval, the applicant
must submit a photograph of the building at the time of the application and on

completion of the works to the local authority

This recommendation will help to raise awareness of the building’s interesting features and
encourage considerate design to retain them. The submission of the photograph before and
after the conversion works will assist the council in monitoring the work and ensure the
works comply with the approval. This could also help build up a photographic record of
the conservation area if it was applied to all applications. There is a risk that all interesting
features could be removed prior to an application being made, but this has already been
taking place albeit without the applicant being encouraged to consider the building’s

interesting features.
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2) Local Authorities should start building up photographic records of conservation
areas, to be reviewed regularly to monitor changes as part of conservation area
appraisals, to be included in annual monitoring reports and to take enforcement

action.

Despite English Heritage commissioning a report to develop a way of measuring change in
conservation areas more than 8 years ago, very little emphasis is put on monitoring what is
actually happening in these areas. By building up a photographic record, changes can be
identified and policy can be altered in reaction to any changes giving rise to concern and
enforcement action can be taken. If ever more enforcement action is taken, there will be an

increased awareness amongst the public.

Encouragement and incentives from government are likely to be needed to achieve this but
local authorities could consider involving interested volunteers such as local history or

photography groups to start building up a record in one pilot study area.

3) Where the loss of pubs is deemed to be at a rate which would result in there being
insufficient community facilities in an area, councils should list the pub as a
community facility or a local heritage asset under the Localism Act and NPPF. In
conservation areas, stronger protection can be achieved through Article 4 Directions,

restricting change of use and external alterations.

In special cases or areas of concern, the local authority can use existing powers to protect
the use of buildings. This in turn will contribute to better protecting the architectural

features of these buildings.
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Limitations and further research

The findings are based on a relatively small number of case studies and a larger sample of
pubs, both within and outside conservation areas, could strengthen the dissertation’s

findings.

The age of early photographs vary and the rate of change cannot therefore be commented
upon. Future dated photographic records on conservation areas would improve the data
available but it is likely that the base date will have to be the first full photographic record

undertaken.

A review of all planning applications and approvals on the subject buildings could
establish whether planning permission is either not being sought or whether planning
officers have not sufficiently considered the loss of interesting features as part of the

application.

A greater understanding of the underlying reasons for loss of features on buildings could

help to better prepare policy to protect against this.

The methodology requires a judgement to be made on the extent of loss. This could vary
between staff members and a more rigid statistical judgement, such as suggested in
Measuring Change in Conservation Areas, may be more suitable for comparing change

over many years, if different staff members are to carry out the appraisals.
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