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INTRODUCTION AND BACKGROUND INFORMATION

Gary Hoerty Associates has been instructed by Mr & Mrs T Gridley to submit a
full planning application for the change of use of the Dog and Partridge Public
House, owners® living accommodation and bed and breakfast facility into two
dwellings.

In addition to this Planning Statement we have submitted the following
information to support this application:

* Location Plan

» Existing and proposed site plan

e Heritage Statement

e Statement on Financial Matiers (Exempt Information)

In this Planning Statement we set out the following:

* A description of the application site and its surroundings.

* A detailed description of the proposed development.

e A detailed description of the planning and operational history of the
property.

* A consideration of the proposal against national planning guidance and
local planning policies.

o Reference to similar developments within Ribble Valley that have been
approved.

e Summary and Conclusions.

THE APPLICATION SITE AND SURROUNDINGS

The application relates to the public house and car park of The Dog and Partridge
public house on the north side of the B6478 in the small settlement of Tosside.
The site is adjoined to the west by open fields; to the north (rear) by open land
and dwellings off Longtons Lane; to the east by St Bartholomew’s Church and its
grounds; and to the south (on the opposite side of the road) by a development
comprising two dwellings and a holiday let on a site formerly occupied by a
commercial garage and one dwelling. The Community Hall, known as the
“Tosside Community Link” is on the opposite side of the road to the south east of
the application site.

The Dog and Partridge and the adjoining Church are both Grade 11 Listed
Buildings; and the whole of Tosside is within the Forrest of Bowland Area of
Outstanding Natural Beauty (AONB).

The Dog and Partridge is a traditional country pub of squared water-shot
sandstone construction with a stone slate roof. It is a two storey. four bay
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4.1

building with an off-centre front entrance porch and a secondary entrance at the
western end of the front elevation.

At the rear, behind the lean-to single storey former siores and outbuildings
attached to the historic building, is a two storey modern extension connected into
the upper main floor by a glazed link. This was authorised and built in 2005 and
is an attractive extension that is visually separate from the main historic building.

This new part of the building currently provides three en-suite bed and breakfast
guest bedrooms at first floor, including a family or group bedroom, and a cafe
area at ground floor. There is a ground floor entrance and foyer area, leading
from the rear external parking and seating area.

THE PROPOSED DEVELOPMENT

The application seeks full planning permission for the change of use of the
building to form two dwellings.

The larger of the two dwellings would occupy the main original front part of the
building and would comprise kitchen, lounge, two snugs, utility/boiler room and
two storage rooms on the ground floor. Six bedrooms, dressing room and two
bathrooms on the first floor with an attic room at second floor level.

The smaller of the two dwellings would be formed in the more recent addition to
the rear of the main building and would comprise lounge/diner, kitchen, hall,
study/office, laundry room and w.c. on the ground floor, and three bedrooms, all
with en-suite facilities, on the first floor.

The proposal does not require any alterations to the external appearance of the
building. All existing door and window openings would be retained and utilised
to serve the rooms of the two dwellings; and no additional openings are either
required or proposed.

Internally, the proposed conversion scheme requires only three doors between the
old and new parts of the building to be blocked up. Details of this internal work
are submitted with the application; and will also be the subject of a separate
application for Listed Building Consent.

Each of the dwellings would be provided with its own residential curtilage, access
and parking spaces as shown on the submitted plans.

PLANNING HISTORY

The following is a list of the most recent planning applications relating to the site,
the first five of which were submitted by different applicants prior to our clients’
purchase of the property in 2003:
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1
2)
3)
4)
5)

6)

7

8)

9

1997/0688 — Change of use of function room to living accommodation -
approved

1997/0689 — Change of use of function room to living accommodation (LBC)
- Granted

1998/0216 — Change of use from public house to bed and breakfast and
dwelling — refused

1998/0595 — Change of use to form guest house with cafe bar — refused

1999/0110 — Change of use to a single dwelling - refused

2004/0323 - Demolition and rebuilding of restaurant with first floor
accommodation over and alterations to lean-to toilets and construction of
bottle store — Approved with conditions.

2004/0611 — Listed Building Consent (LBC) application for the removal of
part of the external stone skin on the front and rebuilding first floor extension
with pitched roof, new lean-to extension to form a bottle store and other minor
alterations — Listed Building Consent Granted.

2005/0282 — Porch on front elevation — Approved with conditions.

2005/0283 — Porch on front elevation — LBC Granted with conditions.

10)2008/0196 — Change of use of part of existing ground floor to mountain bike

storage and service area — Approved with conditions.

11) 2012/0729 — Change of use from public house, bike hire and dwelling to
hotel, bike hire and dwelling — Refused and appeal dismissed.

The following applications relate to the site of the former commercial garage,
“Smithy Garage” on the opposite side of the road to the south of the application
site:

1

2)

3)

2007/1105 - Construction of 3  holiday cottages, change of use of
outbuildings to a holiday cottage and alterations to dwelling — Refused

2008/0125 — Construction of 3 holiday cottages, change of use of outbuildings
to holiday cottage and alterations to dwelling (resubmission) — Approved with
conditions.

2009/0640 — Extensions and alterations to dwellings, creation of new
vehicular access and access alterations; erection of one dwelling. conversion
of building to form holiday cottage and change of use of paddock to
residential curtilage — Approved with conditions
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4) 2010/0128 - Replacement house type at Plot 2 — Approved with conditions

We are of the opinion that a consideration of the planning history of the
application site and the Smithy Garage site as outlined above provide some
context for the consideration of this current application. We therefore refer 1o the
previous applications below as appropriate.

Application 1998/0216 for the change of use of the public house 1o bed and
breakfast and dwelling was refused for reasons that the development would lead
to the loss of a community facility and would be detrimental to the rural economy;
and that insufficient evidence had been provided to indicaie that adequate
attempts had been made to secure an alternative employment use or maintain the
existing use. In relation to this refusal we would make the following points:

* As long ago as 1998, a previous owner of this public house considered it
appropriate and necessary to seek its change of use to bed and breakfast
and a dwelling. We would suggest that, had that previous owner been able
to run a profitable public house, he would not have submitted that
application. He still sought to retain some tourism related business (the
bed and breakfast).

o There is an indication in the reasons for refusal that, had sufficient
evidence been provided, the application might have been approved.

e There is no reference in the reasons for refusal of any negative impacts of
the proposed change of use on either the function or the fabric of the
Listed Building.

The same previous owner then submitted application 1998/0595 for the change of
use of the public house to form a guest house with café/bar and dwelling, in order
to retain a larger business element at the property than in his previous application.
The application was, however, refused for the reason that the reduced scale of the
community facility (through the loss of the public house) would result in loss of
vitality and viability of Tosside Village and would damage the rural economy. In
relation to this refusal we would make the following points:

e The previous owner appears to have been genuinely seeking to retain a
business/tourism facility but was prevented from doing so by the planning
refusal.

e The Council’s planning officer considered the proposal to be acceptable,
but his recommendation of approval was overturned by Committee.

¢ Again, there is no reference in the reason for refusal to any detrimental
effects on the Listed Building.

A different previous owner then sought permission for the change of use of the
public house to a dwelling with no retained business element (1999/0110).
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Permission was refused for a reason similar to that given for the refusal of the
previous application. In relation to this refusal, we would make the following
points:

» The applicant was a new owner who, it would appear, also had difficulty
operating a viable public house business.

e [t is evident from the Committee Report that no evidence was submitted
with the application that any attempt had been made to market the
property for continued commercial use prior to the submission of the
application. As this was contrary to a requirement of Policy EMP11 of
the Districtwide Local plan, we accept that that particular application had
little chance of approval.

The remaining previous applications have all been submitted by our clients
following their purchase of the Dog and Partridge in 2003.

Applications 2004/0323 and 2004/0611 sought planning permission and Listed
Building Consent for a development at the rear of the Listed Building involving
the demolition and rebuilding of restaurant with first floor accommodation over
and alterations to lean-to toilets and construction of bottle store. Both
applications were approved and the development has been carried out. The new
part of the building formed by this approved development currently provides three
en-suite bed and breakfast guest bedrooms at first floor level, including a family
or group bedroom, and a café/breakfast room on the ground floor. There is a
ground floor entrance and foyer area leading from the rear external parking and
seating area. In relation to these two permissions we make the following
comments:

» The considerable financial investment in building the extension to provide
bed and breakfast accommodation (in order to supplement any income
from the public house) is ample proof of our clients’ intention to operate a
tourism and local community based business at the Dog and Partridge.
Their considerable financial investment in the fitting of a commercial
kitchen is further proof of their intentions and commitment.

e Our clients have sought in their advertising to take advantage of their
location close to the Gisburn Forest bike trails, as evidenced by their
website.

In seeking to take further advantage from their proximity to the bike trails, our
clients obtained planning permission for the change of use of part of the ground
floor to a mountain bike storage and service area (2008/0196). This permission
was implemented for some time and is a further example of our clients’ continued
efforts at operating a viable business from the property. In the longer term,
however, this venture did not prove successful as the cyclists using the trails
generally bring with them all the bikes and equipment that they need.



4,10 As the bike storage, hire, sales and servicing part of the business was not the
success for which they had hoped, our clients submitted a further planning
application in 2012 (2012/0729) for the change of use from public house, bike
hire and dwelling to hotel, bike hire and dwelling. In simple terms this proposal
involved utilising the new rear part of the building as a hotel with café/bike shop,
but also using the existing commercial kitchen in the main older part of the
building in association with this proposed “business” part of the building. The
remainder of the main historic building was to be used as a private dwelling by
our clients.

4.11  That application was refused for the following reason:
The proposed development is contrary to Policies GI1, G4(c), ENVI, HI5 (iv) and
RTI (i) of the Districtwide Local Plan, the Council's adopted Supplementary
Planning Guidance Note Retention of Public Houses in Rural Areas, Policies
DMGI1, DMG2, DMH3, DMH4 and DMB3 and Key Statements EN2 and EC3 of
the Core Strategy 2008/2028 Regulation 22 Submission Draft, and guidance
within paragraph 28 of the NPPF. If approved, the development would lead to
the loss of a valuable community facility, without sufficient justification, which
would be to the detriment of the rural economy and vitality of the area, and would

impact on the provision of suitable tourist facilities within this particular area of
the Forest of Bowland AONB.

4.12  An appeal against the refusal was dismissed. We consider an examination of the
reason for refusal and certain aspects of both the officer’s report to committee and
the Appeal Inspector’s Decision Letter to be relevant to the consideration of this
current application.

THE REASON FOR REFUSAL

4,13 The application was refused on 18 January 2013 prior to the adoption of the
Council’s Core Strategy in December 2014. The policies of the Districtwide
Local Plan and the SPG “Retention of Public Houses in Rural Areas™ are
therefore no longer part of the Development Plan and need not therefore be taken
into account in the determination of this current application. The Policies and
Key Statements of the Submission Draft Core Strategy that are referred to in the
Reason for Refusal have been incorporated into the adopted version of the Core
Strategy and are therefore relevant to the consideration of this current application.
Paragraph 28 of NPPF also, of course, remains applicable.

OFFICER’S REPORT TO COMMITTEE

4.14  The report refers to the receipt of 31 letters of objection and a petition signed by
45 people, the contents of which are summarised by 24 points in the report. In the
Appellant’s Grounds of Appeal Statement for the subsequent Appeal, our client
Mrs Gridley responded to those objections as follows:



“In response to the refusal of our planning application, and addressing the
negative issues raised in the objection letters, I offer the following. We still are
and have made every effort to keep this business running, even at a loss for so
long! Over 9 Years. We are not proposing to loose the pub as a community facility
the business is just being transferred to an area which is new build, is up 1o
present insulation regulations, which makes it more cost effective to heat etc. It
Julfils Health and safety and modern requirements to run a small business in the
attempt to make it profitable.

We purchased the Dog and Partridge November 2003 we ran it as a bar until
February 2004, to get the feel of the clientele. We closed for complete
refurbishment including re wiring, plumbing, none slip floors, new gents and
ladies wes, a commercial kitchen, bar, complete new cellar cooling equipment,
pumps eic, we spent hundreds of thousands of pounds of our own money making it
what it is today.

We re-opened December 2004, operating Tuesdays - Sundays Bar and started
food in May 2005 Fridays-Sundays. This increased in 2006 to Thursdays-
Sundays and then in 2007-2011 we opened Wednesdays-Sundays.

We stopped doing food during the week, in winter 2011 but still continued at
weekends because the amount of business was not making it viable. The recession
and fuel increases have hit us hard due to our rural location.

We opened Whelpstone Cafe in 2008 2009 2010. Put up directional signs and
boards to advertise, but these were constantly being ripped down and destroyed.
The website was created for the Dog and Partridge and Whelpstone cafe to
promofte the business. We took professional advice and created Gisburn Forest
Bikes (@ Dog and Partridge so when someone went o ‘google’ Gisburn Forest we
came up. We started gelling people stayving from up and down the country.
Appendix 11 Receipts for website and new signs We used the new website and
signs to promote and advertise the new business, we started selling helmels,
gloves efc and doing mountain bike hire to attract tourists to the area, put in free
bike wash facilities.

In 2005 we built the extension at the rear of the property to enable us to take in
paying guests. This clearly contradicts the resident's claims that were we
deliberately running a business down! We have worked our socks of trying to
diversify to keep this business.

Ex employee Claire Robinson states pool/darts were profitable, obviously she did
not realise that what you take over the bar is not profit, its turnover, out of that
you have wages, light, heating, cost of the beer, cost of the ingredients to give as a
Jfree supper, add all this up and deduct from the takings, it was not profitable! If it
had been we would not have stopped pool and darts winter 2011.
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I confirm that pool was set up at the Community Hall whilst we had 2 teams
playing at the Dog and Partridge. This was 2 years before we stopped opening on
a Wednesdays and Thursdays. I also wish to clarify that pool was not established
at the Dog and Partridge stated in the objection letter when we purchased it. Nor
did the previous owner Betty Righy of 5 years have a pool team or even a pool
table! It was closed for 18 months previous to this. Residents state the Dog and
Partridge was a successful business before we purchased it. Please note the
rateable value was then £1550 per annum which is very low. Rateable values
increase as businesses become more profitable.

Some residents state that we did not join in, this is a contradiction see peftition
page 5 which confirms that we always did supper for the bonfire night up until
2yrs ago when the Community Hall decided 1o do it themselves. The Halloween
Party at the D&P; I will confirm that I always will and always did stick to the
licensing hours. Last orders are 11 o 'clock (it would have been abused if I would
have allowed it). The bar staff including myself ahvays had confrontation issues
when calling last orders.

Tosside Community Hall was built in 2004 to replace the Institute. The Institute
did not have a bar, we were asked to do the bar at the Community Hall when they
had functions but when it looked like we were making money they asked us for a
perceniage or a coniribution of the takings. They applied for their own licence to
which no locals or anyone else but us objected.

We opened at Christmas for Syrs. It was not the profitable time of year people
expect. We now take our annual holidays over Christmas as this is the most
expensive time of year for us to heat the premises and with the adverse weather
conditions it does not attract the tourists. "

We consider that the above comments from our client should be given full and
proper consideration in the event that similar objections are received from local
residents in relation to this current application.

The case officer made the following two points at the beginning of his
consideration of the proposal:

o The main consideration with regards to this application is the loss of the
remaining Public House within Tosside, whether there has been sufficient
justification provided in support of this and whether the benefits of the
proposed new use outweigh the loss.

e The scheme proposes no alterations to the property, a Grade 1l Listed
Building, as part of this application, and there are no issues in relation to
the proposals impact upon the amenity of the occupiers of adjacent
dwellings or its impact upon highway safety at this location.

10
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With regards to the second of those points, this current application also does not
involve any alterations to the exterior of the listed building and, internally, would
require just three doors to be blocked up. No new door openings or the removal
of any sections of wall are necessary or proposed. With regards to the effects
upon the “fabric” of the listed building, we therefore consider this new application
to be acceptable.

Also in relation to the second point above, in our opinion, the proposed use of the
building as two dwellings would have less of an impact upon both highway safety
and the amenities of nearby residents than the effects of the previous “mixed use”
proposal that the planning case officer considered to be acceptable.

In his concluding paragraph, the case officer for application 3/2012/0729
commented that the information submitted with the application was not
considered to be sufficient to fully justify the assurances of the applicant that the
business is not considered to be economically viable. We do not necessarily
concur with the case officer’s conclusion in respect of this particular aspect of the
previous application; and we would respectfully suggest that perhaps too much
weight was given to the (in some instances unfounded) comments and allegations
of local residents, and too little weight to the factual evidence submitted by our
clients,

Notwithstanding the above comment, in order to address this requirement for the
current application we have submitted Profit and Loss Accounts for the years
2008 to 2016 and details of takings for the bar and food for four weekends in June
and July 2016. This evidence will be discussed in detail in Section 6 of this
Planning Statement.

APPEAL DECISION LETTER

The Appeal Inspector stated that the main issues in the consideration of the
Appeal were:

i} Whether the proposed change of use would preserve the special
architectural or historic interest of the listed public house and would
safeguard the character and appearance of the Forest of Bowland Area of
Outstanding Natural Beauty; and

it) Whether the effect of the proposal on the provision of community and
tourist facilities in the local area, the rural economy and the vitality of the
area would be justified, in accordance with development plan policies and
the associated guidance.

The first of these issues, of course, did not form a part of the Council’s reason for
refusal of the application. Therefore, prior to the decision being made, the

11
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Inspectorate emailed the case officer for the application and our client’s previous
agent in the following terms:

“The Inspector as decision maker has a statutory duty under s66(i) of the
Planning (Listed Buildings and Conservation Areas) Act 1990 to have special
regard to the desirability of preserving the building or its setting or any features of
special architectural or historic interest which it possesses.

As such in addition to the issues raised in the Council’s decision notice, a further
main issue that she will take inio account in determining the appeal will be:

“Whether the proposed change of use will preserve the special architectural or
historic interest of the listed public house."”

The parties were given the opportunity to comment on this aspect of the case, in
response to which the previous agent commented:

“No internal physical alterations to the building are required to effect the change
of use except for the removal of a partition wall to the existing ground floor office
in the modemn extension at the rear of the building and the relocation of the
modemn bar fitting from the existing lounge of the public house to the proposed
guest lounge/dining area. None of these works involve any alteration to the
historic fabric of the building. There are no proposed external alterations to the
building or its curtilage. We have demonstrated that the public house side of the
business is not viable. The change of use from public house, bike hire and
dwelling to hotel, bike hire and dwelling will provide a viable use which will
secure the long term future of the building.”

Notwithstanding that this had not been an issue in the determination of the
planning application (and had not been included as a reason for refusal of any
previous applications at the site) the Inspector devoted 16 paragraphs of her
Decision Letter to the matter. The following are some of the pertinent points
made in this part of the letter:

The Dog and Partridge is a traditional country pub, which is listed Grade 1l. The
Dog and Partridge pub is one of the most prominent buildings in Tosside; it sits at
its heart in an attractive roadside setting, close to the Church, the community
centre and the historic stone marker at the central road junction. In this context, it
is a designated heritage asset of considerable significance; both due to its
architectural interest and its traditional function within the settlement.

The proposal is for changes of use within various parts of the building, but with
no physical alterations.

At the rear, behind the lean-to single storey former stores and outbuildings
attached io the historic building, is a two storey modern extension connected into

12



the upper main floor by a glazed link. This was authorised and built in 2005 and
is an attractive high quality extension that is visually separate from the main
historic building. This new part of the building currently provides three en-suite
bed and breakfast guest bedrooms at first floor, including a family or group bed
room, and a café/bike shop area at ground floor. The proposal is to re-focus the
public facility into this rear extension as a hotel, with the café/bike store area at
ground floor converted for a bar/dining area and the bike hire provision moved to
a store behind the main building. The purpose-built bed and breakfast
accommodation and the ground floor catering kitchen in the historic building
would both remain unchanged.

As a result of the proposal, the main historic building, the two storey public
house, would become wholly residential and would be used as a private dwelling
for the appellant. The reconfigured hotel and bike hire accommodation would be
wholly within the new rear part of the building with access via the rear courtyard
area.

The National Planning Policy Framework (the Framework) sets out that heritage
assets are an irreplaceable resource that should be conserved in a manner
appropriate to their significance. An applicant should be required to describe the
significance of any heritage assets affected to enable an understanding of the
potential impact of the proposal on their significance. No heritage assessment of
the listed building has been provided, other than its listing description and
this provides little information as to its history, the original layout of the
spaces within the building or their functions.

From what I have seen, at present the use of the main historic part of the
building seems to have remained largely as it was built (albeit that some layout
alterations have been made) with the ground floor in use as a public house and the
upper floor in residential use.

Although no physical alteration would be made, the functional significance of the
building (which from the list description, was purpose built as a public house)
and its central status in village life would be lost through the proposal. With the
proposed change of use, all of the historic ground floor accommodation would be
removed from public access and the traditional use of the public house would be
fundamentally altered. Thus, the change of use at the main ground floor of the
building would cause substantial harm to the special historic interest of the
listed building, through the loss of its historic function as a public house.

. This would also cause a small degree of harm to the character and appearance of
the AONB.

The Framework requires a balanced judgement to be taken having regard to the
scale of harm and the significance of the heritage asset. Great weight should be

13
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given to the asset’s conservation. In this case, | judge that the harm arising from
the proposed change of use would be substantial.

If the building was to fall out of use and, where no viable use that would enable
its conservation can be found in the medium term through appropriate marketing,
then, in such circumstances, the Framework requires the harm arising from the
proposal to be weighed against the benefit of bringing it back into use.

In terms of the effect on the listed building, even if it was necessary to alter the
balance of residential to commercial space, the current proposal would not be the
only means of achieving this and 1 conclude that it would fail to preserve the
special historic interest of the listed building.

The Inspector has therefore accepted that the proposal would not cause harm to
the fabric of the Listed Building, but considered the loss of the “function” of the
ground floor of the historic part of the building (as a public house) to represent a
justifiable reason to dismiss the appeal.

In ideal circumstances we would not disagree with the Inspector’s intentions, but
she accepted that her understanding of the historic function of the building was
based on somewhat limited evidence (see points (e), (f) and (g) above). To
address point (e) a Heritage Statement has been submitted with this application.
We have also submitted further evidence which indicates that the building has
NOT always been used as a public house, but has had various uses over the years,
as different owners have reacted to changed circumstances. In response to point
(f) our evidence indicates that the use of the historic part of the building has NOT
remained largely as it was built. Therefore, in our opinion, the Inspector’s
conclusion at point (g) is not supported by the evidence. The proposed use of the
main ground floor of the building as a dwelling would lead only to the loss of the
current function, NOT its only historic function. The historic evidence that we
have submitted to support this current application will be discussed in more detail
in Section 6 of this Planning Statement; and the evidence itself is appended to the
Statement.

Under the heading “Viability, Tourism and Community Facilities” the Inspector
considered the second of the two main issues that she had identified. In short she
considered that insufficient information had been provided to support the
contention that the continued operation of a public house in the historic part of the
building was not viable. We consider that, with this current application, we have
provided sufficient financial evidence (within a separate “Exempt Information™
Financial Statement) to support that contention.

The Inspector also commented that, as the appellants were looking to re-focus the
business, rather than close it, they had not sought to sell the property as a business
and that, as such, no evidence of marketing was submitted with the application.
As this current application does seek to close the business, details of marketing

14
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5.1

5.1.1

5.2

5.2.1

are included with the submitted application documents, and will be discussed in
Section 6 of this Planning Statement.

SMITHY GARAGE HISTORY

As shown at paragraph 4.2, permissions were first granted for developments of
holiday cottages and then for a development comprising one dwelling and one
holiday cottage. With the most recent permission having been implemented, there
is now a dwelling and a holiday cottage where, in the past, there used to be a
general store, post office and petrol filling station. It therefore appears evident
that Tosside, and the location in more general terms, had been unable to support
the viable provision of petrol, food and general provisions, and post offices
services, such that the businesses ceased operating, to be replaced by what is a
primarily residential use.

We would make the point that the three services previously provided at the
Smithy Garage site are all more important to the general level of attractiveness of
a settlement and the quality of life of its residents than the provision of food and
drink in a café, restaurant or public house. The loss of those services, however, is
a result of changing economic times and, whilst regrettable, has had to be
accepted by local residents. We contend that the difficulty being experienced by
our clients in operating a viable public house/restaurant is also the result of
changing times and is absolutely no fault of their own. We would further contend
that the loss of the public house/restaurant {which is partly due to it not being
used by local residents anyway) would have significantly less of a detrimental
effect on local residents than the loss of the more fundamental services previously
provided on the Smithy Garage site.

PLANNING POLICY CONSIDERATIONS
General

Local Planning Authorities are required to determine planning applications in
accordance with the statutory development plan unless material considerations
indicate otherwise. In order for this planning application to be approved it must
satisfy, as far as possible, the guidance contained within the National Planning
Policy Framework (NPPF Adopted March 2012} and the relevant policies of the
Ribble Valley Core Strategy (Adopted December 2014).

We set out below extracts from the relevant documents in order to assess the
planning application against all the appropriate policies and guidance.

National Planning Policy Framework (NPPF)

The main national planning policy guidance is set out in the National Planning
Policy Framework (NPPF).

15
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National Planning Policy Framework (NPPF)

The adoption of the National Planning Policy Framework in March 2012 means
that it is now the main national planning policy guidance influencing planning
decision making and replaces a substantial number of documents previously in
place. “The National Planning Policy Framework sets out the Government's
planning policies for England and how these are expected 1o be applied, it sets out
the Government's requirements for the planning system only to the extent that it is
relevant, proportionate and necessary to do so.”

Paragraphs 11 — 16 of the NPPF highlight the presumption in favour of
sustainable development confirming that “planning law requires that applications
for planning permission are determined in accordance with the development plan
unless material considerations indicate otherwise™. The NPPF does not change
the statutory status of the development plan as the starting point for decision
making and therefore proposed development that accords with an up to date local
plan should be approved and proposed development that conflicts should be
refused unless other material considerations indicate otherwise. It also highlights
the desirability of local planning authorities having an up to date local plan in
place. Ribble Valley does have an up to date local plan in place.

Importantly, paragraph 14 of the NPPF states:

At the heart of the National Planning Policy Framework is a presumption in
JSavour of sustainable development, which should be seen as a golden thread
running through both plan-making and decision-taking.

For plan-making this means that:

e Jocal planning authorities should positively seek opportunities to meet the
development needs of their area;

o Local Plans should meet objectively assessed needs, with sufficient flexibility to
adapt fo rapid change, unless:

— any adverse impacts of doing so would significantly and demonstrably
outweigh the benefils, when assessed against the policies in this

Framework taken as a whole; or

— specific policies in this Framework indicate development should be
restricted.

For decision-taking this means:
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5.2.5

5.2.6

527

5.2.8

e approving development proposals that accord with the development plan
without delay; and

® where the development plan is absent, silent or relevant policies are out of date,
granting permission unless:

— any adverse impacts of doing so would significamtly and demonstrably
outweigh the benefits, when assessed against the policies in this
Framework taken as a whole, or

— specific policies in this Framework indicate development should be
restricted.

Paragraph 14 clearly spells out the Government’s presumption in favour of
allowing sustainable development unless the adverse impacts of doing so would
be very significant.

Paragraph 15 states:

“Policies in Local Plans should follow the approach of the presumption in favour
of sustainable development so that it is clear that development which is
sustainable can be approved without delay. All plans should be based upon and
reflect the presumption in favour of sustainable development, with clear policies
that will guide how the presumption should be applied locally.™

Paragraph 19 states:

"The Government is committed to ensuring that the planning system does
everything it can to support sustainable economic growth. Planning should
operate to encourage and not act as an impediment to sustainable growth.
Therefore significant weight should be placed on the need to support economic
growth through the planning system.”

Paragraph 28 states:

“Planning policies should support economic growth in rural areas in order to
create jobs and prosperity by taking a positive approach to sustainable new
development. To promote a strong rural economy, local and neighbourhood plans
should:

e support the sustainable growth and expansion of all types of business and
enterprise in rural areas, both through conversion of existing buildings and well
designed new buildings;

e promote the development and diversification of agricultural and other land-
based rural businesses,



529

5.2.10

e support sustainable rural tourism and leisure developments that benefit
businesses in rural areas, communities and visitors, and which respect the
character of the countryside. This should include supporting the provision and
expansion of tourist and visitor facilities in appropriate locations where identified
needs are not met by existing facilities in rural service centres; and

® ‘“promote the retention and development of local services and community

facilities in villages, such as local shops, meeting places, sports venues, cultural

buildings, public houses and places of worship.™

Paragraph 55 states:

“To promote sustainable development in rural areas, housing should be located
where it will enhance or maintain the vitality of rural communities. For example,
where there are groups of smaller settlements, development in one village may
support services in a village nearby. Local planning authorities should avoid new

isolated homes in the countryside unless there are special circumstances such as:

the essential need for a rural worker to live permanently at or near their
place of work in the countryside; or

where such development would represent the optimal viable use of a heritage
asset or would be appropriate enabling development to secure the future of
heritage assels; or

where the development would re-use redundant or disused buildings and lead to
an enhancement to the immediate setting; or

the exceptional quality or innovative nature of the design of the dwelling.
Such a design should:

- be truly outstanding or innovative, helping to raise standards of design
more generally in rural areas;

- reflect the highest standards in architecture;

- significantly enhance its immediate setting; and

— be sensitive to the defining characteristics of the local area.”

Paragraph 126 states:

“Local planning authorities should set out in their Local Plan a positive strategy
Jor the conservation and enjoyment of the historic environment, including

heritage assets mosi at risk through neglect, decay or other threats. In doing so,
they should recognise that heritage assets are an irreplaceable resource and
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conserve them in a manner appropriate to their significance. In developing this
strategy, local planning authorities should take into account:

o the desirability of sustaining and enhancing the significance of heritage
assets and puiting them to viable uses consistent with their conservation;

o the wider social, cultural, economic and environmental benefits that
conservation of the historic environment can bring;

e the desirability of new development making a positive comtribution to local
character and distinctiveness, and

* opportunities to draw on the contribution made by the historic
environment 1o the character of a place.”

5.2.11 Paragraph 128 states:

5.2.12

5.2.13

5.2.14

“In determining applications, local planning authorities should require an
applicant to describe the significance of any heritage assets affected, including
any contribution made by their setting. The level of detail should be
proportionate to the assets’ importance and no more than is sufficient to
understand the potential impact of the proposal on their significance. As a
minimum the relevant historic environment record should have been consulted
and the heritage assets assessed using appropriate expertise where necessary.”

Paragraph 134 states:

“Where a development proposal will lead to less than substantial harm to the
significance of a designated heritage asset, this harm should be weighed against
the public benefits of the proposal including securing its optimum viable use.”

Annex 1 of the NPPF provides guidance on the implementation of the policies in
the framework which are applicable from the day of publication. It identifies that
for the purpose of decision taking the policies in the local plan should not be
considered out of date simply because they were adopted prior to the publication
of this framework. However, it goes on to state that the policies contained in this
framework are material considerations which local planning authorities should
take into account from the day of its publication and that plans need to be revised
to take into account the policies in the framework.

Ribble Valley Borough Council, of course, has a Core Strategy that has been
adopted since NPPF came into force which, therefore, by definition is compliant
with the requirements of NPPF.

Ribble Valley Core Strategy

The Policies and Key Statements of the (now adopted) Core Strategy and the

national guidance that are mentioned in the Reason for Refusal of the previous
application (2012/0729) are as follows:
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5.3.2

533

53.4

Policy DMGI — General Considerations

Policy DMG2 - Strategic Considerations

Policy DMH3 -~ Dwellings in the Open Countryside and AONB

Policy DMH4 — The Conservation of Barns and other Buildings to Dwellings
Policy DMB3 — Recreation and Tourism Development

Key Statement EN2 — Landscape

Key Statement EC3 — Visitor Economy

NPPF — Paragraph 28

Although not referred 1o in the Reason for Refusal, the following were stated as
“Relevant Policies™ in the Committee Report:

Policy DME?2 — Landscape and Townscape Protection

Key Statement DS| — Development Strategy

Key Statement EN5 — Heritage Assets

We consider it worthy of note that Policy DME4 — Protecting Heritage Assets, is
not mentioned in either the Committee Report or the Reason for Refusal.

Where they remain applicable, we will discuss below why we consider this
current application to be compliant with the policies and guidance against which
the previous application was considered.

We do not consider that the current application would contravene any of the
requirements of Policy DMG] relating to design, access, amenity or
infrastructure. In relation to the environmental requirements, the only one that is
of relevance is the need to protect and enhance heritage assets and their settings.
As stated above, the previous application was not considered to contravene this
requirement and, for reasons to be given in Section 6 of this Statement, we
consider this current application to also be compliant in relation to this particular
requirement.

We do not consider that the proposal would cause any serious harm to the
Council’s development strategy and will therefore comply with the principal
intention of Policy DMG2. In respect of the location of the site within the
AONB, it is stated that regard will be paid to the economic and social well-being
of the area, but that the most important consideration will be the protection,
conservation and enhancement of the landscape and character of the area avoiding
where possible habitat fragmentation. We consider that the proposal does not
have any effects upon the landscape or habitats; and, for reasons that we state in
Section 6 of this Statement and in a separate “confidential” Financial Statement,
we consider the application to be acceptable with regards to its effects upon the
economic and social well being of the area.
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5.3.5

5.3.6

5.3.7

53.8

5.3.9

5.3.10

5.3.11

53.12

53.13

5.3.14

5.3.15

5.3.16

We consider the proposal to convert the building to form an additional dwelling
(to the existing manager's dwelling) to be fully compliant with the relevant
second requirement of Policy DMH3.

The proposal satisfies all of the requirements of Policy DMH4. The only
requirement that requires further discussion relates to the effects on the local
economy. This will be covered in Section 6 of this Statement and in the
“confidential” Financial Statement.

Policy DMBS3 is not relevant to this application.

We consider the proposal to be fully compliant with Key Statement EN2 in that it
would have no significant effects upon the landscape of the AONB.

Key Statement EC3 is not relevant to this application.

The requirement of Paragraph 28 of NPPF to promote the retention of local
services and community facilities will be discussed in Section 6 of this statement
and in the separate “confidential” Financial Statement.

We consider the proposal to comply with Policy DME?2 and consider that it would
cause no harm to the Development Strategy as defined by Key Statement DSI.,

The Council’s officers did not consider the previous proposal (or any of the
previous proposals) to have any harmful effects on the Heritage Asset. We
concur with that opinion and contend that it is applicable to this current
application. The current proposal, therefore, does not contravene either Policy
DME4 or Key Statement ENS,

Unlike the previous proposal, the current application does not propose the
retention of any business use of the property. Regard, therefore, needs to be paid
to Core Strategy Key Statement EC1 (Business and Employment Development)
and Policy DMBI1 (Supporting Business Growth and the Local Economy).

The relevant requirement of Key Statement EC! is that “proposals that result in
the loss of existing employment sites to other forms of development will need to
demonstrate that there will be no adverse impact on the local economy. "

In this Statement, and the separate “Exempt Information™ Financial Statement, we
consider that we have provided evidence that the level of business that has been
generated by the Dog and Partridge dating from the late 1990s (under a previous
owner) to the present day has been so low that the loss of the business would have
a negligible (if any) adverse impact on the local economy.

The relevant requirements of Policy DMBI are that “proposals for the
development, redevelopment or conversion of sites with employment generating
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potential in the plan area for alternative uses will be assessed with regard to the
Jfollowing criteria:

o The ecomomic and social impact caused by the loss of employment
opportunities to the Borough and

o Any attempts that have been made to secure an alternative employment
generating use for the site (must be supported by evidence (such as
property agents details including periods of marketing and response) that
the property/business has been marketed for business use for a minimum
period of six months or information that demonstrates to the council's
satisfaction that the current use is not viable for employment purposes).”

5.3.17 For reasons similar to the point made at paragraph 5.3.15, the employment
opportunities provided over the years by the Dog and Partridge have been
minimal (with takings insufficient to support event one full-time worker).
Therefore, we contend that the loss of this limited employment would have little
or no economic or social impact on the Borough.

5.3.18 Evidence of marketing for an 18 month period is attached to this Statement and
the lack of any meaningful response to this marketing is explained and discussed
in Section 6 of the Statement. We consider that the requirement for marketing has
been satisfied; and, for reasons given in this Statement and the “Exempt
Information™ Financial Statement, we consider that we have provided information
that demonstrates that the current use is not viable for employment purposes.
Although Point 5 of Policy DMBI1 only requires compliance with either of its two
requirements, we consider that we have provided evidence that satisfies both.

5.3.19 We, therefore, consider that the proposal satisfies all the relevant requirements of
Key Statement EC1 and Policy DMB1.

6. EVIDENCE RELATING TO MARKETING AND HERITAGE
Marketing

6.1  The property was advertised for sale as a commercial property for the 18 month
period between 20 April 2014 and 2 November 2015. Details of that advertising
are appended to this Statement.

6.2  In response io the advertising, there were only two expressions of interest and
both were only tentative enquiries that were not progressed. One was from a
person who had no intention to operate a business, but convert it into a number of
dwellings. The second was from a person who was intending to operate an
alternative business, but decided quite quickly that the Dog and Partridge was not
a suitable property or location for his intentions.
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6.3

6.4

6.5

6.6

6.7

6.8

We consider that our clients have made appropriate and adequate attempts to sell
the Dog and Partridge as a commercial property. They cannot be faulted for the
lack of any meaningful response to the advertising. In our opinion, the very
limited response is also not surprising. We do not see how anyone else could put
more effort into operating the existing pub and bed and breakfast business than
our clients, or how anyone else would achieve more success.

We also consider that there are two fundamental and related reasons why virtually
no interest was shown by anyone seeking to use the property for any alternative
commercial use. The first is that (other than for a tourism related use) the isolated
location of the property would be unsustainable from an operational and
profitability point of view. The second, related, reason is that the Local Planning
Authority would also be likely to see this as an inappropriate and unsustainable
location for most types of alternative commercial use. Therefore, anyone with
such an intention could have difficulty obtaining the necessary change of use
planning permission.

Heritage

A separate Heritage Asset Statement (H.A.S) has been submitted with the
application.

The loss of the “function” of this listed building as a public house had not caused
any concern to the Local Planning Authority in its consideration of any of the
applications for Change of Use, including the most recent refused application
2012/0729. The Appeal Inspector for that refused application, however, did cite
this as a reason for dismissing the appeal, but we consider there to be fundamental
flaws in her arguments for reaching this conclusion.

The listing description is given at paragraph 2.3.2 of the H.A.S. This begins
“public house, probably late C18th™. The Inspector stated “which from the list
description, was purpose built as a public house”. We would question whether
the wording of the listing description does relate to the original purpose or (in our
opinion, more likely) to the use at the time the building was listed.

The Inspector stated that the proposed change of use of the main ground floor of
the building “would cause substantial harm to the special historic interest of the
listed building, through the loss of its historic function as a public house. We
have appended to this Statement Notes on the History of Tosside that appeared in
the Parish magazine in 1989 and 1990. These Notes make it perfectly clear that
the building has not always been a public house (even if this was its original use)
but has been used for numerous different purposes. It has changed uses over the
years o adapt to different circumstances. Therefore, if this current application is
approved, and this part of the building becomes part of a dwelling it would only
lead 1o the loss of the current function. It would also represent the latest change
of use of the building in order to respond to changed circumstances.
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6.9

6.10

7.1

7.2

7.3

7.4

7.5

So, in our opinion, the proposed development would not cause any significant
harm to the function of the Listed Building. As the works to the fabric of the
building are also only minor internal works, we do not consider there to be any
reasons for refusal relating to effects upon the Listed Building. The separate
H.A.S. supports our conclusions on this particular aspect of the proposal.

The proposal will therefore lead to less than substantial harm to the Listed
Building such that, as stated in PPG paragraph 134, this needs to be weighed
against the public benefits of the proposal, including securing its optimum
viable use. For reasons given in this Statement, the Heritage Asset Statement and
the Financial Statement we consider that we have demonstrated that the proposal
will secure the optimum viable use of this Listed Building. The proposal is
therefore fully compliant with NPPF in this regard.

SIMILAR APPLICATIONS IN RIBBLE VALLEY

We consider a number of relatively recent planning permissions in Ribble Valley
to be relevant to the consideration of this application.

Under reference 2009/0076 permission was granted in April 2009 for the change
of use from Public House to residential (one dwelling) with ancillary bed and
breakfast at the Craven Heifer, Chipping Road, Chaigley. In the Delegated
Item File Report (DIFR) for that application, the case officer commented that *“it
is noted that attempts to run a number of pub/restaurant businesses at this site
have been unsuccessful with perhaps the isolated location of the building playing
a part.”

We consider the same comment and conclusions to be relevant to the Dog and
Partridge. Although it is within the settlement of Tosside, it is a very small
settlement that certainly does not have sufficient residents to support a viable
public house/restaurant. The Dog and Partridge is therefore reliant upon “passing
trade™ to support this aspect of the business and, in that regard, it is in a more
isolated location than the Craven Heifer.

Under reference 2012/0356 permission was granted in August 2012 for the
redevelopment of the redundant public house and hotel with conference facilities
to form 3 private residential properties at the Moorcock Inn, Slaidburn Road,
Waddington.

At the time of consideration of that application, the buildings had been un-used
since the business had closed in 2010 due to it no longer being commercially
viable. The buildings were therefore in a seriously deteriorating condition. As
attempts to sell the property for commercial purposes had been unsuccessful, the
Council considered the conversion of the main part of the building into three
dwellings (with other parts of the building being demolished) to be acceptable.
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7.6

1.7

7.8

1.9

7.10

7.11

7.12

Permission 2012/0356 was not implemented but permission was granted under
reference 2014/1119 in May 2015 for the demolition of all buildings on the site
and the creation of one (large) dwelling.

That, more recent, permission has also not been implemented but, at the time of
preparation of this Statement there is an un-determined application (2016/0587)
before the Council for the demolition of the existing buildings to be replaced by
four detached dwellings.

We consider the Moorcock to be an example of a public house/restaurant/hotel in
an isolated location becoming commercially unviable and being forced to close.
This led to the deterioration of the buildings before permission was granted for
the use of the site for solely residential purposes. As the Dog and Partridge is a
Listed Building we consider that permission should be granted for this current
application in order to enable its necessary maintenance.

Under reference 2014/0583 permission was granted in September 2014 for the
change of use to residential (4 flats) of the Black Bull Public House, Rimington.

In documents submitted with that application it was claimed that the business had
been in decline since 2006 and, despite the best efforts of a number of owners,
had become unviable and was closed in 2013, for the third time in five years.
Attempts to sell the property had been unsuccessful. This included giving the
local community the opportunity to purchase the business through its designation
as an Asset of Community Value. The Council therefore considered the
conversion of the public house into four flats to be acceptable and accordingly
granted permission.

We would contend that, as Rimington is a much larger village than the small
settlement of Tosside, the chances of the Black Bull operating successfully as a
public house were considerably greater than the Dog and Partridge, The Council,
however, accepted the evidence put forward that, despite the best efforts of a
number of different owners/operators, the Black Bull could not be operated as a
viable public house and granted planning permission for its conversion to
residential use with no retained business use. We consider the circumstances and
evidence that we have put forward for the Dog and Partridge to be similar to those
of the Black Bull, and we therefore feel that this application should be similarly
approved.

Under reference 2009/0119 permission was granted for the change of use of land
and buildings from restaurant with manager’s flat to | No dwelling at The
DeTabley Arms, Ribchester Road, Clayton le Dale. The Councii must have
accepted that this property (that is in a prominent location between the A59 and
Ribchester) was not capable of viable operation as a business and, therefore,
granted permission for its residential use with no retained business element.
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7.13

8.1

3.2

8.3

8.4

Under reference 2010/0202 permission was subsequently granted for the change
of use and conversion of The DeTabley Arms to form six dwellings. This most
recent permission for a more intensive residential conversion has been
implemented.

We consider that the planning permissions that we have referred to above, are all
examples of the Council’s acceptance that, despile the best efforts of
owners/operators some public house/restaurant businesses have proved to be
unviable and the Council has accepted their change of use to residential without a
requirement for any business use (with the exception of the small bed and
breakfast use at The Craven Heifer). For the reasons that we have put forward
elsewhere in this Statement we consider that the Council’s determination of this
application should be consistent with the decisions to which we have referred
above.

SUMMARY AND CONCLUSION

Our clients have owned and run the Dog and Partridge since 2003. During this
period they have seen customer numbers to the public house continually fall over
the years. They have therefore sought, at considerable expense, to diversify the
business to take advantage of changed circumstances. Despite their efforts,
however, their business is no longer viable. Financial details are stated and
examined in a separate “Exempt Information™ Financial Statement submitied with
the application. We request that the information and conclusions of that
Statement are also fully considered in the determination of the applications.

The deterioration in the business is symptomatic of the general decline of rural
pubs due, amongst other things, to the increased popularity of drinking at home
and the smoking ban.

The Dog and Partridge is not the only community facility available to the
residents of Tosside. Tosside is a very small village and there are very few
potential customers within walking distance of the pub. This means that most
customers arrive by car. There is also another pub, The Crowtrees Inn, on the
Crowtrees Holiday Park offering drinks, bar meals and restaurant with
conspicuous signage advertising that it is open to non-residents. This pub is
1.4km by road from The Dog and Partridge and as such is a realistic alternative
venue for local residents. The fact that it is not in the village centre in our opinion
is not a relevant factor as most customers arrive by car.

Perhaps the greatest challenge to The Dog and Partridge as a community meeting
place for villagers or as a venue for meetings of clubs and societies as might be
expected to take place in a local pub. is the Tosside Community Hall which
opened in 2004. This building has a licensed bar, car parking for 41 cars, a hall
capable of accommodating 200 people and a room for 20 people. I also has a
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8.5

8.6

8.7

8.8

8.9

8.10

catering kitchen, audio visual equipment and high speed broadband and a well-
designed, regularly updated website. A list of regular activities published on their
website indicates that there are activities at the Community Hall in the daytime
and in the evenings. Many of the listed activities would have traditionally
occured in public houses such as games nights, quiz night, whist and dominoes.
Tosside Community Hall is a very significant community facility which serves its
community well.

Around about the same time as the Community Hall was opening our clients were
obtaining planning permission for an extension to the building, in order to form
bed and breakfast accommodation. This extension has been constructed and
provides accommodation to a very high standard. The layout of the bedrooms etc.
seeks to attract cyclists visiting the nearby Gisburn Forest Cycle Trails , a visitor
attraction which, itself, has received considerable financial investment in recent
years. Our clients’ advertising of this element of their business also concentrates
on this particular potential “market” for their accommodation.

Despite their best efforts, however, even this aspect of their business is not as
successful as they would have hoped, because cyclists tend to come to Gisbumn
Forest from relatively local areas (Liverpool, Manchester, Cheshire, Lancashire,
Yorkshire) enjoy their day’s cycling and drive home.

The more recently opened cafe at Gisbum Forest has also impacted upon our
clients’ business; as has the Old Vicarage Tea Rooms that has been operated since
planning permission was granted by Craven District Council in 2012
(72/2012/12376) for the change of use from residential to A3 use to form a tea
room and tea garden selling hot and cold lunches and refreshments. Although in
the neighbouring Borough, this Tea Room is less than 100m away from the Dog
and Partridge.

Overall, similar to the other cases referred to in Section 7 of this Statement, the
business has become unviable, We, therefore, request that, as in those cases, the
Council grants planning permission (and in our case Listed Building Consent) for
the use of the whole building for residential purposes in the form of two
dwellings.

We would respectfully contend that no purpose would be served by the refusal of
these applications as our clients could not be forced to operate an unviable
business. Leaving the building with no viable use would only serve to increase
the chances of the Listed Building deteriorating in condition due to lack of
finances for necessary maintenance.

We consider that we have submitted all the necessary information to enable the
application to be given proper consideration. We consider that for the reasons
given in this Statement, the Heritage Asset Statement, and the Financial
Statement, the proposal fully satisfies all the relevant requirements of NPPF and
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the relevant policies of the Council’s Core Strategy and should accordingly be
approved.

Colin Sharpe DipTP MRTPI
For and on behalf of Gary Hoerty Associates
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APPENDIX 1

Details of Marketing



Jackie Webb

From: Colin Sharpe [colin.sharpe@ghacnline.co.uk]
Sent: 18 July 2016 09:31

To: 'Jackie Webb'

Subject: FW: Confirmation from My Online Estate Agent

From: Grace Gridley [mailto:grace@dogandpartridgetosside.co.uk]
Sent: 29 June 2016 16:34

To: colin.sharpe@ahaonline.co.uk
Subject: Confirmation from My Online Estate Agent

Colin, | have received confirmation of the actual dates that our property was advertised for sale.
20/04/2014 until 02/11/2015. 18 months.. Alan from Mc Dade Roberts has sent me the email which he
sent to Janet Dixon back in 2012, showing the accounts. | have asked him to forward the accounts from
2012 to date. Will keep you posted. | can come to the office next Tuesday or Wednesday this should have
given him enough time to get the figures to me. Which day is best for you? kindest Regards Grace

From: MOEA Sales <Sales@myonlineestateagent.com>
Sent: 29 June 2016 12:22

To: Grace Gridley

Subject: RE: Message from Contact Us Form

Dear Mrs Gridley, Thank you for your email , | can confirm we first advertised the property for sale on the
20/4/2014 and removed it from our listing on the 2/11/2015

Kind Regards

my online
anager estate ogent
E: Sandra@myonlineestateagent.com
T: 0333 240 2712

fieefu«ré, it 'persnmf

My Cnline Estate Agent.com

Manchesler Infernalional Office Centre. Styal ' 1 r[ght mowve Zooplc @ Primel.ocationcom

Road, Manchester. M22 5WB

This message (including any attachments} is confidential and may be privileged. If you have received it by mistake please notify the sender by return e-mail and
delete this message from your system. Any unauthorized use or dissemination of this message in whole or in part is strictly prohibited. Please note that e-mails
are susceptible to change. www.myonlineestateagent.com is a trading name of My Online Estate Agent Ltd (MOEA). MOEA shall not be liable for the improper
or incomplete transmission of the information contained In this communication nor for any delay n its receipt or damage to your system. MOEA does not
guarantee that the integrity of this communication has been maintained nor that this communication is free of viruses, interceptions or interference. Registered
in England & Wales No. 09032238, Registered Office: Sulte 3D MIQOC ] Styal Road [ Manchester | M22 5WB

=5

Please cansider the environment before printing this email

From: MOEA Enquiries

Sent: 29 June 2016 10:50

To: MOEA Info <info@myonlineestateagent.com>
Subject: Message from Contact Us Form



myv online

feecplig i personal E‘StOte OgEﬁt

You have received a message from Mrs grace gridley

Please respond to this person using the email grace@dogandpartridgetosside.co.uk
Or telephone number 01729840668.

The message entered is as follows:

F.A.O Sandra, Please could you email me with the date that we put the Dog and Partridge Tosside BD23
450 on the market with My Online Estate Agent and the date we took it off. | think it was
@May2014/0ct2015. Many Thanks for all your help. Grace

www.myeonlineestateagent.com  tel: 0333 240 2712

Wy Orlanp e Mgt LM Tr s g As Ly Orfong 1 1Lat ADEAS
$Sabe 0WOC, Spal Boal! Vammbrsles HITINE  Company B DUOIITIE VAT s 150) 04233

This email has been scanned by the MxScan Email Security System.




Gisburn Forest, Tosside, Ribble Valley Page 1 of 5

my online
estate agent

(/)

0333 240 2712 (tel:03332402712)
8 bedroom Commercial Property for sale
Offers in Excess of £700,000

8 bedroom Commercial Property for sale in Ribble
Valley

Gisburn Forest, Tosside, Ribble Valley
Skipton, North Yorkshire, BD23

Property Type
http://www.myonlineestateagent.com/for-sale/skipton-north-yorkshire/ribble-valley/n-... 28/06/2016
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Commercial
Property

Description
Floorplan
EPC
Map
Video
Bedrooms
8
Tenure
Freehold

The Dog and Partridge is located in the small village of Tosside surrounded by marvellous
scenery of Gisburn Forest.

Tosside is on the border of North Yorkshire and Lancashire. It lies within the Forest of Bowland

an Area Of Qutstanding Natural Beauty and is between the villages of Slaidburn in Lancashire
and Wigglesworth in North Yorkshire, The village is 11.5 miles north of Clitheroe and 17 miles

http://www.myonlineestateagent.com/for-sale/skipton-north-yorkshire/ribble-valley/n-... 28/06/2016
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northwest of Skipton.
This impressive 16th century grade 2 listed building, briefly comprises of:
Ground floor:

Two main bar areas, staff area, rear entrance hall, mens and ladies toilets, kitchen with pantry,
utility room, secondary bar, study and breakfast rcom/retail unit.

The ground floor is rustically decorated throughout. There are exposed green oak beams,
wooden and stone flagged floors. Attractive exposed stonework, fireplaces, oak window seats,
spot and ceiling light points in some rooms. Fully equipped stainiess steel units in the large
commercial kitchen with appliances, strip lights and down lights to the work surfaces. Practical
storage cupboards.

First floor:

Three separate en-suite bedrooms which are used for Bed and Breakfast, and boasts the
extensive private residential living area. There is a lounge, dining room, kitchen, four
bedrooms, main bathrocom and additional shower/wc room.

Stairs lead to the first floor landing to the extensive private residential living accommodation,
and the separate three en-suite bedrooms used for Bed and Breakfast accommodation. The
private accommodation includes a lounge, dining room, kitchen, five bedrooms, four on this
floor, family bathroom, additional shower/wc room, and stairs leading to the second floor. The
bathroom has a four piece white suite with the focal point being an ornate free-standing bath
and wooden flooring.

Again all rooms are beautifully decorated with period features such as fireplaces with
surrounds, exposed wooden beams and useful storage cupboards. The en-suite bathrooms
have ceiling spotlights and modern white suites.

Second floor:

Stairs with wooden balustrade give access to the second floor where the master bedroom is
situated, another room which is immaculately presented with Velux windows, carpeted
flooring and extensive eaves storage.

There are front and rear entrances to the property.

Externally there is a car park to the rear, with direct access into Gisburn forest mountain bike
trails, with the front aspect having a traditional stone wall with wooden entrance gates.

My Online Estate Agent strongly recommends early viewing of this incredible property.

This Property is Commercial and Residential. Council Tax and National Non Domestic Rates are
paid to RVBC.

There is a Primary School and High School nearby, a bus is provided by the council free of
charge.

http://www.myonlineestateagent.com/for-sale/skipton-north-yorkshire/ribble-valley/n-... 28/06/2016
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Trains run from Long Preston and Clitheroe.

Features

*+ Extensive Private Living Accommodation Five Bedrooms.

* Three En-Suite B/B Letting Bedrooms (Sleeps 10).

+ Commercial and Residential Property.

+ Two Kitchens.

» Original Features.

* Immaculately Decorated.

» Fantastic views over Gisburn Forest and Pendle Hill

+ Direct access into Gisburn Forest Mountain Bike Trails

+ AONB Area of outstanding natural beauty in the Forest of Bowland
+ Central location in a Rural Village in the Ribble Valley.

SAVE PROPERTY (/bookmarks/3150/add) :

PRINT }

|
. |
REQUEST DETAILS (/request-details/3150) E

Call 0333 240 2712

estate agent .
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APPENDIX 2

Evidence of historic alternative uses of Public House
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This 15 certainly the best known building in Tosside and is similar  to help eke out a living before the advent of the mator-car - and
in appearance to the church = they were probably built about the  the fields of this one stretched down both sides of the road
same time. Near to the door is the old mounting-block, enabling  towards the Chapel. Later, both Ridds (up Bailey Lane) and
people who came to pub or church by horse to mount for the  Streethouse (opposite the Chapel} became atrached to “The
journey home. . Temperance”.

At one time (possibly because board and After a while, a shop and Post Office were

established here - what had been the bar
became the shop counter and the rest of the

lodgings were provided) the Dog & Partridge
were known as “The Board” - in the West
Riding Directory of 1822 it was given as “The building was used as a private farmhouse
Board" and the “victualler” was one John with one large upstairs rcom being used for
Rowsthorne. private functions, Mothers Union meetings,

erc.
In days gone by, the farm rents were coliected

here - in a small private room - and the story In the early 1960's, "The Temperance” along
with Skirden Hall and Sandy Syke was

acquired by The Bleakholt Animal Sanctuary

is told that one year, the farmers all came
with the tale cthat “farming was bad” and

they had not enough money for the rent. The and used as a rest home for old horses,

Agenl wok pity on them and reduced the donkeys and other animals. The Temperance
amounts thar they had to pay, whereupon stood empty for a number of years unul
they all trooped into the bar and ordered Bleakholt sold off their holding in lots, the
drinks. The landowner was so incensed by building and one small field being one of the

this that he arranged for the license to be lots. It has now come Full circle and is again

revoked and “The Board” became “The : the Dog & Partridge public house -
Temperance Hotel” - providing board and lodgings and refurbished and renovated with the telephone kiosk and post box
refreshments - but no alcohol. removed from beside the front door and the sloping, cobbled

forecourt turned into a level car park.
Maost country pubs used to have a small farm atached o them - P



Tosside - from past to present

Notes on the history of Tosside and district from Vera Newhouse of Well House Farm
Here is another in the series of articles prepared by Vera just as they were written some 15 years ago for the Tosside
November 1989

The Old Smithy

Across the green from the Dog and Pariridge was the village blacksmith’s. The house was considerably smaller than it is now

Parish Magazine.

and the blacksmith’s shop occupied one end of il - opening straight out onto the village green. When travel by horse declined
and molor transport came in, the blacksmith's shop was turned into a garage workshop and part of the green was laken over 1o
house the petrol pump. Gradually the business spread onto what had been the village pinfold. During that time the Bleakholt
Ammal Sanctuary had The Temperance (now the ‘Dog”). First the shop and then the Post Office there were closed and business
was transferred across the road. To begin with the shop was in a wooden hut at the Institute end of the house (before the
extension was built there), then it moved into what had been the garage and a new workshop was built atongside. It was shortly
after this that the telephone kiosk was moved across to the Institute and the post box was put in its present position - which was
by the shop door then (since moved again!). '

When Bleakholt sold off their property, the old coach-house and garden were added to the Smithy property and a craft shop was
established in the converted coach-house. This later became the General Store and Post Office as we know it today.

Tosside - from past to present

Notes on the history of Tosside and district from Vera Newhouse of
Well House Farm as written 14 years ago for the Parish Magazine

March 1990
The Dog & Partridge

Thus 15 certainly the best known building
n Tosside and is similar in appearance to
the church - probably they were built
about the same time. Near to the door is
the old mounting-block, enabling people
who came to the pub or church by horse
to mount for the journey home.

Al one time {possibly because board and
lodgings were provided) the Dog and
Partridge was known as ‘The Board’ - in

the West Riding Direclory of 1822 it is
given as “The Board’ and the ‘victualler’
was one John Rawsthorne,

In days gone by the farm rents were
collected here - in a small private room -
and the story was told that one year the
farmers all came with the tale that
‘farming was bad’ and they had not
enough money for the renl. The Agent
took pity on them and reduced the
amounts that they had to pay, whereupon
they all trooped into the bar and ordered

drinks. The Landowner was so incensed
by this that he arranged for the hcence 1o
be revoked and "The Board™ became
“The Temperance Hotel” providing hourd
and lodgings and retieshments - but no
alcohol
Most country pubs used 10 have a small
farm aftached to them - to help eke ouy
a living before the advent of the molor
car, and the fields of (his one streiched
down both sides of the road owards the
Chapel. Later. "Ridds’ (up Buley Lane)
and Street House (opposite the Chapel)
became attached o ‘The Temperance”.
(to be continued next time)



Tosside - from past to present

Notes on the history of Tosside and district from Vera Newhouse of Well House IFar

m as

written 14 years ago for the Parish Magazine.

March 1990
The Dog & Partridge (continued)

After a while, a shop and Past Office were
estabbished here - what had been the bar
becume the shop counter and the rest of the
building wus used as a private farmhouse
with one large upstairs room being used for
private functions, Mother’s Union meetings,
elc.

In the early 1960's "The Temperance' along
with Skirden Hall and Sandy Svyke was
acquired by the Bleakholt Animal Sanctury
amd used as a rest home for old horses,
donkeys and other ammals The Temperance
stood empty for a number of years until
Bleakholt seld off their holdings in lots, the
building and one small field being one of the
lots It has now come full circle and is again

the Dog and Partridge  public house -
refurbished and renovated with the telephone
kiosk and post box removed from beside the
front door and the sloping cobbled [orecoun
turned into a car park. ‘
April 1990
Tosside Church

We don't know exactly when the Church was
‘built, but it was in existence before 1650
because 10 a Parliamentary Survey in the
of  Oliver Cromwell, 11 was
recommended thal “Houghton Chapel in the
Forest of Gisburne be made a Parish Church
and have some maintenance anncxed, being
entirely dependant on the benevolence of the
people.” Two huimdred and wwenty years
later this recommendation was carried owt -
things moved slowly in those days.

time

The Church was at firet a Chapel-ot [ase, m
charge o1 the Vicars of Chsburn As the
Tosside Registers don’t start unul 1764,
when Richard Carr became the incumbent. i1
15 presumed that the Vicars o1 Gisburn
olficiated untl this tme and tecords were
kept amongst the CGishurn Repisters.
although in the 1650 Parhamentary Survey it
mentions that *..Mr John Crambleholine
was a preacher Minister there ™

Between Rrichurd Carr in 1769 and (he
formution of the Panish i 1970, there were
six other weumbents - one ol them. John
Foster was here for 35 vears. Anothe, Hemy
Burn, is bunied 1in Tosside churchyard, o the
Ieft o the poreh. Tosside Vicarage wasn'(
built until zbout 1870 and there appears o be
no record of where the incumbent Iived

Tosside - from past to

present
Notes on the history of Tosside &
district from Vera Newhouse of Well
House Farm, as writien 14 years ago
for the Parish Magazine.

{continued from the Iast edition)

When the Parish was formed in

1870 by the amalgamation of

Tosside, Houghton Chapel and

Knotts, John Ellerbeck, who
came as incumbent in 1864,
became the first Vicar, His

stipend was £135 per annum!
Since 1370, there have been 17
vicars, one of whom, the Rev'd
ALK, Wicks was here for over 30
vears. Gisburn  still has  an
interest in the parish, in that the
Vicar of Gisburn is Patron of the

living.

In the carly parl of this century. the
Charch looked very different inside
trom how 1l does today. The organ
purchased in 1877 stood m the NI
comer., whilst the pulpit was m the
SE corner. The Communion rails
were round the raised step where
the Communion table stands, and
the pews came niuch
forward than thev do now, In the
NW comer, where the organ now
stands, was a gallery supported by

further

pillars. A square block of wood can
be seen in the floor, near the organ
seal. filling the place where a pllar
once stood. Until the plaster was

removed  from  the west  wall
recently, marks could be seen

indicating the line where the stairs
went.

On the wall, each side of the cast
window, were wonden panels on
which were written the words of the
Lord’s Prayer and the Ten
Commandments. Lighting was by
paraffin lamps, some of which hung
from the beams, and some were
supported on poles which slotled
through holes in the book rests of
the pews - these holes can still he
scen. A stove stood where the
present clergy stall is - the basc is
still there and the floor all around is
quite black - apparently it “smoked
back™ when the wind was in u
certuin direction. As time went on,
the population of the village
dwindled and, as fewer people came

to church. the gallery was remos ed
Later the pancls were removed
from the ecast wall and replaced
with an oak reredos. The stove was
replaced by one under the grating in
the centre aisle, and the paratlin
lamps gave way to calor gas
lighting. A new clerey stll was
placed on the base of the old stove,
and choir stalls were mstalled on
the south side facing the cleray
stall. The Comununion rails were
moved Lo the present position and .t
some stage during all this, the old
beams were encased n pine boards
and the organ moved o its present
site.



ANIMAL SANCTUARY and Home of Rest for

TD,E‘{SS’PISESE\VH opened on Sunday. It is admunisteced by the

Bleakholt Amimal Welfare Organisation. blx-yea}'-old T_ony

WWrigley, son nf one of the staff, feeds some of the 21 deonkeys
which, with 59 horses, ive on the 320 acres of the sanctuary.

’ Craven Herald and Pioneer picture.

opens animal

Tume 188 — g9,
hs-T:\nctl.uau'y(t

A_CTRFSS Margot,
e

Bryant,
who oplays

Lhe part of
Minnle Caldwell in IT.V's

popular “Coronation Street”
Drogramme, was among the
maliy people who watched the
official opening, on Sunday
afternoon, of the Tosside
Animal Sanctuary and Home
of Rest for Horses, established
by the Bleakholt Animal Wel-
fare Organisation.

She saw some of the 21
donkeys and 59 horses which
are currently In residence on
360 acres.

“It's lovely Lo visit the
country for a chanee,” she
observed. “I love animals so
rmuch.- that I am only too
pleased if I can help in any
way."”

The opening ceremony was
performed by the Mayor of
Bury, Coun., W, Alkers. and
afterwards Mrs Olive Lomas,
the founder of Bleakhoit,
thanked the “faithful friends
and subscribers over the -past
years.”

Mr. R. D. Leather, Bleak-
holt's chairman, who presided,
said the day was going to be
one of the greatest in the
history of the organisation,
for Tosside was the first. farm
they had ever owned, the

I others having been rented.

| Sald the Mayor of Bury,
| referring to the organisation’s
. Lancashire origing, and the
. fact that Tosside is in York-
shire: “I am, delighted that
!two ancient foes are getiing
; together. and Lancashire and
i Yorkshire are showing the rest
' of the counfry how to do this
job.” .

Ih“bllle.-nllthn:»lt Animal 6}

Welfare Organisation

The Baby Donkeys and "?ig
gam,” on behell of the cr]ufna
residents at the new. “Tosside
Animal Sancluary” {helween

NTLY WANTED TO RAISE
ggﬁn‘s FOR BLEAKHODLT AND,
TOSSIDE HORBE BANCTUARIES

Clean EH/H Clnthlnﬁ. nmatl pleces
of

Crocker
elo . N
BLEAKHOLT HORSE aﬂ.HBTHJ\H‘Y’

eta,
mrm%ﬁim&nﬂtg?' Jawa-tiery.

il glediy coliect,

AAMSROTTOM, LAMDS.

“laidburn-Long Preslon) will ha
AL Home™ to reccive Xmna gifts
oond  donationg on  Saturdeys,
Dec. 8, 16 and 28, belween 2 snd
: 4 p.an. {Headquarters, Blenkl.mlt.
Animal ‘Welfnre Qrganisalion,
'j{-mimhotl.mn. lmnes.

@H Tel. 2577 any time. i‘fbs-

TOSSHDE AND BLEAKHOLT S

HAY WAHTED —URGENHT
proferably baled =
C.0.D. or will collétt

et

HORSE SANCTUARIES,
Tel. Long Preston 228, or
Ramsbottéin 2677,

wireT

guest at ilh;se
sanctuary opening

T"OSSIDE Horse ' Sanctuary,

- the "green pastures” for
100" elderly animals, including
horses, ponies. donkeys, goats,
! dogs. cats and a mankey. will
be officially opened on Sun-
day.

Special guest will be Miss
Margot Bryant, who plays
Minnie Caldwell in Granada
T.¥’s “Coronation Street”, and
the opsners will be Mrs, G,
Stanton, of Chesterfield, and
Mr. H. Watson. of Newton-le-
Willows.

The sanctuary, run under
the auspices of the Bleakhalt
Animal Welfare Organisation,
of Shuttleworth, near Rams—
bottom, came into being when
three former farms, Temper—
ance, Sandy Sike and Skirden
Hall were bought by the
Bleakholt organisation last
year.

-The organisation, founded
four years ago by Mrs. Olive
Lomas, needs £200 every week
to run the sanctuary and to
pay the salaries of the super-
visors. All this money is

raised to save the animals
from, the slaughterhouse.

To-morrow will be open day
- at the sanctuary.

TOSSIDE RETREAT
FOR HORSES

Christmas cards to raise

DEC funds 1962

Bight' Ohristinas carde have
reached a number of Craven
addresses,  and 20,000  similar
ornea will go out to heip the funda
of the animal sanctuary, Bleak-
holt; Tosside, near Hettle. On
t.hf_: carda are photographs of
i| amimals now living in retirement.
| Mre. Beryl Adamason, of Halifax,

local secretary of the organisation,
said Lhnt the cards with envelopes
are Ud., and she hopea to have
calendars st 25.08d. availeble snon.
“Many people have ordered both.'

Four of the cards show hores
or donkeys. Perhaps the most
pttraciive one showy Andy,
F.mm_ with his ears rocked high.

Iooking over a wall "“determihed |
rot Lo miss--anything at DBleak-!
holt,™ |
! There is also Momma, an aged
{ donkey, who gave many hours of
| pleasure to ¥oungaters on Black-
pool sanda. ie other four i tha
.aset imclude- a silhcuette of threa
goate, three orphan kittens, an
orphan puppv {since placed :n. .
vew home)} apd Franki. the cow,
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By DH‘? WYATT, Yorkshire Post
- Special Correspondent .

e fioynl Bociety lor the Preven.
tlon of Truelty to Anlmals s hulﬂﬁ?g
ah Ingquiry Into conditions ag the
Tosslde Horse Saneétunty, 1,0001L. up in
the rolllng country hetween Settle and
Clltheroe, This is 83 & result of The
YorksHire Post report on Mondny
5 I uddersinnd tbhat Travelling Chief
k upsrinlendent H. H. Goadenougl, of &
the RSPOA; 1s in charge, It L9 oped
that & gatlsfpotory sciutioh can be
found for the wellnre oand poasible
removel of the 80 anlmsls, ’

The Sanctuary ls run by Mra. QOlive
Lomas, of Bieakholt Fnarm, Shuttle.
warth, on behalf of Bleakholt Anlmnl]
Welfare Organlsntlon. Consldcrable
concern has been expressed In Lhe
Skipton, Helllileld and Long Presten
districts for the onimals quartered
there during the aevere weather.

27 horses at
sanctuary to be

destroyed

.Twenty-sevén horses képt it a home

run by the Bleakholt amimal
organisation at Tosslde, near S{?;fb:rnf

. Ly *
Bales Mes. © Olive a Log;lms,
ay. {founder an onL.
pihay secretary of Lha.B_le_ak—.
holt Anipal Welfaye Organisation,
which now hes 380 acred of land
at Tosside, tells me ibab feeding
the apimals—incinding between
130 and 140 horges, pomles 8D

) T noMmE ‘OF REST
bt {,\{'V FOR HORSES

\z\ _A Tosside experiment

-5 .
The Bleakholt Animal Welfure
Organisaliod announced this week
that it has taken gver and amal-
.| gamated: three farms st Tosside,
‘I near Settle, for use as a home of
rest for horses. Xon. secrebary
and founder of the socicly is Mrs.
0livé Lomass.

“Weo 'have pow found a farmn
large chougl to accommodate
il our ermnanent  residents,”
yaid Mya. may, ‘It s B ocont-
combinatign of three Fuiins will
sopurate  scconunodation angl
buildings, ‘und approyimately 360
weres of land, of which about U8
_. Iecres is meadowland,

| it N \ T4, ia because Lhe land basically

die to' be destroyed following a visi
by RSPCA officials. Th vgisdt Wsalsl

made after complainis £ 5
- thab 300 bales of plain f%m people
%ﬁ?’k:}‘:’s"-e'ﬁ?:‘?g £o; W’-‘"f"“’gd virdil g:!icntgu%ar by about conditions at the
iy 'ass  ErOWH-:ARAIT ary. '
Spring. 1 i one of 1 Yesterday the secretar. of the
~oncerns of an’ organisafion con- organisation, Mrs Olive Lomas, of
cerned with domestic creapures. Bl_eahml.t Farm, Shistiewocth 'near
The folk in ’I‘Dsméie tmv?gz Bury, sald they had beos ta1d 'b-y ear
growing pecustome having RSPCA that 0 lenat 40 pe y
one of Lhé largest poprulations o She - es must go.

horses of any .parish o the 1E 4
country, and on iny last yiit Lo The criticisms concerned the ex
the hill-top villege I saw Mr natute of the sancluary and the staﬁgsf;%
Keith Wrigley and ¢ bulldings, Our members know that we
Wilsou woepe busy seeing have run on s shoesirin throigh many
appetites of 5 months of trial, snd ? suppose thal
fully satisfied. If was B raw dsy M criticlsms from ottiside sources g&ve et
snd Thoy “wers indoor, gyveoflinevitable, N one has becn more auare
from the chatch of the wind. 2 citltles an ;
- il!‘;)e animals are turned u-.u;1 blllé i ]']"}rv'[’fig : d shorttomings than
gpring it will he a memor i severe weather las brou

- 1| additional difficulties, The horses whﬁl?:

needs & change of grazing animals
and the buildings need repairs
and alterations ihat the property

has beﬁin offered ab ® laivly sight ;
Heo,™ R " P—
lzefrsﬁggl; ]fl;éub(;:cn advised Lhat it i - o S {::;leﬂﬁi!.dlvaf&m Infirm and some are
would be idea! as a howme of o5 long a8 i gmel:ﬁnget?ml:seteghléhf?:{}
t {pr horses. ! Pﬁﬂl 8

I-'Fi‘lf,lnould casily Lupn ouk to fhn: mggﬁ%ﬁmﬁlmw ones beyonhd

be & disasjrouas  and  finsncial ; o med am.” ) 4

nighpinare, but 1 lonestly feel ' of thé a8 weg a foundef member

it is ot wondex-l'u‘ll ;Pnllingu and : > g;'g ?;‘a.ncl}rgtteg:[a }iﬂtefl‘nﬁtlonal

opportunify,” sai rs. Lomas. Léagu i on o orse
= e} . Tha+¥Blehkholt ofganlisation - h;s

-branches In Bury, Bolton, and Skipt
i;:g‘:;?.r”-'i-‘“- about 130 hmjaesp_a(::nd
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Two of the horses ot the animal soncluary,

"ROW OVER
SANCTUARY
FOR HORSES

By JOHN WYATT, Yokshire Post
Special Correspondent

A SBANCTUARY for 90 anhmals,

1 & bltterly cold area 1,000ft.
labove sea level {s causing concern
in. the Skipton, Helllfleld and
The
‘I‘os§[de Horse Sanctuary is run
by Mrs. Ollve Lomas, of Bleakholt
Farm, Shuttleworth, on behall of
Welfare

Long'  Presten  districts.

the Bieakholt Animal
Organlsation,

When I discussed It with her she
was
rather 8 nightmaerc at the moment.”
Followlng my lnguiries. an olfer of
help has been maode by the Inter-
nationsl Leagup for the Frotectlon ol

admitted the flnancial position

Hornes.

Mre. Lomas ran 8 branch of the
Then

Lhe
problems connected wlth Tosalde, Mr,
Kay Colvin, n dlrector of the League,
and Mrs, Ann Newton, of Leeds, alsp a
director end a Councli member, Jolntly

League up tb two vears ago.
the League severed 1ts connection.

' after hearlng of

1 VYesterdny,

paltt:—

“ We wlll buy the horaes [rom Mrs.
T4mes on condition that we have those
put down that should be destroyed on
veterinary advice and look after the
Earller Mr. Colvin told me:
is prepared to glve an

others.”
‘"Unleas she

out, electricity. gas, or water. After
belng told of the League's offer of
help she seld: " We will call an
emetgency mceting of the brustees,

commlittee and staff As 500D As
poseible ™
DISAGREEMENT

QI the Leaguc’'s reasons for severlng
the conmectlon, she sald: " Ib was o
disagrecment pn pollcy over bringing
Irish horses across bo Bleakholt to be
saved [rom slaugliher. .

" There woas dissablsfacfion on both
sldes for gomn considerable tlme.
Officials of the League came up from
London to Blédakholt and after a
survey , recobunended that certaln
horses should be put down. B

" We dlg not carry H out ang at
leaat one lg allve torday. We did not
lose nny of themn fhat winter,” Mra.

Lomag added.

“We have done so well since we left
the League that It 15 only because we
nave declded to keep so many animais
that we have got Into diffiéuttics, If
people Wwho have helped us gave horses
would help to keep them we would not
he In trouble—what horses we have
lost have ¢led of old age amd peace-

fully '
LEGACY

Mrs. Lomas sald she heard last
week of a legacy from Blackburn of
£2.000 whlch would greatly Dhelp the

Trust. “ We have always worked
from our hearts rather than our
heads,” she sald, in delence of her

Truat.

V1 visited  Tosside, north ol
Clitheroe, with Mr. Ted Qliford, =
racehorse treiner under Jockey Club
and Naotional Hunt Rules, Mt. Gordon
GusweJl, 8 former Natlonal Hunt
tralner and Jogkey, and a Yorkshire
Post, photographer were with us,

uridertaking neot Lo concern hersell Mr. Gifford, who trains st Bell

in Any orgauisaiion whose avowed

obiect 1t \s to protect cqulne enlmala § Busk, about seven mlies  from

the League does not Intend to | Skipton. looked pt the cold scene and

- picourage her flnenclally or otherwisa [ sald: “This ls bad land, even In
summer, and I think the place !a

**1 make DO complalnt about
Lomas‘s ideals, but my collepgues and
I feel strongly that her continued
{)olicy of buylng horses withoul regard
o whether or not she can look niter
them properly has led In many cases
to the opposite ef plotectlon for the
horges concerned.”

Mr. Colvin  sald the League
severedl M9 connectlon wlth  Mrs,
Lomas for &% renasons. * She dld not
carry oot the pollcy Jald down for
her by the League,” he sald, “ana
we had the utmoest dlfflcutty In
getting proper acenunts,

“In the end we could not get any

at all
" We were also dissatlsfled with the
managenient of the horses and we told
y Mrs, Loinas egaln and 8galn not to
buy horses thabt she could not ook
after properly. When she placed the
horses she dld not inspect the new
quaerters and we gave her meveral
wrinings

IS,

also with n
horses, agreed—and both thought two

unsuivable.”

In a walled olf portlon by the road
three horses and flve donkeys wete
walking around with s cat and a dog.
The donkeys, hordier than horses.

looked weli enough but twg of the

horses seemed too weak to withstend
tite extrema cold at that height.

A fleld away a grey horse was
breatiing heavily The anlmals weie
notb out for long shid were taken inside

so0n after arrival.

Mr, Gifford sald: * This Is nn place
for horses of this nge.” Mr Goswell,
lifetlme experlence of

of the horses would be better put to

SNOW DANGER

"I am hot decrying thelr efforts,”

sleep,

sald Mr, Glfford, " but they should
nob have o pluce Hke this up bere, An
amumal must have warmth; cold, rain,
and snow wlll klil an anlmal even If 1t

lc pathineg fod hick 1o hitoann hatmmo 7

Boards propped up on walls and Lhe
near-by Faoat Offlce proclalmed the
need for funds. " The Tosslde Horse
Sanetuary.™ Open 2-6 p.m. Saturdays
and Sundays. Visitors welcome.
Inquirles nt  Post  Ofllce. £1.060
appeal Donations urgently required

Another stated: ™ You can become 8
member of our megsnisation  today.
Adults bs, Children 29, 0d. Lile
membership 10 gulneas. Emergency
appeal. Donations desperately
requlred. Recripts glven at honse ™

On tho Post Ofiflce anbther notlce
proclalined: "™ All piacecds in ald of
Bleakholt Animal Welfare Organtsa-
tion,”  Further displays pointed oub
that second-hand clothes, fjewellery,
addments and books were on sile and
that home-made Jam could be baught
at only 7s. '

Qutslde on the giass verge wos a
bundie of Mmp wet bay, OF thig Mr
Glford commenteld atterwands Ihe
hay 1 saw !n hiont of the bullding was
bad and wet.”

Two landlordas nf hoslelrles 'n the
districy, told me that they thought
the sttuatlon of the smanctuary tnn
bleak  Most people In the aren did
not dispute the Jdea behind  the
Sanctuary but thought thag In ylew
ol the apparent nced for funds thepe
Wwere top manv anlmals belonging to
the Trust.

Mrs. Lomas [ald me* " We reiy on
publie subscriptlons and our own
elforts  Ip Is rather & nightmars at
the moment.

"WIth bad weather and transport
aur posltion Is almest unbearable, We [§

rve nlways been overwarked s'nce
Christmas, with the additional diffi-
cilty of the weather "™ -

APPEAL

1 Invlted BbIrs. Lomas to comment
on mn advertisement in g loeal news.
paper appeallng for hay tn be
dellvered. She sald: “ Our own storka
of hoy, grown ourseives, had riu out. B

“We nut out pogoeneral Bppral Tor |
hay to be collecisd or dellvered
are working under difficulties ™

Benlor Inspeclrr Ralph Taylor, or B
the Skipton branch »of the noval
Boclety for the Preventlon of Cruclty
to Anlmnals, teld me: “The RSPCA
sre keeping 1t under supervision.”

Perhaps the Lesgue have the
strongesy point of all to make o th's
subject. Ag Mis Newten sald: 1
hink thet every charlty should b
vegistered and A balance  sheet
Published

—
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