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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Serious concerns and strongly objects to the application:
1. Further expansion of business will continue to cause conflict with nearby residents due to very restricted site.

2. As residents move out due to their loss of residential amenity, further properties may also be converted to hotel rooms.

3. Hotel rooms proposal is an over-intensification of the restricted site. Harmful to the Conservation Area and setting of nearby listed properties.

4. Plans not detailed - effect on rear of 4 Vicarage Fold, including the emergency fire exit?

5. Increase in overlooking and noise disturbance for neighbours and a loss of their residential amenity. Residents of Chapel Fold have not been consulted (face the rear of The Freemasons and exposed to the noise and smell of the kitchen operation).

6. No details of kitchen extraction system on new extension. Current system - nuisance noise and smells. Potential to increase nuisance to surrounding residents, if inadequate.

7. Inadequate provision for storage and waste removal for public house, restaurant and hotel. The current capacity for waste disposal is 100% more than shown on plans. Large bins are currently kept in the alcove at the side of the kitchen but they are too large to be placed in the narrow alleyway and still allow regular or emergency access for staff and deliveries.

8. The provision of hotel rooms, identified as class C1 on the application form, will lead to a 24 hour business (increased activity from serving breakfasts). Further detriment to residential amenity from extension of operating hours (already conflict due to late night movements).

9. Lancashire County Council has acknowledged that, due to substantial residential building in nearby villages, traffic flow through Wiswell will increase by 6%. Already been an increase in on-street parking as the number of cars per household has generally increased. This is a material change in traffic conditions through Wiswell and LCC Highways must consider this as a new application and not use historical data.

10. No car park for the hotel rooms nor the Freemasons. Staff displaced from the two cottages and will have to travel from new accommodation leading to increased parking in village. Staff and customers now leave vehicles on Pendleton Road and cars extend in both directions for considerable distances on those occasions when maximum covers are achieved (often, parked inconsiderably and access through village restricted). Hotel rooms are likely to encourage additional customers and overnight guests.

ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

Consulted, no representations received at time of report writing. 
RVBC (ENVIRONMENTAL HEALTH)

The proposed extension would be very welcome from an Environmental Health point of view, in that it will provide the necessary space to allow the safe storage and preparation of food. 
Currently the need to use the adjacent dwelling as a preparation and storage room is far from being a satisfactory arrangement. The applicants should be encouraged to submit detailed plans of the new kitchen. 
HISTORIC ENGLAND:

Do not wish to offer any comments on this occasion. Determine application in accordance with national and local policy guidance, and on the basis of RVBC specialist conservation advice.
ADDITIONAL REPRESENTATIONS:

Letters of representation have been received from 14 individual households/addresses objecting to the application on the following grounds:

· Local parking congestion and highway safety – Freemasons Arms has no parking; road congestion and roadside parking for residents remains an issue; residents of Chapel Fold and Vicarage Fold have no on or off street parking outside their properties so they also have to park on Old Back Lane or Pendleton Road; larger kitchen and 4 letting bedrooms will increase the covers and parking requirement; on busy weekends, 25 parked cars generated; practice that numbers 4 & 6 used for staff so on site and do not need cars/parking at moment (no bus service to Wiswell); flawed argument that no increase in parking from restaurant guests staying in rooms  - will be parked in the village at times when other customers (at the different sittings) overlap; 4 letting bedrooms will attract visitors in cars; expect to unload from unadopted Vicarage Fold which unsuitable; inconsiderate and dangerous parking now -  driveway entrance blocking - double-parking (emergency vehicles; agricultural vehicles?) - parked cars a hazard to driving on Old Back Lane including Arnside House and exiting Vicarage House; 504 houses approved at Whiteacre Lane – application refers to access through Wiswell with a 60mph limit – will use Old Back Lane or Pendleton Road (both nearly closed already by Freemasons Arms parking); damage to cars and Chapel Fold pedestrian thoroughfare; owners have always operated at a level of covers higher than permitted; attempts to alleviate parking tried and not worked – H bars ignored – parking upon area of War Memorial; Trip Advisor has the comments of customers concerned about parking;
· Highway safety review required before decision. LCC May 2010 report (misled that covers reducing from 102 to 82) stated that no further expansion of the building footprint or in the facilities provided would be appropriate given the impact any such changes would have on the amenity of residents and the availability of parking – a voluntary undertaking from the applicant was requested;
· Increased unpleasant cooking smells and opening times – breakfasts; extraction unit devoid of adequate filtration; 18 hours a day in residential area;
· Increased noise during unsociable hours – not unusual to be wakened from sleep well after midnight;
· Freemasons Arms used by few residents of Wiswell; 1 part-time staff member from Wiswell but 14 staff from out of village;
· Borton Limited lost a further £158,000 in their last financial year;

· Suggestion of no additional staff for housekeeping, cooking, breakfasts, laundry etc is unrealistic;

· Pavement in front of pub already extended to provide tables with overhead heaters to encourage outdoor eating and drinking - noise nuisance; extend to Nos 4 and 6 Vicarage Fold?

· Owner of 2 Vicarage Fold and 1-9 Pendleton Road states no right of way from the Freemasons Arms and No. 6 Vicarage Fold down the back of the properties – the escape route is his land; privacy of tenants;
· Nos. 4 and 6 Vicarage Fold at affordable end of housing market – maintain;
· Loss of the gardens at Nos 4 and 6 Vicarage Fold which part of the amenity and appeal of the village – abuts a fold – sense of shared area between Vicarage Fold, Old Back Lane, Chapel Fold and Pendleton Road; impact upon historical nature of village (agricultural heritage) – the village plan shows that at its centre it is made up of folds, rectangular enclosures and lined with rows of cottages – proposal will change character and appearance; Wiswell has a rural setting with green fields and woodland that come  right into the heart of the village – marred by parking; not in keeping with conservation area; Freemasons at heart of Conservation Area – 20 small cottages, many of Townscape Merit, plus Grade I and Grade II listed buildings; an Article 4 direction was proposed for Nos. 2-6 Vicarage Fold (impose?); planned false front door does not enhance the Conservation Area. Conservation is about protecting environments, buildings and communities, not creating Coronation Street film set frontages with false behinds;
· The Freemasons Arms should be conserved as a ‘valued public drinking house’;
· Inadequate bin store in alley -  shown at wrong size on plan – block entrance to kitchen – main route for staff and deliveries and possible fire escape; future application to access kitchens from 2 Vicarage Fold (proposed fire escape ends in a closed back yard)? existing large bin store will disappear in development;
· Extension to kitchen in reality will increase number of covers; solution to inadequate kitchen size is to reduce covers;
· No access or facilities available for a disabled person;
· 2010 application – pointed out that pushing bar area back and increasing the floor area for covers would reduce the kitchen and working areas – owners stated that support area was acceptable for the planned covers – covers increasing?
· You do not spend lots of money if you do not plan to increase turnover;
· Controlling the size and location of development works – controlling maximum covers and voluntary undertakings do not work;
· Restaurant and not pub hub of village life; national dining venue for people with no interest in, and some considerable disregard of, the village;
· No fire or health and safety assessment – need equipment layout in kitchen in this regard;
· Loss of resident amenity – including privacy and outlook; kitchen roof is used for staff smoking and banter, overlooking gardens at the rear – possible roof extension use not acceptable;
· Ground level of adjacent garden is inaccurately hand drawn on ‘Rear North East Elevation’ plan (2.25m drop);
· Chances of hotel guests retreating to rooms quietly are non-existent;
· Application not supported by an explicit recommendation by Environmental Health Officers.

1.
Site Description and Surrounding Area
1.1
The Freemasons Arms public house and restaurant and the adjacent 2-6 Vicarage Fold row of houses is prominently sited within Wiswell Conservation Area and the setting of Vicarage House (Grade I listed; house, early C17) and ‘Barn approximately 50m north west of Vicarage House’ (Grade II listed; integrated barn and byre, circa 1700; list description identifies “the barn has group value with Vicarage House”).
1.2
The Wiswell Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) has a photograph of the site (The Freemasons Arms and 4-6 Vicarage Fold) on its front cover and identifies: 
(i)
The Freemasons Arms, 2-6 Vicarage Row, 1-9 and 11 and 15-17 Pendleton Road, 2-8 Chapel Fold and 10-14 Old Back Lane to be Buildings of Townscape Merit positively contributing to the character and appearance of Wiswell Conservation Area (Townscape Appraisal Map). 
“Most of these buildings (Buildings of Townscape Merit) are 19th century cottages and houses … important contribution to the architectural character of the conservation area by virtue of their scale, style and materials”. 

“Freemasons pub, Vicarage Fold: 19th-century public house, of rendered rubble under a slate roof, with simple sandstone window and door dressings and an original moulded timber door canopy”. 

“Nos 2 to 6 Vicarage Fold: late 19th-century row of cottages of squared rusticated sandstone under slate, with chamfered door and window lintels, gutter brackets, stone doorsteps and sandstone flag paving”;

(ii)
The consultant’s recommendation of an Article 4 Direction at 2-6 Vicarage Fold (three of only seven such proposals in Wiswell Conservation Area and the only proposals relating to a row) to remove potentially harmful permitted development rights (Townscape Appraisal Map): 
“The incremental loss of original building materials and detailing has already been noted on many of the historic buildings within the Wiswell Conservation Area … these minor alterations can cumulatively have an adverse effect on the conservation area and powers exist to the Council to withdraw some of these permitted development rights (an Article 4 Direction) in the interests of preserving and enhancing the special character and appearance of the conservation area … It is therefore proposed that permitted development rights are withdrawn for some of the unlisted family dwelling houses in the conservation area that have not already been too adversely affected by unsympathetic alterations, or which form notable groups within the townscape. This will ensure the preservation of unique architectural features and traditional materials”. 

“The kinds of work that it is proposed to control include: installation of new windows and doors; alterations to the roof, including changing the roof materials; building a porch; the erection of sheds and other outbuildings; the erection or alteration of gates, fences or walls … It is proposed that the restrictions will only relate to development visible from a public highway (this includes a footpath). It will not affect commercial properties … which are already controlled more rigorously”;

(iii)
Vicarage House is a ‘Focal Building’ (Townscape Appraisal Map); 
(iv)
The paving immediately to the front of 2-8 Vicarage Fold (one of only two locations in Wiswell Conservation area) to be important ‘Historic Surfaces’ (Townscape Appraisal Map); 
(v)
“The historic interest of the village plan, with its ‘folds’ or rectangular enclosures lined with rows of cottages”; “Its buildings (listed and unlisted) of character and architectural interest”; “The homogeneity of the built environment, deriving from the use of locally quarried sandstone for the majority of the houses and their boundary walls”; “Its tranquillity” (Summary of Special Interest); 

(vi)
“Underlying Wiswell’s complex network of alleys and lanes is a simple linear village, with properties fronting onto the western side of the Pendleton Road. Large square-shaped plots run back to Old Back Lane. Their shape suggests that they might once have been farmsteads grouped around a courtyard, or even animal enclosures, as the name ‘fold’ suggests. Three of these large plots can be discerned, bisected by Vicarage Fold and Chapel Fold but only the Vicarage Farm and Vicarage House plot retains its agricultural form, the other two having been built over with rows of simple two-storey stone buildings in the 19th century. From these three core plots, the village extended” (General Character and Plan Form); 

(vii)
“most of Wiswell is focussed in upon itself, with houses hidden behind high walls and hedges that help to heighten the sense of enclosure created by the sunken nature of Wiswell’s lanes … Walls, paddocks, springs and troughs are a feature of the village” (Key Views and Vistas); 

(viii)
“Wiswell is primarily a residential village” (Activities/Uses); 

(ix)
“Wiswell consists largely of farm buildings (now all converted to dwellings) with arched cart entrances, rows of simple two-storey cottages, and a few larger detached houses, most of which lie towards the extremities of the conservation area” (Plan Form and Building Types); 

(x)
“The unlisted buildings are typical of the region, being constricted of gritstone rubble under roofs of Welsh slate. Window and door dressings are of simple unadorned sandstone slabs” (Architectural Qualities); 

(xi)
“Boundary walls: Some of the boundary walls look as if they might be older than the properties that they surround, having the character of field walls (loosely mortared randomly laid rubble with roughly shaped semi-circular copings) enclosing paddocks that have subsequently been developed”; “Historic paving: there are small areas of cobbled paving in front 14 Pendleton Road and the southernmost of the two water troughs, and in front of Nos 2 to 6 Vicarage Fold” (Local Details); 

(xii)
“Trees make an important contribution to the Wiswell conservation area by screening modern development” (Green Spaces, Trees and other Natural Elements); 

(xiii)
“the historic character of the village, which largely preserves its mid-19th century appearance”; “well kept houses and gardens”; “local amenities, including the public house” (Strengths: the most important positive features of the Wiswell Conservation Area); 

(xiv)
“some examples of extended and rebuilt structures that are too large or dominant for their site (for example, Rose Cottage, on Moor Lane, which is no longer a cottage and whose bulk needs screening)”; “there is no car park in the village” (Weaknesses: the principle negative features of the Wiswell Conservation Area); 

(xv)
“Alien garden materials have been introduced into the village scene; they include the larch lap fence … rising behind the stone boundary wall, a similar long fence spoiling the appearance of the fine boundary wall to the garden … and the eye-catching yellow-brown timber fencing”; “Continuing loss of original architectural details and use of inappropriate modern materials or details” (Threats). 


A ginnel provides important visual separation between the Freemasons Arms and the row of cottages in views from the listed buildings and the road. This view is terminated and enhanced by the silver birch and cherry trees in the garden of 12 Old Back Lane. 


The rear elevations and gardens of 2-6 Vicarage Fold retain their historic form as a single build date row of identical units with common window and door opening arrangements and the subdivision of stone-flagged plots with traditional stone walls. Walls have traditional stone copings, stone gateposts and lean-to outbuildings.
2.
Proposed Development for which consent is sought
2.1
Planning permission is sought for a single storey extension to increase the size of the restaurant kitchen to provide better workspace for food preparation. The cooking area will remain as existing (the Planning Statement identifies that there will be no change to noise or odours in respect to the kitchen).  The Planning Statement suggests that a larger kitchen will assist in food storage space reducing deliveries from 6 days a week to 3 days a week.
2.2     The extension is to the rear of and conjoins the Freemasons Arms and No. 6 Vicarage Fold.  It measures 5.1m in width, 3m in height (flat roof with parapet) and 6m in depth. The extension is proposed to occupy the majority of the currently wall enclosed rear garden/paved yard area of No.6 Vicarage Fold. Materials are shown to be natural stone facing walls with a weathered stone capping to replicate the existing garden boundary walls (although the application form also suggests use of render). The submitted Heritage Statement acknowledges that “as a result of its size and flat-roofed form, together with the loss of the remaining sections of the boundary walls, the proposed kitchen extension would cause some harm to the character and appearance of the Wiswell Conservation Area” (paragraph 4.02). Furthermore, the existing ground floor openings to No.6 Vicarage Fold are proposed to be blocked (I door and 2 windows; the Design and Access Statement suggests just 1 window).
2.3      Access to the kitchen is proposed to remain as existing with the addition of a rear escape door. The refuse bins are to be collected from Vicarage Fold and to be stored in the alley between the pub and house behind a timber boarded gate.
2.4     Planning permission is also sought for the change of use of Nos. 4 and 6 Vicarage Fold from 2 dwellings to 4 letting rooms for The Freemasons’ customers. The Design and Access Statement identifies that Nos. 4 and 6 Vicarage Fold are 3 bedroom terraced houses currently used as staff accommodation. All the bedrooms are proposed to be accessed via the front door of No. 6 Vicarage Fold. Changes to the interior include removal of the stairs dividing front and back rooms. The existing ground floor openings to No.4 Vicarage Fold are also proposed to be blocked with a flush external finish shown on drawing 4914-2D (contradicted by elevation drawing ‘Rear North East Elevation’ and the Design and Access Statement reference to the door – therefore not clear if opening reveals will be retained).
2.5    The Design and Access Statement suggests that the change of use will not result in additional parking requirements.

2.6   
The application form suggests no change to existing employment as a result of the development (12 full-time; 5 part-time).

2.7     
Unsympathetic top-opening casement windows to the front and rear elevations of Nos. 4 and 6 Vicarage Fold are proposed to be replaced by timber sash double-glazed frames. 

2.8    
The application form incorrectly suggests (Question 15) that there are no trees on land adjacent to the proposed development site that could influence the development or might be important as part of the local landscape character (there are two trees included in the Wiswell Conservation Area, a Birch and Cherry, growing in the garden of 12 Old Back Lane. Both of which are within influencing distance and of some importance for neighbour amenity).
3.
Relevant Planning History

No pre-application advice has been sought in respect of the proposed development.

3/2016/0604/P - Single storey extension to rear of The Freemasons Arms and 6 Vicarage Fold; change of use of 4 and 6 Vicarage Fold to form four letting bedrooms. Planning permission refused 15 January 2016.

3/2010/0234/P – retrospective change of use of two first floor rooms from residential       accommodation to a licensed area (The Freemasons Arms, 8 Vicarage Fold). Planning permission granted 19 March 2012.

3/2008/0140/P – proposed new toilets and store and first floor garden room (The     Freemasons). Planning permission granted 18 June 2008. 

6/10/52 – proposed additions. Planning permission granted 23 May 1949.        

4.
Relevant Policies

Ribble Valley Core Strategy 

Key Statement EC1 – Business and Employment Development 


Key Statement DS1 – Development Strategy 


Key Statement EN5 – Heritage Assets 


Policy DMB1 – Supporting Business Growth and the Local Economy 


Policy DMG2 – Strategic Considerations 


Policy DMG1 – General Considerations 


Policy DME4 – Protecting Heritage Assets 


National Planning Policy Framework (NPPF) 


National Planning Policy Guidance (NPPG)


Planning (Listed Buildings and Conservation Areas) Act 1990


Wiswell Conservation Area Appraisal
5.
Assessment of Proposed Development
5.1    
The main considerations in the determination of this planning application are the impact upon the character and appearance of Wiswell Conservation Area, the impact upon the setting of listed buildings (Vicarage House and Barn 50m from Vicarage House), benefits to the rural economy, impact upon residential amenity, highway safety and loss of dwellinghouses.
5.2
Impact upon Wiswell Conservation Area and listed buildings:
5.2.1
In my opinion and mindful of the concerns of local residents and references in the submitted Heritage Statement, the proposed development has a harmful impact upon the character and appearance of Wiswell Conservation Area. The infilling of one of the group of three identical flagged and wall enclosed yards with a flat/parapet roofed extension, the obscuring/blocking of original wall openings, the conjoining of different building types and the demolition of traditional boundary walls has a harmful impact upon the significance and identity of the Buildings of Townscape Merit and the nineteenth century adaption of Wiswell’s distinct historic folds (Vicarage and Chapel Folds). 


‘Making Changes to Heritage Assets’ (Historic England, 2016) is relevant and identifies:

“The main issues to consider in proposals for additions to heritage assets, including new development in conservation areas … enclosure, relationship with adjacent assets and definition of spaces and streets … It would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting” (paragraph 41).


“The historic fabric will always be an important part of the asset’s significance” (paragraph 42).


“New features added to a building are less likely to have an impact on the significance if they follow the character of the building” (paragraph 49).

“Buildings will often have an important established and historic relationship with the landscaping that exists or used to exist around them” (paragraph 55).


The National Planning Policy Guidance identifies in respect to design that it is:

“proper to seek to promote or reinforce local distinctiveness” (paragraph 60).

I am mindful that built development largely relates to rear elevation and back yard works.  However, the Wiswell Conservation Area Appraisal identifies of character and appearance:


“most of Wiswell is focussed in upon itself, with houses hidden behind high walls and hedges that help to heighten the sense of enclosure”.

Furthermore, National Planning Policy Guidance identifies: 

“Although views of or from an asset will play an important part, the way in which we experience an asset in its setting is also influenced by other environmental factors such as noise, dust and vibration from other land uses in the vicinity, and by our understanding of the historic relationship between places … The contribution that setting makes to the significance of the heritage asset does not depend on there being public rights or an ability to access or experience that setting”.
5.2.2  
In my opinion, the proposed development does not have a harmful impact upon the setting of listed buildings. The introduction of a traditional gate, set back from the building frontage, in the alley between the Freemasons Arms and No. 6 Vicarage Fold will screen the bin storage area. The trees in the garden of 12 Old Back Lane will remain visible from the entrance to the alley at Vicarage Fold. 
5.3
Impact upon Residential Amenity:
5.3.1
The Borough Council’s Environmental Health section has considered the proposals and is satisfied that an acceptable development can be ensured.
5.3.2    I am mindful of the concerns of the Parish Council and local residents. However, in my opinion the proposed extension will not result in unacceptable overlooking, overshadowing or overbearing impacts. The impact of the proposed development on residential amenity is not significantly different to that of the existing restaurant and public house and is acceptable.
5.3.3   I would agree with the local resident in respect to the misleading nature of proposed plans relating to the relative heights of the proposed development and the adjoining garden. However, this does not alter my opinion in respect to the above.
5.4
Highway Safety and Accessibility:
5.4.1
At the time of report writing the consultation response of Lancashire County Council (Highways) had not been received. However, I am mindful of comments made in respect to the previous planning application 3/2015/0605 and do not anticipate substantial revision to Lancashire County Council (Highways) opinions:

            No objections regarding the proposed kitchen and four letting rooms. Opinion   that: 

1. The proposed development should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site. 

2. The proposed development will have the same parking requirement as the existing restaurant/bar area providing the gross floor area for customers is not increased. 
3.
The proposed four one bed letting rooms will have the same parking requirement as the existing 2 No 2 bed properties. 
5.4.2  
I am therefore satisfied that the proposals will not result in an unacceptable impact upon highway safety and highway capacity.
5.5.    
Benefits to the Rural Economy and Loss of Dwellinghouses:
5.5.1 
I am mindful of concerns as to the loss of two dwelling-houses from the housing stock. However, I concur with RVBC Regeneration and Housing (January 2016; with consideration to Core Strategy EC1, DMB1, DS1 and DMG2) that “overall, the benefits of supporting the village’s economy do demonstrably outweigh the impacts … on the village’s residential housing resource, bearing in mind the relatively few dwellings that will be lost in relation to both current provision on the village and anticipated new provision in the wider area”.
5.5.2 
I am mindful of the benefits of the scheme from an Environmental Health point of view. However, pre-application advice has not been sought and it is not clear from the submitted information whether alternatives less harmful to the character and appearance of Wiswell Conservation Area have been considered (National Planning Policy Framework paragraph 132 requires that “as heritage assets are irreplaceable, any harm or loss should require clear and convincing justification”). I note that current proposals include alterations to the interior of No. 6 which suggest that larger spaces could be created in this building.
5.6
Other Matters:
5.6.1
I have considered the opinions of RVBC (Countryside) from January 2016:


“There are two trees included in the Wiswell Conservation Area, a Birch and Cherry, growing in the garden of 12 Old Back Lane both of which are within influencing distance and of some importance for neighbour amenity. Any development resulting in an increase in height of buildings to the rear of the Freemasons Arms is likely to require the pruning of the two trees in question. In addition close proximity of any development to the trees may result in tree resentment issues as there is tree height and branch overhang”.


In my opinion, these concerns are not so significant as to preclude proposed development.
5.6.2  
Fire escape and right of access issues are not matters for consideration in the determination of this planning application.

6.
Observations/Consideration of Matters Raised/Conclusion
6.1
In my opinion and mindful that NPPG states that “substantial harm is a high test, so it may not arise in many cases”, the harm to the conservation area is ‘less than substantial’. NPPF paragraph 134 requires that this harm be weighed against the public benefits of the proposal. I consider the proposed improvement to the working environment of the Freemason’s staff, the safe storage and preparation of food, the increased offer to the business provided through guest accommodation and the installation of more sympathetic window designs to be of public benefit (Core Strategy Key Statement EC1 and Policy DMB1 are also relevant in this regard). However, in consideration to the need for clarity in the justification of any harm to Wiswell Conservation Area and in attaching considerable importance and weight to the keeping free from harm of the conservation area [section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990], I do not consider these potential public benefits to outweigh the harm to the designated heritage asset.

RECOMMENDATION: That the application be REFUSED for the following reason:
1.
The proposal is harmful to the character and appearance of Wiswell Conservation Area because the extension is incongruous in design and siting, results in the loss of important historic walling and yard enclosure and obscures important architectural elements of the terrace of Buildings of Townscape Merit (2-6 Vicarage Fold). This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy and the National Planning Policy Framework Paragraph 17 (conserve heritage assets in a manner appropriate to their significance), Paragraph 60 (reinforce local distinctiveness), Paragraph 131 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness), Paragraph 132 (great weight to conservation) and Paragraph 137 (new development should enhance or better reveal significance).
BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2016%2F0366
