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DEVELOPMENT DESCRIPTION:

LISTED BUILDING CONSENT FOR CHANGE OF USE OF EXISTING TWO STOREY REAR EXTENSION FROM BED AND BREAKFAST GUEST ROOMS AND CAFE TO FORM ONE NEW DWELLING AT THE DOG AND PARTRIDGE, TOSSIDE. 
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Bolton by Bowland Parish Council:

The Dog & Partridge has been less than a viable business for some time and therefore the Parish Council wishes to support this application. 
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The LCC Highway Officer originally commented that the application did not include sufficient details of proposed parking and thus further information is required.

The applicant has provided an amended plan showing two car parking spaces for the proposed dwelling and ten spaces retained for the public house. 
The Highway Officer has reviewed the updated plan and raises no objection to the proposal. 

ADDITIONAL REPRESENTATIONS:

Three letters of representation have been received objecting to the listed building consent application. The points raised in the objections are summarised below: 
· The application is an attempt to get round the previous refusals for change of use of the pub – if this application is approved a separate application to convert the pub to residential use will be submitted; 

· Whilst the application would retain the pub, the applicant has no intention of operating this business as such;

· Impact upon viability of business;

· No need for housing;

· The loss of the Dog & Partridge would impact on the visitor economy and impact on the character of the village;

· Loss of employment – the site has employed numerous part-time workers in the past;

· Unrealistic value for the buildings/site;

· Both the Pub and the B & B are listed as Assets of Community Value;
· Effect on local businesses;

1.
Site Description and Surrounding Area
1.1
The application relates to the Dog and Partridge, a Grade II Listed Public House within the hamlet of Tosside. This traditional country public house is an attractive late 18th Century building constructed in squared watershot sandstone with a stone slate roof. 

1.2
To the rear, attached to the single storey sections of the public house is a two storey extension (built in 2005) with a glazed link connecting this extension to the first floor of the public house building. This two storey rear extension is currently utilised as a three bedroom bed and breakfast with lounge/dining areas provided at ground floor level. Existing openings at both ground and first floor level connect the bed and breakfast to the public house. 

1.3
This application relates specifically to the more recently constructed bed and breakfast to the rear of the public house. 

1.4
Externally an attractive stone boundary wall separates the site from Wigglesworth Road (B6478) and this continues around the western boundary of the site. Currently pedestrian access to the site is via an existing point directly off Wigglesworth Road, however the main vehicle access is via a track to the west of the buildings which leads to a hardsurfaced parking area to the side/rear of the building.   

1.5 
The site occupies a central and prominent location in Tosside, directly adjacent to the Grade II Listed Church, and close to the community centre and historic stone marker at the centre of the road junction. 

1.6 
The site is also located within the Forest of Bowland Area of Outstanding Natural Beauty and a Public Right of Way runs along the track directly to the west, offering views of the Public House and its surroundings. The Dog and Partridge Public House is also listed as an Asset of Community Value (as of November 2016).  

1.7
The application site has been subject to a number of planning applications in the past (detailed within “Relevant Planning History” section of this report), with the most recent application for change of use of the Public House, Manager’s accommodation and Bed & Breakfast into two dwellings (3/2016/0708) being refused and subsequently dismissed at appeal.   

2.
Proposed Development for which consent is sought
2.1
The application seeks listed building consent to change the use of the existing two storey rear extension from a bed and breakfast (with dining facilities) to form one dwelling.  

2.2
The proposed development would not require any external alterations to the building although in order to facilitate the conversion works three existing openings would be blocked up in the rear elevation of the existing public house (two at ground floor level and one at first floor level). The blocking up of these existing openings would ensure that the public house and proposed dwelling are separate units with no internal access between. The application also includes the installation of a partition wall to provide separate male and female toilets within the retained public house. 
2.3
The proposed dwelling would contain three en-suite bedrooms at first floor level with kitchen, lounge, dining, study and utility rooms downstairs. The public house use within the original section of the building at the front of the site would be retained, with Manager’s accommodation above. 

2.4
This application differs from the previous submissions for residential use at this site in that the proposal seeks to convert the bed and breakfast only, and retain the public house use within the original building at the front of the site.         
3.
Relevant Planning History

3/2004/0323 - Demolition and rebuilding of restaurant with first floor accommodation over. Alterations to lean–to toilets and construction of bottle store - Approved 16.06.2004


3/2004/0611 - Removal of part external stone skin on front and rebuilding, first floor extension with pitched roof, new lean-to extension to provide bottle store and other minor alterations listed building consent - Approved 12.04.2004


3/2005/282 - Planning permission and 3/2005/0283 Listed building consent - Single storey porch - Approved 06.05.2005 


3/2008/0196 - Change of use of part of existing ground floor to mountain bike storage and service area - Approved 28.04.2008


3/2012/0729 - Proposed change of use from Public House, bike hire and dwelling to Hotel, bike hire and dwelling – Refused 18.01.2013.  Appeal Dismissed 25.07.2013


3/2016/0708 – Planning Permission and 3/2017/0709 Listed building Consent – Change of use from public house, owner's living accommodation and bed and breakfast facility to two dwellings – Refused 11.11.6. Appeal Dismissed 04.10.17

4.
Relevant Policies

Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

           Key Statement EN5 – Heritage Assets 

Policy DMG1 – General Considerations


Policy DME4 – Protecting Heritage Assets 

Planning (Listed Buildings and Conservation Areas) Act 1990 

           National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Listed Building Consent:
5.1.1
The principle of the development, its relationship with surrounding land uses and the surrounding area in general, along with other issues such as highway safety, are all considered as part of the full planning application for change of use (3/2017/0171). This application seeks to obtain Listed Building Consent and thus the only issues to consider in the determination of this application are the impacts of the proposal on the Listed Building itself. 

5.1.2
Section 66(1) of the Planning (Listed Building and Conservation Areas) Act 1990 states that in considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority shall 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.  Furthermore, the Court of Appeal has held that decision-makers should give considerable importance and weight to the desirability of preserving the setting of listed buildings when carrying out the balancing exercise.

5.1.3
Similarly, Policy DME4 of the Ribble Valley Core Strategy does not support development that would cause harm to the significance of a heritage asset, in this case the Listed Building of the Dog and Partridge.  

5.1.4
Paragraph 129 of the NPPF states that “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this assessment into account when considering the impact of a proposal on a heritage asset, to avoid or minimise conflict between the heritage asset’s conservation and any aspect of the proposal.”
5.1.5
Paragraph 133 of the NPPF states that “when considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation. The more important the asset, the greater the weight should be.”
5.1.6
The application is accompanied by a heritage statement which comments that the Evidential Value of the building is within the physical evidence of the building as a traditional public house, which illustrates local styles and methods of construction. However this application relates solely to the more recently built rear extension, which contributes nothing to the evidential value of the listed building.

5.1.7
The Historic and Communal Value of the listed building is within its historic and long established use as a public house and this was a very important factor in the Inspector’s recent decision to refuse planning permission, and listed building consent, to convert both the pub and bed and breakfast into two dwellings. This application however does not seek to change the use of the pub, only the bed and breakfast element of the business. The bed and breakfast is a much more recent part of the site/building and hence does not form part of the historic or communal value of the listed building and its loss would therefore not be harmful to the buildings historic or communal value as a pub.  Objectors have commented that if this application is approved the applicant will then seek to change the use of the pub to a dwelling, however the LPA cannot determine the current application on the grounds that a separate application for the pub may come forward in the future. In any case, the applicant has previously applied to convert the pub to residential use and these application have been refused by the LPA with some dismissed at appeal by the Inspectorate.     
5.1.8
The aesthetic value is evident in the attractive, traditional and simple design of the original pub section of the building fronting the roadside. This application relates to the modern rear extension and thus would not impact upon traditional section of the listed building. 

5.1.9
In view of the above it is clear that the significance value of the listed building is within the public house section of the building and the rear extension subject to this application, having been constructed in 2005, is not worthy of listed status on its own merit and it has no significance value from a heritage perspective. As such the change of use of the bed and breakfast to a dwelling would not have any significant impact upon this section of the listed building.

5.1.10
It is accepted that a number of applications have in the past been submitted to convert the public house to a dwelling, and these have been refused by the Council, with the most recent being dismissed at appeal. These applications were refused (and dismissed) on the grounds that the change of use would “fail to preserve the special historic interest of the listed public house”. As previously mentioned, the application does not seek to change the use of the public house, only the bed and breakfast, and thus the current proposal would not impact upon the “special historic interest of the listed public house”, which will remain as existing. 
5.1.11
The proposal would not result in any alterations to the external appearance of the building, neither to the pub nor the bed and breakfast, although it is envisaged that the newly formed boundaries and residential curtilage would need to be defined by either a hedge or fence. Consequently a condition has been attached to the recommendation requiring details of how these new boundaries would be defined. 

5.1.12
Internally the application involves the blocking up of three openings, two at ground floor and one at first floor, which currently provide access between the pub and the bed and breakfast. The proposal also includes the installation of a partition wall to provide separate male and female toilets within the public house. The blocking up of these openings, and addition of a partition wall, would not have any negative visual impact on the listed building, or its value as a heritage asset and thus comply with Policy DME4 (Protecting Heritage Assets) of the Ribble Valley Core Strategy.   
   

6. 
Conclusion
6.1
In summary, it is considered that the change of use of the more recently built two storey rear extension, which is currently used as a bed and breakfast, to a single dwelling would not result in any harm to the significance of the designated heritage asset in accordance with both local and national policies. 
RECOMMENDATION: That the application be APPROVED subject to the imposition of the following conditions:

1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.

REASON: To comply with the requirements of section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

Gri/754/2228/01 Rev A (amended plan received 07/12/17).


REASON: For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

3.
Notwithstanding the requirements of condition 2 of this approval, prior to the dwelling hereby approved being brought into use, full details of the siting, height, design, materials, finish and mechanism for fixing to any parts of the listed building, of all boundary treatments shall be submitted to and approved in writing by the Local Planning Authority. The duly approved boundary treatments shall be constructed in full accordance with the approved details before either of the dwellings hereby approved are first occupied and shall be retained as such thereafter unless otherwise agreed in writing with the Local Planning Authority.


REASON: In order to safeguard the appearance of the surrounding area and the significance of Listed Building in accordance with Key Statement EN2 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.

4.
Notwithstanding the details shown on the approved plans and the requirements of condition 2 of this permission, prior to the dwelling hereby approved being brought into use a landscaping scheme for the site (including elements of both ‘hard’ and ‘soft’ landscaping) shall be submitted to and approved in writing by the Local Planning Authority. Such a scheme shall include details of the proposed surface treatment of all hard surfaced areas and the type, species, siting, planting distances and programme of planting of any trees and shrubs. The duly approved landscaping scheme shall be carried out within 12 months of the converted dwelling first being occupied and the areas which are landscaped shall be retained as landscaped areas thereafter. Any trees or shrubs removed, dying, being severely damaged or becoming seriously diseased within three years of planting shall be replaced by trees or shrubs of similar size and species to those originally required to be planted.


REASON: In order to safeguard the appearance of the surrounding area and the significance of Listed Building in accordance with Key Statement EN2 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.

5.
Notwithstanding the provisions of Classes A to H of Part 1 of the Town and Country Planning (General Permitted Development) (England) Order 2015, or any Order revoking and re-enacting that Order, the dwelling hereby permitted shall not be altered or extended, no new windows shall be inserted, and no buildings or structures shall be erected within the curtilages unless planning permission has first been granted by the Local Planning Authority. 


REASON: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the listed building and surrounding area in accordance with Key Statement EN2 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.

6.
Notwithstanding the provisions of Classes A-I of Schedule 2 Part 14 of the Town and Country Planning (General Permitted Development) (England) Order 2015, or any Order revoking and re-enacting that Order, no renewable energy sources shall be attached to the building or placed within the curtilage of any dwelling unless planning permission has first been granted by the Local Planning Authority. 


REASON: To enable the Local Planning Authority to exercise control over development which could materially harm the character and visual amenities of the listed building and surrounding area in accordance with Key Statement EN2 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.

7.
Prior to installation on site, full details of the design, material and finishes of any replacement windows or doors shall have been submitted to and approved in writing with the Local Planning Authority.  The windows and doors shall be installed in accordance with the agreed details and retained as such thereafter. 

REASON: In order to safeguard the appearance of the surrounding area and the significance of Listed Building in accordance with Key Statement EN2 and Policies DME4, DMG1 and DMH3 of the Ribble Valley Core Strategy.

BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2017%2F0173
