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	Development Description:
	Conversion from one dwelling to one dwelling (No. 13) and one holiday let (No. 11) including single-storey extensions to rear.

	Site Address/Location:
	11-13 Gisburn Road Bolton by Bowland BB7 4NP.

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

	Do not wish to offer any comments. Seek the views of the RVBC specialist conservation advisor and archaeological advisor as relevant.
LCC Highways:
No objections regarding the proposed conversion from one dwelling into two including single storey extensions to rear and are of the opinion that the proposed development should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site.
Recommends following conditions:

1. Prior to the start of the development, a joint survey shall be carried out between the developer and the planning authority (in conjunction with the highway authority) to determine the condition of the back street. A similar survey shall be carried out within one month of the external works of the extension, and the developer shall make good any damage to back street to return it to the pre-construction situation. Reason: To maintain the construction of back street in the interest of highway safety. 

2. Surface water from the development must not discharge onto the back street. Reason: To prevent private water discharging in to the highway drainage system.

3. The maximum overhang of the gutter to be 200mm. Reason: to ensure the carriageway width for vehicles is not restricted. 

RVBC Policy:

This response deals with the principle of the development.

The applicant has subsequently confirmed in his email to the Case Officer on 17th March 2017 that the proposals will be for the conversion from one dwelling to one dwelling and one holiday let.  The description of development on the planning application therefore needs to be amended prior to the determination of the application.
Grade II Listed, falls within the Conservation Area and is also located within the Area of Outstanding Natural Beauty.  For information purposes the site is also located within a Minerals Safeguarding Area.
Policy DMB3 ‘Recreation and Tourism Development’ states that ‘planning permission will be granted for development proposals that extend the range of tourism and visitor facilities in the borough.  This is subject to the following criteria being met:

1. The proposal must not conflict with other policies of this plan

... 3. The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design

… In the Forest of Bowland AONB [which is where this site is located] the following criteria will also apply:

1.  The proposal should display a high standard of design appropriate to the area”.
Also applicable is Key Statement ECI: Business and employment development which states that, proposals that contribute to …[the] strengthening of the wider rural and village economies…will be supported in principle.  Key Statement EC3: Visitor Economy, also states that proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged, including the creation of new accommodation and tourism facilities through the conversion of existing buildings.  

National policy also looks to support a prosperous rural economy (paragraph 28 of NPPF)

Holiday let business could provide the opportunity to contribute to the local economy.  Whilst being aware of the AONB location, the site falls within the settlement boundary and is therefore well related to the existing village and well related to the existing highway network.  Whilst is considered that the proposals have the potential to generate additional traffic movements, it is not considered that these would be of a scale or type likely to cause undue problems or disturbance.  The principle of creating a holiday let in this location is therefore not opposed.  

In principle therefore, it is considered that the proposals, which would see the conversion of one property into one property and one holiday let would be acceptable, subject to other detailed matters to be considered in the planning balance.



	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development (including re-consultation on changed development description).

	

	RELEVANT POLICIES:

	Ribble Valley Core 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 Policy Guidance (NPPG)

Bolton By Bowland Conservation Area Appraisal



	Relevant Planning History:

No pre-application advice has been sought.
3/1981/0079 – Single lock-up garage on land to rear of 9 Gisburn Road. Outline PP granted 17 March 1981.
3/2017/0209 - Conversion from one dwelling to one dwelling (No. 13) and one holiday let (No. 11) including single-storey extensions to rear. PP under consideration.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘5, 7, 9, 11 and 13 Gisburn Road’ is a Grade II listed (20 February 1984) row prominently sited within Gisburn Conservation Area. The list description typically refers to the front elevation and exterior only and states:
“Row of houses, early C19th … No. 11 is of one bay and has tripartite windows with glazing bars, plain stone surrounds and square mullions. The door, to the left, has a plain stone surround. No. 13 is of one bay, the 2-light windows having square mullions and plain stone surrounds”.
The site is within the setting of a number of listed buildings including ‘Church of St Peter and St Paul’ (Grade I), ‘Old Courthouse’ (Grade II), and ‘2 pairs of Gatepiers South East of Church, at entrance to Bolton Hall Drive’ (Grade II).
The Bolton By Bowland Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council following public consultation 3 April 2007) identifies:

An Important View northwards from the adjoining Significant Open Space immediately to the East (Townscape Appraisal Map);
‘The Church of St Peter and St Paul (grade I) elevated above Main Street and Hellifield Road’;  

‘Architectural and historic interest of the conservation area’s buildings, including 21 listed buildings’; ‘Prevalent use of local building stone’; ‘Local details’ (Summary of special interest).

Rear outbuildings to the row are shown on both the 1850 and 1896 OS. However, no outbuildings to Nos 11 or 13 appear to be shown despite their historic form and materials eg metal rwgs  (Origins and historic development).
“Another fine view of the church can be gained along the avenue to Bolton House, from where the tall trees and low two-storey cottages give a sense of scale and grandeur to the church tower” (Key views and vistas)
“The second village green lies to the east of the church and was the site of the Hungrill Boys School which existed in the 17th century but was demolished for the new school (1874). This green was used for the annual village fair. It has a more rustic feel than Stocks Green and it provides a setting for the Court House and the primary school, both listed buildings of note” (The character of spaces within the area).
“Bolton by Bowland is primarily a residential village” (Activities/uses).
“Today, buildings in the conservation area are primarily residential though there is evidence that several were once in agricultural use as stables, smithy or the manufacture of clogs”; “The historic cottages of Bolton by Bowland are mainly built in the rural vernacular tradition of the 18th and 19th century. There is very little 20th century development. In this small conservation area there are only a few higher status buildings” (Architectural and historic character).

“The village is almost exclusively built of local stone. There is a variety in type of stone, coursing and finish”; “High status buildings are generally coursed whilst humble cottages tend to be constructed with uncoursed rubblestone, sometimes ‘slobbered’ with an uneven render to make them weatherproof”; “Fenestration varies according to the original date of the building. Window openings, and windows, in the oldest buildings (and later ones) have often been altered, some to the detriment of the host building”; “In the 18th century and later vertical sliding sash windows became popular”  (Building methods, materials and local details).
“The conservation area is notable for small areas of historic stone paving which together with the area’s buildings contribute to the village’s special historic character and appearance”; “there are patches of cobbles … outside nos. 4-14 Main Street. These surfaces should be protected and repaired as necessary, using traditional techniques and materials” (Floorscape and boundary walls).
“Open green space is one of the defining characteristics of the village” (Green spaces, trees and other natural elements).
“Bolton by Bowland Conservation Area’s local identity is enhanced by a number of small details and features that cumulatively help to give the conservation area a sense of place” (Local details and features).
“Insensitive alterations to historic buildings spoiling the conservation area’s strong historic character and appearance”; “Use of cypress trees as a form of boundary screening” (Weaknesses: The principal negative features of the Bolton by Bowland Conservation Area).
“Continuing loss of original architectural details” (Threats to the Bolton by Bowland Conservation Area).
No 13 may be a later addition – front elevation constructed in sandstone rather than limestone.

The submitted Design & Access Statement identifies “the path directly at the rear of the cottages is a right of way to the adjoining cottages in the row”.

Site inspection of interior 26 April 2017 identified:

(i) A historic infilled doorway (impression through wallpaper) within a wattle and daub (suggestive of timber framing) constructed wall between front and back Ground Floor rooms at No.13;

(ii) Evidence to suggest the First Floor wall above is of the same construction;

(iii) The splayed surround (in contrast to later window surround types throughout No11 & No13) of one of the Ground Floor rear windows at No13;

(iv) Historic beams, joists (both appear later than C17) and purlins at No11 & No13 (also wall plates to wattle & daub walls);

(v) Victorian fire surround/grate at First Floor Front Room at No13.



	Proposed Development for which consent is sought:

Very little information has been submitted on the significance of designated heritage assets to be affected (NPPF paragraph 128; see RVBC email 15 March 2017 – the submitted additional information, 21 March 2017, is descriptive rather than analytical).
Works include the demolition of rear historic outbuildings/outshuts, alterations to historic fabric/openings of original rear walls, replacement front door/gate, removal of interior plasterwork, works to fireplaces, remodelling of the interior planform [at first floor this consists of the removal of the two room layout (existing dividing walls approximate in location to those at ground floor) and replacement with a three room plus landing layout; at No. 13 ground floor there is a relocated doorway between front and back rooms].
The proposed extensions extend the full width of the properties and incorporate an uncharacteristic roof abutment with historic first floor windows, horizontally emphasised window openings, patio doors, top-opening casement windows and plastic rwgs.
The applicant has confirmed (17th March 2017) that the proposals are for the conversion from one dwelling to one dwelling (No. 13) and one holiday let (No.11).  
Q15 of the application form appears to incorrectly suggest that there are no trees which could influence the development or might be important as part of the local landscape character.

	Impact upon the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Bolton By Bowland Conservation Area:

In my opinion, the proposal has a harmful impact upon the special architectural and historic interest of the listed building, the setting of listed buildings (through views to the church tower from the Important Open Space are particularly important) and the character and appearance of Bolton By Bowland Conservation Area because of the removal and alteration of important historic fabric, features and plan form (pre - C18 timber framed walling and early blocked doorframe; rear exterior walling and openings including possible pre-C18 window; curtilage walling and stone store building; two room planform at First Floor; fireplace and location; memory of Ground Floor door between rooms at No13) and proposed extensions of incongruous and visually intrusive design detail (openings; fenestration; roof abutment). Insufficient information has been submitted to ensure works to fireplaces, the installation of new services and plaster replacement will have an acceptable impact.

‘Making changes to heritage assets’ (Historic England, 2016) is relevant in respect to “historic fabric” (paragraph 42), “The junction between new work and the existing fabric” and “New openings” (paragraph 43), “plan form” (paragraph 45), “The insertion of new elements such as doors and windows” (paragraph 48) and “new services” (paragraph 52).
The Bolton By Bowland Conservation Area Appraisal (Threats/Weaknesses) identifies the importance of retaining original architectural details and of new development being sensitive to character and appearance. The Bolton By Bowland Conservation Area Management Guidance (The Conservation Studio consultants; subject to public consultation) also identifies the of new development:

“Roofs: The roof is nearly always a dominant feature of a building and the retention of its original structure, shape, pitch, cladding and ornament is important”.

“Stonework: Alterations to wall surfaces are usually the most damaging that can be made to the overall appearance of a historic building”.

 “Windows: Sliding sash and side-hung casements are the two principal window types … It is important that the design, scale and proportion of new windows should be sympathetic to the character of the building”.

“Rainwater goods: Traditional eaves gutters were made of timber or cast-iron fixed on metal rise and fall brackets. Downpipes were normally cast-iron. Modern plastic gutters can be unsightly and out of character, especially if grey plastic is used. Traditional metal brackets are fixed directly to the stonework”.

“Appearance, materials and detailing … Where a more traditional approach is appropriate, the Council will expect new buildings which are designed in a traditional form within the conservation area to be detailed in a manner appropriate to the historic setting”.


	Landscape/Ecology:

The submitted European Protected Species daylight scoping survey concludes “A preliminary roost assessment (scoping survey) has found no evidence of bat roost activity within the property”.

	

	Observations/Consideration of Matters Raised/Conclusion:

In my opinion and with consideration to the ‘special regard’ (Section 66) and ‘special attention’ (Section 72) weightings in the planning balance, the harm to designated heritage assets is an ‘in principle’ as well as detailed consideration. 
NPPF paragraph 134 requires that any ‘public benefits’ be considered (highlighting the securing of the optimum viable use in this regard). However, in my opinion the very minor public benefit likely to result from contractor employment does not outweigh the harm to the designated heritage assets. The continued viable use of the residential dwellings does not appear dependent on the proposal.
Therefore, in giving considerable importance and weight to the duties at section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph 132), in consideration to NPPF paragraph 17 (conserve heritage assets in a manner appropriate to their significance), paragraph 60 (reinforce local distinctiveness) and paragraph 131 (development sustaining and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy I would recommend that planning permission be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reason

	01
	The proposal has a harmful impact upon the special architectural and historic interest of the listed building, the setting of listed buildings and the character and appearance of Bolton By Bowland Conservation Area because of proposed extensions of incongruous and visually intrusive design detail (openings; fenestration; roof abutment) and the removal and alteration of important historic fabric, features and plan form (pre - C18 timber framed walling and early blocked doorframe; rear exterior walling and openings including possible pre-C18 window; curtilage walling and stone store building; two room planform at First Floor; fireplace and location at First Floor No13; memory of historic Ground Floor door between rooms at No13). 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) and Paragraph 132 (great weight to conservation).

	
	


