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	Date Inspected:
	5 February and 16 March 2018. See also previous applications (22/03/17 & 26/04/17) and pre-application advice (13/07/17).
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Conversion from one dwelling to one dwelling (No. 13) and one holiday let (No. 11) including demolition and replacement of existing single-storey extension to rear of no.11 and creation of new single-storey extension to rear of no.13 incorporating the existing ash/coal house.

	Site Address/Location:
	Park View 11 Gisburn Road Bolton by Bowland BB7 4NP

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

	Do not wish to offer any comments. Suggest seek the views of the RVBC specialist conservation adviser.
Historic amenity societies:

Consulted, no representations received.

LAAS:

The works do not appear to have any significant impacts on buried archaeological remains, as noted by the applicants. LAAS defer to the RVBC specialist conservation adviser regarding the

architectural impact of the proposals and to the need for any building recording necessary in advance of (or during) the development.
LCC (Highways):

The proposal raises no highway concerns. No objection to the proposal on highway grounds.

Reconsultation 24/04/18 re: confirmation of holiday let proposal –no response received. 

	CONSULTATIONS: 
	Additional Representations.

	No representations received.

	

	RELEVANT POLICIES :

	Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Key Statement ECI: Business and employment development

Key Statement EC3: Visitor Economy

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMB3  - Recreation and Tourism Development
Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 16, 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment [1992]).

Bolton By Bowland Conservation Area Appraisal

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)



	Relevant Planning History:

Pre-application advice provided 14 July 2017:
“change of use, extension and interior works to the Grade II listed ‘5, 7, 9, 11 and 13 Gisburn Road’.
… development of works proposals would benefit from an understanding of the significance of the listed building and the appointment of a building surveyor or architect with experience of historic building conservation. There appears to be unresolved questions as to the importance of historic fabric and plan form (eg First Floor of number 13) and the diagnosis and amelioration of damp.

… Rear extensions – the 1896 Ordnance Survey Plan suggests that the wall enclosed rear yards are longstanding and significant. A timber/corrugated roof canopy bridges the rear elevation wall of number 13 and the rear yard wall. The walling at number 11 is more substantial but also appears a historically recent construct (corrugated roof rests on bricks at eaves). Whilst shallower than those surrounding, these roofs are pitched. In order to safeguard the special architectural and historic interest of the listed building, the setting of other listed buildings and the character and appearance of Bolton-by-Bowland Conservation Area (particularly views of the Grade I listed Church of St Peter & St Paul from the Court House village green) I would suggest consideration to the use of pitched roofing. In this respect, is it necessary for the extension to extend the full depth of the rear yard? I would also suggest that consideration be made to the use of flush-fitting rooflights rather than lanterns which compound extension incongruity. The Bolton-by-Bowland Conservation Area Management Guidance states that “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”. Also, ‘Making Changes to Heritage Assets’ (Historic England, 2016, paragraph 42) states “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”.

… suggest consideration to retaining building material harmony. Bolton-by-Bowland Conservation Area Appraisal includes “the prevalent use of local building stone” within the Summary of Special Interest. The Bolton-by-Bowland Conservation Area Management Guidance identifies that traditional “lime-based renders provide a different aesthetic effect to cement based renders. Although a range of finishes exists with each, the latter has a more uniform appearance, and corners and details are sharper and more defined”.

… The extension specifications include reference to “new bedroom windows to have escape openers” but no details or location for such works is submitted. Opening mechanisms are an important element of fenestration character and it is suggested that ‘Traditional Windows: their Care, Repair and Upgrading (Historic England 2017; see HE website) be consulted.

… The retention of the historic door and opening in the Ground Floor internal wall to number 13 is to be welcomed. The 
historic building significance assessment should suggest whether the reopening of the doorway within the wattle and daub 
wall will safeguard special interest. 

… suggest that the Society for the Protection of Ancient Buildings (SPAB) be contacted in respect to an appropriate and sympathetic strategy for damp remediation in this traditionally built (including wattle and daub walling) construction.

… mindful of the extent of plan form and historic fabric changes currently proposed to incorporate modern facilities (including access and circulation at First Floor) within two buildings. Initial inspection suggests the internal walling at No 11 may be modern and therefore less significant in respect to fabric (and possibly also planform) retention. I am therefore concerned that the intention to revert to two individual properties will result in unnecessary harm to significant historic fabric and planform at number 13”.
3/2017/0208 & 0209 - Conversion from one dwelling to one dwelling (No. 13) and one holiday let (No. 11) including single-storey extensions to rear. PP and LBC refused 2 May 2017.
3/1990/0639 & 0620 – Demolition of attached outbuilding and erection of utility room, WC, study, conservatory and coal stores at 9 Gisburn Road. LBC & PP granted 23 October 1990. Plans show that similar layout to No 11/13 i.e. two properties converted to one, a stair at rear in similar location, ground floor room divisions removed (?).  

3/1981/0079 – Single lock-up garage on land to rear of 9 Gisburn Road. Outline PP granted 17 March 1981.



	

	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)

RVBC 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.

The submitted Historic Building Statement of Significance (Allen Archaeology) identifies:

“buildings … primary evidential and historic value lies in the extant stone elevations, interior plans, partitions, ceiling beams, and floor joists, which yield evidence of prior activity and provide a link to aspects of life during the early 19th century when the dwellings were built. The buildings retain moderate evidential value in the internal doors and fireplace surround in No 13 and to the outbuilding and garden wall to the rear … Demolition of the outbuilding to the rear of No 13 would affect the significance of the cottages … the first floor partition in No 13 is historic and significant and any alteration or removal of this partition has the potential to harm the evidential and historical value of the original plan form in the cottages” (Executive Summary).
“The cottages each have a narrow, two-up two-down plan (Powell 2003, 77-78)” (6.9).
“The partition wall on No 11 is a modern stud wall with plasterboard, and has a small window to the left and a glazed doorway to the right, probably mirroring its original position” (6.10).

“In No 13, the doorway in the partition has been moved to the west, but there is a faint scar of a

former doorway in a similar location to that in No 11. The two-panel, plank and batten

door is probably original however, being in a late 17th – mid 18th century style, replicated in an

early 19th century building, with a frame applied in order to resemble panelling (Hall 2005, 38-

40). It is hung on short strap hinges with plain ends and has a 20th century bakelite doorknob.

Similar style doors appear in the first floor bedrooms” (6.11).
“This partition appears to have been constructed in wattle and daub, which was partially exposed. The technique is old, and common in timber-framed buildings, however it was used in cottages throughout the country up until the 19th century (Graham 2003, 14)” (6.12).

“The first floor of the two cottages has a similar layout as the ground floor” (6.13).

“The partition between the staircase and the rear bedroom of No 13 appears to be stud and plank,

the partition between the two bedrooms is of an early date if not original. It has possibly been

constructed in wattle and daub as the partition on ground floor, but this could not be assessed

without an intrusive investigation. The upper part of the partition slopes backwards to join the slope of the roof. The fireplace on the east elevation has been blocked but the Victorian cast iron surround with star-shaped bosses remains” (6.14).

“The partition between the bedroom and bathroom in No 11 is likely to be modern. The original

wall was perhaps removed to make room for the later bathroom on the other side, as it is slightly

larger than the corresponding space in No 13” (6.15).

“The first floor ceiling height is generally low in earlier Victorian houses, whereas in these cottages

the ceilings are of moderate height and more in style with the later Victorian cottages, which has

enabled the large windows to match those on ground floor (Powel 2003, 77). Although some of

the original roof structure still remains above No 11 (purlins and occasional rafter and laths) it

has been re-roofed in the 20th century and horizontal timbers have been added to the first floor

ceiling, on which struts form extra support to the ridge timber. The flat ceiling in No 11 is likely to have been replaced compared to No 13 where the ceiling has a significant canopy like bow” (6.16).
“significance of Nos 11 and 13 … There is no aesthetic … value” (8.1).

“No 11 … The evidential value of the cottage lies primarily in the extant stone elevations with their fenestration, original ceiling and roof joists and any remaining roof timbers of the original structure (little of which appear to remain above No 11), which provide evidence of the building techniques used during the early 19th century in rural Lancashire (or the West Riding of Yorkshire until 1974” (8.3).

“first floor of No 11 … original plan is otherwise intact, retaining the two room layout” (8.4).

“The evidential value of No 13 lies in the extant stone elevations with fenestration, the internal

partitions, original ceiling and roof joists and any remaining roof timbers of the original structure

(it is currently unknown if any are extant due to a lack of access), which, like the adjacent No 11,

demonstrates the building techniques and craftsmanship used in the construction of these

vernacular buildings” (8.7).
“Likewise, the doors and fireplace surround on the first floor are of evidential value and add

character to the cottage. The partition on the upper floor is also original and proposals should

seek to retain this partition” (8.8).

“The small outbuilding to the rear of No 13 and the garden wall is of local significance and appears

to have been extant since at least the later 19th century” (8.9).
The Design and Access Statement identifies:

“the cottages were knocked through sometime after the listing in 1984 … this has meant the retention of much of the planform of the original cottages intact … Number 11 has had much original fabric replaced although it has been done to largely keep the layout the same as original”. 

	Proposed Development for which consent is sought:

The submitted Design and Access Statement identifies: “One cottage is to be used by the owners as a home and the other is proposed as a Holiday cottage, in order to protect number 13 which has the majority of originality, it is proposed that number 11 be used as the holiday let”. This is not identified in the Development Description (Q3) or Residential Units (Q21) of the planning application form but has subsequently been confirmed by the applicant (email 25 March 2018).
A proposal to alter door access in the Ground Floor partition of No13 has been withdrawn (email 25 March 2018).

It is proposed to reseal the Ground Floor opening between No 11 and No13. The two –room First Floor planform is to be altered to accommodate a third room and a landing to both units. At No 13 this results in the fireplace being located within the landing and a section of historic partition being lost (to provide safe access).
It is proposed to remove the rear extension to No 11 (c.1990 according to Planning Statement) and replace with an ‘L’-shaped extension. It is proposed to infill the covered yard at No13 with an extension matching that proposed to No11 – the existing rear boundary wall is to be lost; rear facing windows are two -lights; roof-lights. All existing Ground Floor openings to Nos 11 and 13 are proposed to be encapsulated.
The extent of plaster renewal is unclear. Proposed plaster incorporates cement and waterproofing additives (see emails 19 and 25 March 2018). 
Specifications suggest “sun tubes or rooflights over new internal bathrooms” but this is not indicated on the submitted elevation plans.

Concerns were explained in the case officer’s email of 25 March 2018.



	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 proposed development 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 the loss of important historic fabric and planform and the design of proposed extensions which results from the division of the property into two units. 
I am mindful that the submitted Historic Building Statement of Significance identifies:

“buildings … primary evidential and historic value lies in the extant stone elevations, interior plans, partitions … moderate evidential value in the internal doors and fireplace surround in No 13 and to the outbuilding and garden wall to the rear … the first floor partition in No 13 is historic and significant and any alteration or removal of this partition has the potential to harm the evidential and historical value of the original plan form in the cottages” (Executive Summary).

“The evidential value of No 13 lies in the extant stone elevations with fenestration, the internal

partitions” (8.7).

Therefore, I am concerned that the creation of new rooms and changed context of the fireplace (historically its situation would be related to the importance and size of the room) is a profound alteration to historic two room first floor planform. The application does not suggest that alternatives to the removal of a section of the historic partition have been pursued in addressing the difficult access to the back room. 
I do not concur with the suggestion that Nos 11 and 13 have no aesthetic value (Historic Building Statement of Significance Discussion and Conclusions paragraph 8.1) which appears to negate the special architectural interest of the vernacular/polite Georgian architecture and its contribution to the Bolton by Bowland Conservation Area townscape. In contrast, the proposed extensions are suggested to “contribute positively to the setting (sic) of the Conservation Area and the views of the Grade I listed Church of St Peter and St Paul” (paragraph 8.10). 
The wall enclosed rear yards are longstanding and significant. I am particularly concerned at the treatment of the rear elevation/yard of No. 13 because it is end of row and prominent in Bolton by Bowland Conservation Area and the setting of other listed buildings. The submitted plans show the encapsulation of all Ground Floor openings to No. 13 i.e. door and two windows (with the proposed kitchen extension at No. 11, all Ground Floor openings at No 11 and 13 are to be encapsulated). Extension 2-light windows dominate existing single-light openings. The existing roof is significant for its unbroken line and proposed rooflights (no illustrations submitted) are likely to be conspicuous and incongruous.  
Consideration has been made to the following:

‘Making changes to heritage assets’ (Historic England, 2016):
“Doors and windows are frequently key to the significance of a building” (paragraph 15).
“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. Assessment of an asset’s significance and its relationship to its setting will usually suggest the forms of extension that might be appropriate” (paragraph 41).

“The historic fabric will always be an important part of the asset’s significance … retention of as much historic fabric as possible, together with the use of appropriate materials and methods of repair, is likely to fulfil the NPPF policy to conserve heritage assets in a manner appropriate to their significance, as a fundamental part of any good alteration or conversion. It is not appropriate to sacrifice old work simply to accommodate the new” (paragraph 42).

“The plan form of a building is frequently one of its most important characteristics and internal partitions, staircases (whether decorated or plain, principal or secondary) and other features are likely to form part of its significance. Indeed they may be its most significant feature. Proposals to remove or modify internal arrangements, including the insertion of new openings or extension underground, will be subject to the same considerations of impact on significance (particularly architectural interest) as for externally visible alterations” (paragraph 45).
“The insertion of new elements … including dormers and roof lights to bring roof spaces into more intensive use) is quite likely to adversely affect the building’s significance. Harm might be avoided if roof lights are located on less prominent roof slopes. New elements may be more acceptable if account is taken of the character of the building, the roofline and significant fabric … In some circumstances the unbroken line of a roof may be an important contributor to its significance” (paragraph 48).

“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).

“Small-scale features, inside and out … will frequently contribute strongly to a building’s significance and removing or obscuring them is likely to affect the asset’s significance” (paragraph 50).
“Where the proposal involves a change of use, particularly to single or multiple residential units, local planning authorities may consider that the impact on the building and its setting of potential future permitted development, such as conservatories, garden sheds and other structures associated with residential use, make the change of use proposal unacceptable in principle” (paragraph 54).
‘Conservation Principles’ (Historic England, 2008):

“Aesthetic value derives from the ways in which people draw sensory and intellectual stimulation from a place” (paragraph 46).
“Aesthetic values can be the result of the conscious design of a place, including artistic endeavour. Equally, they can be the seemingly fortuitous outcome of the way in which a place has evolved and been used over time. Many places combine these two aspects” (paragraph 47).
“Design value relates primarily to the aesthetic qualities generated by the conscious design of a building, structure or landscape as a whole. It embraces composition (form proportions, massing, silhouette, views and vistas, circulation) and usually materials or planting, decoration or detailing, and craftsmanship  … It may be attributed to a known patron, architect, designer, gardener or craftsman (and so have associational value), or be a mature product of a vernacular tradition of building or land management” (paragraph 48).

“Some aesthetic values are not substantially the product of formal design, but develop more or less fortuitously over time, as the result of a succession of responses within a particular cultural framework. They include,for example, the seemingly organic form of an urban or rural landscape; the relationship of vernacular buildings and structures and their materials to their setting; or a harmonious, expressive or dramatic quality in the juxtaposition of vernacular or industrial buildings and spaces. Design in accordance with Picturesque theory is best considered a design value.

‘Bolton by Bowland Conservation Area Management Guidance’ (The Conservation Studio consultants; subject to public consultation) identifies:
“The following design guidelines are intended to discourage the continuing loss of original architectural detail which is eroding Bolton by Bowland Conservation Area’s special character and appearance:

…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:  … It is important that the design, scale and proportion of new windows should be sympathetic to the character of the building

Boundary treatments … Traditionally, most boundaries in the Bolton by Bowland Conservation Area are defined by stone walls, of varying heights

New development … There are few development opportunities within the Bolton by Bowland Conservation Area, although some improvement or enlargement of the existing buildings may be possible subject to very rigorous controls … the Council will insist on good quality schemes which respond positively to their historic setting … rooflights should be avoided, unless appropriate to the building, modestly sized and away from the public viewpoint”.
‘Traditional windows: their care, repair and upgrading’ (Historic England, February 2017) states:

“Windows are the eyes of a building … profoundly affect its appearance. In addition, traditional windows bear witness to the artistic, social, economic and technological developments of past ages. Their design and detailing were influenced by contemporary architectural fashion, and reflected the status of a dwelling (and sometimes the individual rooms within it)” (page 3).

‘Legal Developments: The Big Issue of Little Harm’ in Historic England Conservation Bulletin No. 73 Winter 2014 which identifies:

“If we are to look after what matters about our historic buildings and sites – their heritage significance – then we need to not just worry about the major proposals for change, but also about the cumulative effect of the small things … Fortunately, heritage planning law and policy is as concerned with the small changes as it is with the big”. 

APP/T2350/E/12/2185264/NWF 28 Church Street, Ribchester (2 July 2013; Grade II listed building) in respect to the importance of plan form retention as a record of historic building use (even when no historic fabric survival):

“Part of the importance of a listed building lies in the legibility of its original pattern of use – through its plan layout 

… However, whilst the statement notes that the interior has been fully modernised and contains very few historically or architecturally significant elements, the plan form and its origins have not been analysed. Although the Framework requires that applicants provide sufficient information regarding the effect of the proposal on the significance of the heritage asset to enable the potential impact to be understood, little evidence has been provided as to the evolution of the current plan form

 … Internally the plan layout would be further substantially re-configured by the proposal 

… Whilst these interventions have been carefully designed and would make good use of the available space to maximise the provision of modern accommodation, they would further distort the original plan form and obscure an appreciation of the historic pattern of use”.

APP/T2350/E/07/2041941, 58 Moor Lane, Clitheroe (12 October 2007; Grade II listed building).

“Internally, the proposed provision of an en-suite bathroom within the front first floor bedroom would be uncomfortably close to the existing fireplace and would distort the original shape of the room”.  

APP/T2350/E/13/2194332, 8 Church Brow, Clitheroe (14 October 2013; Grade II listed building).

“The internal layout includes a simple original floor plan with a central staircase, which extends

from basement level to first floor level. There is a separate staircase from first floor to the second floor. The plan form is generally consistent from basement to first floor. The similarity in plan form is an important part of the historic building and contributes to the special architectural and historic interest of the listed building and its significance”.

“With reference to the submitted information relating to the significance of No 8, the appellant indicates that the listing does not go beyond the description which relates to the front elevation only. However, just because features are not specified in the list description, it does not mean that they are not an important part of a listed building’s significance. Paragraph 14 of HEPPG refers

to the principles for listing as published by the Department of Culture Media and Sport (DCMS). Guidance published by the DCMS indicates that it is the entire building, any object or structure fixed to the building and any object or structure or object within its curtilage2 is treated as being part of the listed building. The guidance also indicates that the important aspects (significance) of a listed building can be its architectural design, decoration and craftsmanship including particular building types, techniques and plan forms”.

APP/T2350/E/10/2135049, 35 King Street, Whalley (16 December 2010; Grade II listed building).

“The new stud partition in the rear ground floor room would be especially harmful because it would subdivide an original room, would create an incongruous long dog-leg corridor, and would result in the creation of a narrow room without natural lighting”.



	Impact Upon Residential Amenity:

I am mindful of the clarification provided by the applicant in respect to ownership of the rear yard store (email 25 March 2018). In my opinion, the proposed development does not result in significant overshadowing, overbearing or overlooking of nearby properties and has an acceptable impact upon residential amenity.
 

	Highways:
I am mindful of the comments of LCC Highways and consider the proposed development to have an acceptable impact on highway matters.

	Ecology:

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


	Other Matters:

The RVBC Planning Policy response on applications 3/2017/0208 & 0209 identified:
“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.



	Observations/Consideration of Matters Raised/Conclusion:

I am mindful of NPPG (“In general terms, substantial harm is a high test, so it may not arise in many cases”) and consider the harm to the special architectural and historic interest of the listed building, the setting of other listed buildings and the character and appearance of Bolton by Bowland Conservation Area to be ‘less than substantial’.
NPPF paragraph 134 requires that any ‘public benefits’ be considered (highlighting the securing of the optimum viable use in this regard). In my opinion, the public benefit likely to result from contractor employment and the contribution of the holiday let to the local economy does not outweigh the harm to the designated heritage assets. The continued viable use of the residential dwelling does not appear dependent on the proposal.
Therefore, in giving considerable importance and weight to the duties at section 16, 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 listed building consent be refused.


	RECOMMENDATION:
	That planning permission be refused for the following reason:
The proposal has a harmful impact upon the special architectural and historic interest of the listed building, the setting of nearby listed buildings and the character and appearance of Bolton by Bowland Conservation Area  because the proposed extension to No. 13 results in the loss of the important yard and its boundary wall and the encapsulation of all Ground Floor openings, the use of unsympathetic and conspicuous windows/rooflights in the extensions to Nos. 11 and 13 and the installation of rooflights to the prominent main roof slope. 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).


