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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
No observations received.
LANCASHIRE ARCHAEOLOGICAL ADVISORY SERVICE (LAAS):
Originally raised concern but following additional information in a revised heritage statement accept the findings and consider the impact on the historic fabric to be minor and that no archaeological recording is required.
1.
Site Description and Surrounding Area
1.1
The site is within the settlement boundary of West Bradford and on the edge of boundary and a Grade II Listed Building. The building itself has a direct road frontage on to Waddington Road and it has car park at the rear and side. A new build holiday accommodation block is at the rear of the main public house.

2.
Proposed Development for which consent is sought
2.1
The application seeks consent to utilise the first floor of the public house to create 5 letting rooms associated with the existing business as well as two new rooflights. 

2.2
The proposal has been amended to reduce the impact on the historic fabric and plan form with the deletion of one ensuite facility and the creation of a family room with shared facilities. Other alterations include the reinstatement of two partitions, demolished without authorisation with one partition using lath and plaster. Two smaller existing rooflights are to be replaced by two larger rooflights in the same location. The proposal also involves the removal of internal walls to create additional accommodation and some internal doors.
3.
Relevant Planning History

3/2-014/0614 Erection of 2 Storey holiday let/hotel accommodation block comprising 5 ensuite bedrooms to the rear. Approved
4.
Relevant Policies

Ribble Valley Core Strategy:

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets 

Policy DMB1 – Supporting Business Growth and Local Economy

National Planning Policy Framework (NPPF) (July 2018)

National Planning Practice Guidance (NPPG)

Planning (Listed Building and Conservation Areas) Act 1990
5.
Assessment of Proposed Development
5.1
Historic impact
5.1.1
The applicant has also submitted an application for planning permission for the same proposed development. In support of both applications a Historic Building Impact Assessment and and a Heritage Statement, have been submitted. The main issue for consideration as part of this application is the impact of the proposal on the designated heritage asset.  
5.1.2
The application relates to a Grade II Listed Building and the proposal must therefore be assessed in relation to Section 66 of the Planning (Listed Buildings and Conservation Area) Act 1990. This section places a duty on the local planning authority in considering whether to grant permission for development that affects a listed building or its setting, to have special regard to the desirability of preserving the building and any features of special architectural or historic interest. 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
The NPPF states within paragraph 189 “in determining applications, local planning authorities should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The level of detail should be proportionate to the assets’ importance and no more than is sufficient to understand the potential impact of the proposal on their significance. As a minimum the relevant historic environment record should have been consulted and the heritage assets assessed using appropriate expertise where necessary. Where a site on which development is proposed includes, or has the potential to include, heritage assets with archaeological interest, local planning authorities should require developers to submit an appropriate desk-based assessment and, where necessary, a field evaluation.”
5.1.4
National guidance in the NPPF requires that local planning authorities take into account the particular significance of the heritage asset when considering the impact of a proposal to avoid or minimise conflict between the heritage asset and its conservation (paragraph 190).

5.1.5
Paragraph 192 indicates that when local planning authorities are determining planning applications, they should take account of:-
· “The desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

· The positive contribution that conservation of heritage assets can make to sustainable communities including their economic vitality; and

· The desirability of new development making a positive contribution to local character and distinctiveness.”
5.1.6
Paragraph 193 of NPPF establishes that when considering the impact of a proposed development on the significance of a designated heritage asset, great weigh should be given to the asset’s conservation. The more important the asset, the greater the weight should be. Significance can be harmed or lost through development within its setting. As heritage assets are irreplaceable, any harm or loss should require clear and convincing justification (paragraph 194).
5.1.7
The NPPF sets out that harm can either be ‘substantial’ or ‘less than substantial.’ Where a development proposal will lead to ‘less than substantial harm’ to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal, including securing its optimum viable use (paragraph 196).
5.1.8
Case law has established that there can be degrees of less than substantial harm. There will also be cases where development affects heritage assets but from which no harm arises; in such cases as no harm has been identified, there is no requirement to assess this against any public benefits of the proposals. 
5.1.9
The duties of the Listed Building and Conservation Area Act and the NPPF are also incorporated into the Ribble Valley Core Strategy.

5.1.10
Policy DMG1 sets out the general consideration which must be taken into account in the determination of all planning applications.  Such considerations include the enhancement of heritage assets and their settings.

5.1.11
Key Statement EN5 states that there will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.

5.1.12
Policy DME4 states that alterations or extensions to listed buildings or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported. In addition, any proposals involving the demolition or loss of important historic fabric from listed buildings will be refused unless it can be demonstrated that exceptional circumstances exist.
5.1.13
Following the submission of additional information LAAS has no longer object to the proposal and consider the impact to be minor and do not require any planning conditions to be imposed. The Councils Principal Planning Officer Conservation confirms that the additional information is welcomed and that the harm to fabric is minor. The amendments include changes to the internal plan form which has reduced the impact.
5.1.14
In assessing any harm it is important to consider whether there is any public benefit. Information has been submitted from the applicant that the introduction of additional accommodation will support the viability of the business and assist in its long term business plan. It could be argued that the Public House and the tourism business is of public interest.
5.2
Other Matters:


5.2.1
It is considered that other than the matters discussed above in relation to the listed building the other areas of discussion such as highway safety are outside of the scope of a listed building consent application and therefore will be discussed and considered within the submitted full planning application reference 3/2018/0956.   


6.
Observations/Consideration of Matters Raised/Conclusion
6.1
Having regard to the above, the proposed development as amended is considered to be acceptable in terms of the impact on the historic and architectural interest of the listed building. The proposal is therefore considered to be compliant to Key Statement EN5, Policies DME4 and DMG1 of the Ribble Valley Core Strategy and the national guidance contained within the NPPF, NPPG and Listed Building Act 1990. 
RECOMMENDATION: That the application be Listed Building Consent be granted subject to the following conditions:
1.
The works to which this application relates shall be begun before the expiration of three years from the date of this consent.

REASON: To comply with the requirements of Section 18 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

2
The development to which the permission relates shall be carried out in complete accordance with the following approved plans and specifications:

Proposed First Floor Plan PHA/3M/1000A received on 18/01/19

REASON:  To ensure that the development as carried out does not vary from the approved plans.

3.
Precise specifications of proposed rooflights, internal doors and partitions shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed development.  The approved details shall be implemented within the development in strict accordance with the approved details.


REASON: In order that the Local Planning Authority may ensure that the detailed design of the proposal safeguards the special architectural and historic interest of the listed buildings.
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