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c APPLICATIONS WHICH THE DIRECTOR OF COMMUNITY SERVICES
RECOMMENDS FOR REFUSAL

APPLICATION NO:  3/2012/0729/P (GRID REF: SD 387147 450852)
PROPOSED CHANGE OF USE FROM PUBLIC HOUSE, BIKE HIRE AND DWELLING TO
HOTEL, BIKE HIRE AND DWELLING AT DOG AND PARTRIDGE, TOSSIDE, LANCASHIRE,
BD23 48Q.

BOLTON-BY-BOWLAND, The PC object to this application and express the following
GISBURN FOREST & significant concerns about this scheme:
SAWLEY PARISH COUNCIL:

1. A Public House is often the central focal point for the
village community as well as being an attraction for
lourists as a place to eat and drink whilst on holiday.
There is a growing population of lourists, bikers and
walkers in the Tosside area with the development of the
cycle and walking trails in Gisburn Foresl in addition to the
increase in camping and holiday cottages available.

2. If the village has no Public House that is a significant
disincentive for those people to want lo come and may
therefore detract from the area for tourism.

3. Due to the drink drive laws it is important thal a Pub is
within a safe and reasonable walking distance for lourists,
the obvious place being within the village.

4. The Community Hall has ils uses for large functions but it
is not intended to be a replacement for the Pub.

5. Crowtrees Inn is much further out of the village and its soie
purpose is {0 serve its own static caravan site.

6. Nothing is lost to the owners if it remains as a Pub,
however if il is no longer a Pub, the village will have lost
something they may never get back.

LCC TRAFFIC AND No objections.
DEVELOPMENT ENGINEER:

UNITED UTILITIES: No observations,
ADDITIONAL Thirty one letlers of objection have been received along with a
REPRESENTATIONS: petition containing 45 signatures and comments. The following

poinls of objection have been summarised where possible:

1. The Community Hall is nol a village pub and cannot, and
will not, replace the Dog & Partridge,

2. The Community Hall actually replaced the Tosside
Institule which provided similar facilities to now,

3. The Community Hall and Crowtrees were both running
before the applicants purchased the pub,

4. Tosside Community Link have been careful not to set up in
direcl competition,

5. DA&P is deliberately run to deter local/visiting trade through
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10.
11.
12.
13.
14.
15.

16.

17.
18.
19.

20.

21,

22,

23.

24,

Proposal

limiled opening and {urning away bookings,

D&P is closed every Christmas and New Year, and the
owners do not celebrate events (Olympics/Jubilee etc.),
They have made no effort to run the village pub as a local
focal point,

Pocl and darts teams (now disbanded) were already
running before the applicants took over so the claim THEY
sel them up to help business is false,

The pub quiz HAS moved to the Community Hall through
necessity due to the D&P being closed,

The proposal is clear that they wish to make the property
into housing,

What was once a thriving pub is now a part time café/bike
shop,

There are no hours of opening proposed?

There are already facililies to run the establishment as a
hotel and this planning application seems tc be a way of
removing the pub area and closing it for gaod,

Someone else should be given the chance to rebuild the
D&P if they do not wish to lry,

Applicants have abused previous consents at the site so
should not be granted further consent,

The café is no longer there, as the bike shop has been
exlended into it, contrary to permission 3/2008/0196/P as
the bike shop was nol to exceed 20sq.m,

An isolaled village like Tosside needs a public house
accessible fo all,

We have lost the school, our posl office, our garage and if
the pub goes | fear our village will die,

The applicalion appears full of flaws in lerms of the plans
being incorrect as well as the number of staff employed,
D&P IS needed as the Community Hall can only be
booked in advance, meaning thal locals cannot just pop in
for a drink, like they can at a pub,

| know there is a recession but the village is flooded with
mountain bikers and visitors so surely this establishmeni
COULD work?

When people staying at our Caravan site (10 minutes walk
away) ask where the nearesi pub is, due to inconsistent
opening times we do not recommend the D&P,

The D&P was once cne of the most popular pubs in the
area and with the right management could be again, how
can a business in this prime tourist location nol be
profilable?

If approved this would be delrimental to lhe village.

The applicalion is for full planning permission to change the use of the building from a public
house with bike hire and dwelling to a hotel, bike hire and dwelling. The propesals do not
involve/propose any alterations to the building. The existing inlernal floor space for the
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business/commercial uses on site measures al 334.2 sqm. The proposed new
business/commercial floor space measures at 235.9 sq.m. a reduclion of 81.5sq.m. (25%). The
main changes on site include the café/bike area being changed to a guest lounge/dining room,
the beer cellar and bottle store being changed 1o bike store and hire area and the change in the
ground floor area of the public house into residential accommodation. There is no increase in
the number of letting rooms on site (three). The car parking area to the rear also remains as it
is at present.

Site Location

The Dog and Pariridge Public House is sited centrally within the village of Tosside, on the
northern side of the B6478 within the AONB. N sils adjacent to the Church of St Bartholemew,
and opposite the Tosside Community Hall. The property itself is a Grade |l Listed building. The
site lies off an access track to, and within 200m of, the edge of Gisburn Forest, a significant
tourist attraclion within this location of the AONB. The public house also sits within a 5km drive
of a recently approved visilor centre at Stephen Park, wilhin the heart of Gisburn Forest, that is
due to be completed at opening early 2013. The nearest other Public House is the Crowtrees
Inn, a Public House and Restaurant that is part of the Crowtrees Park Holiday Complex. This
lies within the Holiday Complex approximately 1 mile away from this sile.

Relevant History

3/2008/0196/P - Change of part of existing ground floor to mountain bike storage and service
area — Granted Conditionally.

3/2005/0282/P - Single storey porch on south elevation — Granted Conditionally.

3/2004/0611/P - 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 (LBC)
- Granied Conditionally.

3/2004/0323/P — Demolition and re-building of restauranl logether with First floor
accommodation over, aiteralions to lean-to toilets and construction of botlle slore — Granted
Conditionally.

3/1999/0110/P - Change of Use from a Pub to a single dwelling including aliering car parks to
form gardens — Refused,

3/1998/0595/P — Change of Use to form guesthouse with cafe/bar — Refused.

3/1988/0216/P - Change of Use from a Public House lo a Privale Dwelling — Refused.
3/1997/0689/P — Change of Use of a function room to living accommodation {LBC) — Granted.
3/1987/0688/P - Change of Use of a function room to living accommodation — Granted.
3/1991/0645/P — Use of land for the stationing of residential staff caravan — Refused.
3/1990/0335/P — Demolition of modern porch to main entrance to reveal original entrance {LBC)
- Granted.

Relevant Policies

National Planning Policy Framewaork.

Policy G1 - Development Control.

Policy G4 — Settlemeni Strategy.

Policy ENV1 —~ Forest of Bowland Area of Qutstanding Natural Beauly.
Policy ENV19 — Listed Buildings,

Policy H15 — Building Conversions - Location.

Policy RT1 - General Recreation and Tourism Policy.

Folicy 86 — Loss of Shopping Facilities in Villages.
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SPG - Retention of Public Houses in Rural Areas.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft
* Policy DMG1 — General Consideralions.

Policy DMG2 - Strategic Considerations.

Policy DME2 - Landscape and Townscape Protection.

Policy DMH3 - Dwellings in the Open Countryside and AONB.

- Policy DMH4 — The Conversion of Barns and other Buildings to Dwellings.
Policy DMB3 — Recreation and Tourism Development

Key Statement DS1 — Development Strategy.

Key Statement EN2 — Landscape.

- Key Statement EN5 — Herilage Assels.

Key Statement EC3 - Visitor Economy.

Environmental, AONB, Human Rights and Other Issues

The main consideration with regards to his application is the loss of the remaining Public House
within Tosside, whether there has been sufficient justification provided in supporl of this and
whether the benefits of the proposed new use outweigh this loss. The scheme proposes no
allerations to the property, a Grade |l Listed building, as part of this application, and there are no
issues in relation 1o the proposals impact upon the amenity of the occupiers of adjacent
dwellings or its impact upon highway safety at this location.

The policy basis against which this scheme should be appraised is set out in lhe conlexi of
national, regional and local development plan policies. At a national level the National Planning
Policy Framework (NPPF) came into force on 27 March 2012 and slates that at the hearl of the
NPPF is a presumption in favour of sustainable development which means that for decision
making purposes that:

* Approving development proposals that accord with the development plan without delay;
and

=  Where the development plan is absent, silent or relevant policies are out of date,
granting permission unless,
- any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this framework taken as a whole; or
- specific policies in this framework indicate development should be restricted.

Paragraph 28 of the NPPF advises that 'Planning policies should supporl economic growth in
rural areas in order 1o create jobs and prosperily by taking a positive approach to sustainable
new developmeni. To promote a sirong rural economy, local and neighbourhood

plans should:

* supporl sustainable rural tourism and leisure developments thal benefit businesses in
rural areas, communities and visilors, and which respect the character of the
countryside. This should include supporting the provision and expansion of tourist and
visitor facilities in appropriate locations where identified needs are not met by exisiing
facilities in rural service centres; and

= promote the relention and developmenl of local services and community facililies in
villages, such as local shops, meeling places, sports venues, cultural buildings, public
houses and places of worship.

The compliance with this element of the NPPF will be discussed in due course.
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From a Local Planning Policy view, saved Policy $6 advises thal ‘The change of use of ground
floor commercial premises to residential accommodation within the village boundaries will be
approved providing it has been demonstrated that the change of use will not jead to adverse
effects on the local rural economy.' This is due to the fact thal the loss of relail uses or other
communily related commercial premises to residential use in villages could have a serious
detrimental effecl on the economic and social well being of the local rural areas served. Policy
H15 also considers the conversion of buildings to dwellings stating that planning permission will
be granted where there would be no detrimental effect on the rural economy.

The Council also have a saved SPG that specifically covers applications of this nature, and is
called the ‘Retention of Public Houses in Rural Areas’. This parlicular SPG deals with the
issues associated with the change of use of public houses to other, non community based uses,
such as residential and it is intended that the guidance is applied mainly in the rural areas of the
borough, since this is where the impacl of loss is most significant.

Pubs perform important social and economic funclions in maintaining the viability of rurai areas,
and lhey also have importanl links to leisure and tourism, and contribute to the distinctiveness of
rural landscapes and villages. The village pub (sic) provides an important community benefit 1o
rural areas in that it offers a meeting place for the villagers to come together and mix informally
or formally for meetings of clubs and societies, as well as having a significant impact upon the
economic vilality of the village and the rural areas beyond by providing a source of employment,
supplying many fult time and part time jobs to villagers themselves, often in areas where jobs
suitable for locals are al a premium. They can also play a vital tourism role providing an
imporiant service, offering accommodation, food etc to fourists and can provide a visitor
atlraction in their own right, especially in such a location as this one where il also plays an
important role in the visual appearance of the village. This is particularly true where the pub is
located within the AONB, as it provides a vitality and attracliveness to the village and also
affords a visible social focus, which marks the centre of the village. The rural public house can
also provide imporiant environmental benefits as il cuts down lhe need for extra travel, as
people are not forced to visit other public houses in nearby villages. The retention of public
houses also accords wilh the general intentions of national strategic and local policies for the
promotion of access to the countryside, and provisions for recreation and tourism.

It is clear that pubs play important social, economic, visual and environmental roles in rural
areas, and it is therefore important that the Borough Council should seek to try and retain them.
However, even with such a policy the Borough Council cannol prevent an owner or occupier
from closing a public house, although it does have control over any subsequent reuse of the
premises. Equally, the Borough Council cannot influence market forces or the trading ability of
a business. On this basis, any submission of a planning application for a change of use of a
pub to a non-community use will generally have to be accompanied with evidence to show that
adequalte altempts have been made to market the business as a going concern. This has not
been carried oul in this inslance due 1o the applicant seeking 1o continue a similar 'business’
from the site. The applicants have stated that they have sought to explore other avenues/uses
in conjunction with the public house, namely the bike hire and café element with letting rooms
above, within the extension to the rear of the main building. These elements have supported
the main business, however the applicanis now highlight thal ali elemenis of the current
business uses on site are now failing, hence the reason and juslification for the proposed
application. The Applicant highlights that the Tosside Community Hall (buill in 2008) now
provides such a meeting place for social clubs and societies, with the Crowtrees Inn on
Crowtrees Park providing the public house function for the village. They site both of these
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businesses as having an impact upon their trade. Whilst these two businesses do provide a
level of service for the wider local area, the following points are considered important:

1. The Crowlrees Inn lies within a Holiday Park and could, al any poinl, prevent visitors from
off-site from using the facililies, and

2. Whilst the Tosside Community Hall provides a bookable facility for groups and societies, this
is nol considered to provide the same level of publically available services that a public
house would.

The proposal here is to effectively exiend the residential area of the property into what is the
Public House at ground floor, and then subsequently concenirate on the marketing and letting of
the existing B&B/guest rooms within the extension to the rear of the main building. The scheme
does include the creation of a dining/lounge area below these rooms, where the bike shop was
previously, and the applicant has suggesied that this element will be open during the
day/evenings/weekends for people not staying at the B&B/Holel, therefore still providing
elements the existing business that are doing well. However, as this proposal is not for the
expansion of a lourism/visitor facility and more of a decrease in a service provided (given the
significant reduction in the floor area of the commercial element on the premises), the applicant
musi provide sufficient and reasoned juslification for this proposed change. Details have been
provided that indicate that the business has been running at a loss since 2007, however a
number of letters from the general public suggesl! thal there is a demand 1o relain he premises
in commercial use as a Public House, but that the applicant's have sought to orchestrate the
demise of the business in order to then apply for the change of use now presented. The
applicant’s refute this suggestion, however having mel with them on sile and assessed the
current commercial aspects of the business, | do have concerns that some elements of the
commercial uses on site have not been run as a going concern for a while. This is highlighted
by the lack of a cycle shop or café in the ground floor area of the rear exiension and the facl that
the public house ilself is only open between noon and 8pm on Saturdays and Sundays. The
only exception is thal the rooms to let have been kept to a high standard and are being let out 1o
holiday makers, and | do not doubt that the applicanis would make every effort to run this
element of the business, and which would provide a suitable income for the applicants, however
if approved this business element in relation to the overall floor space on site would clearly be
ancillary to its main use, namely as a residential properly. Indeed there is considered to be liille
weight to the suggestion thal it is also an employment-generating proposal as there would be
significant difference in the staff required for this business compared to a pub. As a final
consideration, the property has not been offered for sale on lhe open market as a going
concern, as suggested within the SPG.

The scheme has also been discussed with the Council's Regeneration & Eccnomic
Development Officer, Craig Matthews, who advises the following. ‘It is accepled that the pub
sector is probably going through one of ils toughest limes ever, hitting those in parlicular located
in remole and rural localions such as this where the sector is regarded as being in transition and
change. Despite this it's disappoinling thal that this proposal has come forward on the basis of
a declining or non-sustainable business. The implications of this application for change of use
of the Dog and Partridge pub in particular, as well as representing loss of a funclioning business
and employmeni facility should not equally be undervalued in its role 1o act as an important
tourism and community assel for the wider area as a whole. Whilst the public house and
associated facilities currenlly as they stand might not be operating to the expectations of both
the current owners and others, that should nol be a reason to undermine their future potential.
Its site and location in particular seem 1o suggesl that the potential remains unlapped, the fact it
is adjacent to Gisburn Forest which has seen a dramatic surge in visilor numbers from 10,000 to
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around 50,000 visitors a year and still increasing since the opening of lthe award-winning
Gisburn Foresl Mountain Bike Trail in 2009 and new investments, facilities and trails coming on
stream next spring. There are also a number of areas where they seem to be missing out on
marketing opporlunities, as they don't appear o have a functioning websile themselves or a
presence on any of the main sites linked with Gisburn MTB / walking etc. However despite all
this, the business should at least be marketed as a going concern if the current operators are
not able to make il viable.’

In considering the proposal put forward, despite the assurances of the applicanl that the
business is not considered to be economically viable, the information presenled is not
considered sufficient to fully justify this statemeni. Withoul this, it is considered likely ihat the
closure of the pub will have a visual impact upon the attractiveness of the village, the social and
economic vitality of the village. This is therefore not considered to comply with the main thrust
of the relevani local and nalional policies in that the more imporant element of this current
community facility will be losl from this village. The proposal is therefore recommended
accordingly.

RECOMMENDATION: That planning permission be REFUSED for the following reason:

1. The proposed development is contrary to Paolicies G1, G4 (¢), ENV1, H15 (iv) and RT1 (i) of
the Districtwide Local Plan, the Council's adopted Supplemeniary Planning Guidance Note
Retention of Public Houses in Rural Areas, Policies DMG1, DMG2, DMH3, DMH4 and
DMB3 and Key Statements EN2 and EC3 of the Core Strategy 2008/2028 Regulation 22
Submission Draft, and guidance within paragraph 28 of the NPPF. If approved, the
development would lead to the loss of a valuable community facility, withoul sufficient
justification, which would be to the delriment of the rural economy and vitality of the area,
and would impacl on the provision of suitable tourist facililies within this particular area of
the Forest of Bowland AONB.
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e | he Planning
e Inspectorate

Appeal Decision
Site visit made on 25 June 2013

by Wenda Fabian BA Hons Dip Arch IHBC
an Inspectar appointed by the Secretary of State for Communities and Local Government

Decision date: 25 July 2013

Appeal Ref: APP/T2350/A/13/2193965
Dog & Partridge, Tosside, Skipton, North Yorkshire BD23 4SQ

« The appeal is made under section 78 of the Town and Country Planning Act 1990
against a refusal to grant planning permission.

= The appeal is made by Mr & Mrs T J Gridley against the decision of Ribble Valley
Borough Council.

= The application Ref 3/2012/0729, dated 8 August 2012, was refused by notice dated
18 January 2013.

s The development proposed is change of use from public house, bike hire and dwelling to
hotet, bike hire and dwelling.

Decision

1. The appeal is dismissed.
Main Issues

2. The main issues are:

i) whether the proposed change of use would preserve the special
architectural or historic interest of the listed public house and would
safeguard the character and appearance of the Forest of Bowland Area of
Outstanding Natural Beauty; and

i) whether the effect of the proposal on the provision of community and
tourist facilities in the local area, the rural economy and the vitality of
the area would be justified, in accordance with development plan policies
and the associated guidance.

Reasons

Listed building

3. The Dog and Partridge is a traditional country pub, which is listed Grade II. It
is built of squared watershot sandstone with a stone slate roof and probably
dates from the late 18" century. It is 3 handsome two storey, four bay
building with paired casement windows in raised plain stone surrounds. The
main off-centre front entrance has a modest stone porch, added more recently,
and there is a secondary front entrance at one end. The Dog and Partridge pub
is one of the most prominent buildings in Tosside; it sits at its heart in an
attractive roadside setting, close to the church, the community centre and the
historic stone marker at the central road junction. In this context, it is a
designated heritage asset of considerable significance; both due to its
architectural interest and its traditional function within the settlement. It is

www.planningportal.gov.uk/planninginspectorate



Appeal Decision APP/T2350/A/13/2193965

10.

also located within the Forest of Bowland Area of Outstanding Natural Beauty
(AONB).

The proposal is for changes of use within various parts of the building, but with
no physical alterations,

At the rear, behind the lean-to single storey former stores and outbuildings
attached to the historic building, is a two storey modern extension connected
into the upper main floor by a glazed link. This was authorised and built in
2005 and is an attractive high quality extension that is visually separate from
the main historic building. It has good views to the west of the beautiful open
landscape of the AONB beyond the courtyard.

This new part of the building currently provides three en-suite bed and
breakfast guest bedrooms at first floor, including a family or group bed room,
and a café/bike shop area at ground floor. There is a ground floor entrance
and foyer area, leading from the rear external parking and seating area. The
proposal is to re-focus the public facility into this rear extension as a hotel, with
the café/bike store area at ground floor converted for a bar/dining area and the
bike hire provision moved to a store behind the main building. Bike storage for
customers would be within the former beer cellar in the main building. The
purpose-built bed and breakfast accommodation and the ground floor catering
kitchen in the historic building would both remain unchanged.

As a result of the proposal, the main historic building, the two storey public
house, would become wholly residential and would be used as a private
dwelling for the appellant. The reconfigured hotel and bike hire
accommodation would be wholly within the new rear part of the building with
access via the rear courtyard area.

The National Planning Policy Framework (the Framework) sets out that heritage
assets are an irreplaceable resource that should be conserved in a manner
appropriate to their significance. An applicant should be required to describe
the significance of any heritage assets affected to enable an understanding of
the potential impact of the proposal on their significance. No heritage
assessment of the listed building has been provided, other than its listing
description and this provides little information as to its history, the original
layout of the spaces within the building or their functions.

From what I have seen, at present the use of the main historic part of the
building seems to have remained largely as it was built (albeit that some layout
alterations have been made) with the ground floor in use as a public house and
the upper floor in residential use.

Like many country pubs, the economic balance between drinking and eating
has altered and here the traditional bar and lounge have been adapted; the tap
room at one end now provides the drinking space, with a separate front
entrance. It is hard paved, with a sparse utilitarian feel. Beyond this,
interconnected and sharing a continuation of the bar is a larger central beamed
space, with the only remaining ground floor fireplace. This would previously
have been likely to have provided a more comfortable lounge bar; it is now
given over mainly to dining tables, with a catering kitchen at the other end. An
historic and much worn stone dog-leg winder staircase, located behind a door
at the back of the lounge but opposite the main building entrance, leads to the
residential floor above.

www . planningportal.gov.uk/planninginspectorate 2
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11.

12.

13.

14.

15.

16.

17.

Although no physical alteration would be made, the functional significance of
the building (which from the list description, was purpose built as a public
house) and its central status in viilage life would be lost through the proposal.
Once in domestic use the outer appearance of the listed building would
inevitably change with time - the signage denoting its use would have to
change to prevent mistaken attempts at access and the currently open
frontage would become private. With the proposed change of use, all of the
historic ground floor accommodation would be removed from public access and
the traditional use of the public house would be fundamentally altered. Thus,
the change of use at the main ground floor of the building would cause
substantial harm to the special historic interest of the listed building, through
the loss of its historic function as a public house.

This would also cause a small degree of harm to the character and appearance
of the AONB, an effect resisted by policy ENV1 of the Ribble Valley Districtwide
Local Plan, 1998 (LP). Although dated, this policy is in compliance with the
aims for the natural environment set out in The National Planning Policy
Framework (the Framework), which places great weight on conserving the
scenic beauty of the AONB.

The Framework requires a balanced judgement to be taken having regard to
the scale of harm and the significance of the heritage asset. Great weight
should be given to the asset’s conservation. In this case, I judge that the harm
arising from the proposed change of use would be substantial.

The appellants suggest that like at many places throughout the country, the
public house trade here has diminished. They consider that it is no longer
viable in such an isolated rural location. The appellants consider that this
particular public house has little prospect of surviving without reconfiguring the
accommodation as proposed. The current arrangement requires staffing in two
different locations, in the public house at the front and the café at the rear.
The balance of areas dedicated to commercial and private residential uses
would be dramatically altered by the proposal; around 30% of the commercial
area of the building would become domestic and at ground floor this would
amount to a change in use from commercial to residential of around 50% of
the floor space.

If the building was to fall out of use and, where no viable use that would enable
its conservation can be found in the medium term through appropriate
marketing, then, in such circumstances, the Framework requires the harm
arising from a proposal to be weighed against the benefit of bringing it back
into use.

I consider viability matters below. However, in terms of the effect on the listed
building, even if it was necessary to alter the balance of residential to
commercial space, the current proposal would not be the only means of
achieving this and I conclude that it would fail to preserve the special historic
interest of the listed building as set out above.

Viability, tourism and community facilities

My attention has been drawn to several policies from the Council's Core
Strategy 2008-2028 A Local Plan for the Ribble Valley. As this document is a
submission draft I can afford little weight to these policies. From the
development plan, saved LP policy $6 seeks to protect ground floor commercial

www.planningportal.gov.uk/planninginspectorate 3
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18.

19.

space within villages from a change to residential use where this would have an
adverse effect on the local rural economy. LP ENV1 also requires devetopment
to have regard to the economic and social well being of the area within the
AONB. These aims are all in compliance with the Framework, which seeks to
support economic growth in rural areas and promotes the retention and
development of local services and community facilities such as public houses in
villages.

The Council’s related supplementary planning guidance (SPG) - Retention of
Public Houses in Rural Areas, does not have the status of the development plan
but amplifies the LP policies and sets out the social and economic importance of
pubs in rural areas. It emphasises the Council intention to safeguard this role
and requires that any submission of a planning application for the change of
use of a pub to a non community use should provide evidence to show that
adequate attempts have been made to market the business as a going
concern. It also highlights that consideration will be given to the effect of the
proposal on the visual impact, attractiveness and vitality of the village, even
where few physical alterations to the building are proposed. Advice to
landlords is offered by the Council’s Economic Development Officer and
suggestions are provided in the SPG as to alternative ways to ensure that rural
pubs are kept open, including the use of volunteers from the community.

Since they bought the pub in 2003, the appellants have sought to attract new
business arising from the ocutdoor activities that are being promoted in the
wider area of the AONB and to provide in particular for cyclists who visit the
purpose built Gisburn Forest trails close-by. The bed and breakfast
accommodation built in 2005 has proved successful and they wish to focus the
business as a hotel provision for this market sector as the public house part of
the enterprise is running at a loss.

20. The appeliants have provided a record of the visitor numbers to the public

21.

22,

house over the weekends of 11/12 and 18/19 May 2013; the highest visitor
rate in a day was 17, the lowest 7 and a little over a half of the customers each
day bought food. However, I am mindful that this part of 2013 was
characterised by a particularly cold spring, unconducive to tourism or visitor
trips to the countryside and neither of these weekends was during a particular
holiday period; they may not be representative of the potential trade in the
summer and holiday seasons.

Profit and loss records from the 7 months to 31 March 2008 through successive
years to 31 March 2012 have been provided. They indicate sales turnover
rising until to March 2010 and then diminishing in the two successive years.
The gross profit rises in the first 4 years and falls substantially in the final year.
Director’s and staff wages follow a similar profile. Losses of between £31,676
and £40,140 are recorded each year. The accountant’s letter with these states
that they are a true record, except for the directors’ salaries and rent, which
are adjusted to give a more realistic reflection of the value of the property and
the effort put into the business by the appellants. No comparative rents for
similar properties in the area have been provided.

Without further detail, it is difficult to form a clear picture of the financial
circumstances. The accounts are headed Gisburn Forest Bikes Limited; it is not
clear whether they relate wholly to the bike business or include the other parts
of the business. Whilst the cost of sales are itemised with opening stock and
bike shop separately attributed there seems to be little reference to the public

www.planningportal.gov.uk/planninginspectorate 4
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23,

24,

25.

26.

27.

house or bed and breakfast aspects of the business. I note that the appellants
have owned the pub since 2003. Financial records between 2003 and 2008
have not been made available, but the appellants state that customer numbers
have fallen during the whole period of their ownership. They attribute this to
the general decline in rural pubs due to the availability of cheap alcohol,
drinking at home and the smoking ban.

A table of bar takings has also been provided for comparative weeks in
February and August for three consecutive years from 2010. This also shows 2
marked decline in income, with both food and bar takings reducing by a
substantial proportion each year from 2010 onwards.

The appellants suggest that other nearby facilities have competed with the
public house, to its detriment, These are the Tosside Community Hall and the
Crowtrees Inn, which is within a nearby caravan park. I am unconvinced on
this matter; the Crowtrees Inn is signposted as open for non-residents, but is
not visible from the public highway and is at a considerable distance along the
private access road into the site, an approach which I saw is a deterrent to
casual public use. Itis clear that the community hall is well used; it is a
modern purpose built facility with parking, which opened in 2004 (according to
the appellant!) and has space for groups of up to 200 and a smaller room for
around 20. It is licensed and provides for functions and social clubs. Some of
these occur during the day, others are regular evening events. However,
overall it is usually used for limited hours in the week, amounting to around
half the normal operating hours of a public house.

1 have read numerous representations by local residents, other business
operators (including those for the nearby campsite), the Parish Council and the
Council that assert that the public house side of the business has been
operated sporadicaily and inconsistently, to the extent that reqular customers
have been deterred, such that the community feels it has already lost a Facility
and the campsite operator is unable to recommend it to tourist guests. I
appreciate that a lack of custom and declining profitability can result in the
need to scale back provision; this can be a vicious circle. The Council has
acknowledged the other facilities described above may draw some custom
away, but suggests that in the context of the expanding tourism facilities at the
Forest of Bowland nearby the public house business here could be promoted
more successfully.

In terms of the potential loss of a community facility, public houses have long
provided the central focus to village life and are highly valued for this
community function especially in widely dispersed rural areas such as this.
Their role is parallel but different to that of the village church and here they are
located adjacent. The perceived loss of a pub such as this one, even where
access would be provided to a relocated bar at the rear, is emotive.

There are persuasive arguments on both sides. I note that the appellants do
not wish to close the business but to re-focus it. They have not sought to sell
it as a business and as such there is no evidence of marketing ~ as required by
the SPG. I have seen other public houses in the wider area that appear to be
operating successfully in similarly rural locations. In the circumstances before
me there is little apparent reason why the business could not be re-focussed as
a small hotel with a public bar and access for non-residents to dining as

! According 10 the Council, 2000.
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intended by the appellants, but within the main part of the listed building,
without the harmful effect to its historic character that would result from the
proposal. In business terms also, heritage assets such as this listed building
are recognised to provide an added draw in particular for tourist facilities,
which would be lost by pushing these to the rear of the main building.

28. Overall I conclude that the proposal would fail to preserve the special historic
interest of the listed public house and would, consequently, to a small degree
harm the character and appearance of the Forest of Bowland Area of
Outstanding Natural Beauty. In the absence of a persuasive justification for
the proposal to demonstrate that the listed building could not be operated on a
financially viable basis, this consideration is sufficient in itself to justify
dismissing the appeal. In addition, for the same reasons there is insufficient
evidence to show that the loss of a substantial proportion of the commercial
floor area within this tourism and community facility, which would harm the
rural economy and the vitality of the local area, would be justified, contrary to
development plan policies.

29. Taking these and all other matters raised into account, the appeal should be
dismissed.

Wenda Fabian

Inspector

www.planningportal.gov.uk/planninginspectorate 6
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Introduction

Gary Hoerty Associates have been instructed by Mr and Mrs T Gridley, of The
Dog and Partridge Public House, Tosside, BB23 4SQ, to submit a planning
application on their behalf for the for the change of use of the Dog and
Partridge Public House, owners’ living accommodation and bed and breakfast
facility into two dwellings.

As the subject property has listed building designation any proposed
development requires the preparation of a Heritage Asset Statement. This
report has been produced in support of an application for the above mentioned
development, and will consider the impact of the proposals on the designated
heritage asset '

This document has been prepared in line with policy guidelines set out in the
National Planning Policy Framework (DCLG, 2012) and guidance on the
historic environment found in ‘Conservation Principles, Policies and
Guidance’ (English Heritage, 2008). The research and recording work follows
English Heritage Guidance ‘Understanding Historic Buildings® (2016).

Backgroungd Informatien

Site Location

The application site is situated in Tosside, which is a smail village that
straddles the boundary between Lancashire and Yorkshire. The application site
is in the western part of the village which is within the borough of Ribble
Valley, with the eastern side of the village being in the Craven District. This is
shown on the site plan in image 1 below. The boundary denoted by the dashed
magenta line. The whole of the village is situated within the Forest of
Bowland Area of Outstanding Natural Beauty. Tosside is a rural area and is
sparsely populated. The site has an approximate National Grid reference of
SD 76890 56065.

Site Description

The application site comprises the property known as The Dog and Partridge,
which is a detached property with associated car park area. The property is of
part two, part three storey construction. The roof of the entire property is clad
in natural stone slates and the walls are natural random stone.

The site is situated inside the boundary that designates the area as an Area of
Outstanding Natural Beauty.

The Site plan is given below in Image 1;

' As required by paragraph 128 of National planning Policy guide (NPPG) 2012
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Image 1 — Site plan of The Dog and Partridge indicating the current layout of the site.
Boundary line between Craven Borough and Ribble Valley shown in dashed magenta.

Building Description.

The main building is aligned along an east to west axis and is two storeys in
height. There is a two storey building, a more recent extension to the main
building, aligned along a north to south axis.

The Dog and Partridge was listed Grade Il on 20" February 1984. The listing
description states:

GISBURN FOREST TOSSIDE SD 75 NE

2/70 Dog and Partridge Public House
Gvil

Public house, probably late C18th. Squared water shot sandstone with sione
slate roof. 2 storeys, 4 bays. Windows have plain stone surrounds. Bays 2, 3
and 4 have 2-light windows with plain stone surrounds and square mullions.
The lefi-hand bay has a window with plain stone surround, with a window of
similar appearance in cement above. At the lefi is a door with plain stone
surround. Between bays 2 and 3 is a modern porch. Attached to the wall

* Historic England
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3.1.1

between bays one and 2 is a mounting block with 4 stone steps and a flagged
top. The gables have copings. Chimney on right-hand gable, between bays one
and 2 and between bays 3 and 4.

Listing NGR: SD7689656067
Proposed Works

The proposed works considered through this statement is the proposed
blocking up of three internal doors to effectively separate the building into two
separate dwellings. The proposal is considered in more depth in the
accompanying Planning Statement, which should be read in conjunction with
this Heritage Statement for understanding and clarity. The proposals are
illustrated on plan, reference: Gri/754/2103/01.

Assessment ¢f the Heritage Asset
Historical Background
This Heritage Statement contains extracts from historic maps; the maps are

from circa.1910 and 1976. In this section historic background information and
information gained from these maps is commented upon below.

Image 2 - Extract of ¢.1910 OS map showing plan form of the Dog and Partridge.
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Image 3 - - Extract of ¢.1976 OS map showing plan form of the Dog and Partridge. This map shows

3.1.2

3.1.3

314

3.15

the presence of the more recent extension to the rear of the building.

The image from ¢.1910 (image 2) shows The Dog and Partridge. The label
attached to the building is P.O. for Post Office which is a past use of the
building.

The image from the ¢.1976 map (image 3) shows the existing plan form of the
Dog and Partridge with the more recent extension present on this image. The
label ‘Dog and Partridge’ is also present on this image.

The building has had various uses throughout its life. In the West Riding
Directory of 1822 it was called ‘“The Board’ (possibly as board and lodgings
were provided). At some point in its history the license permitting the sale of
alcohol was revoked and ‘The Board’ became ‘The Temperance Hotel’,
providing board and lodging and refreshments (but not alcohol). After a while,
a shop and post office were established in the hotel. The former bar area
serving as the shop counter. (Newhouse) 3

In the early 1960°s ‘The Temperance’ along with two nearby farms, Skirden
Hall and Sandy Syke, were acquired by Bleakholt Animal Sanctuary and used
as a rest home for old horses, donkeys and other animals. Sometime after this
Bleakholt sold off their holding in these premises and the building stood
empty. The 1976 map extract above shows the pub labelled as ‘Dog and
Partridge’ and also shows the presence of the rear extension. This indicates

* Tosside Parish Magazine (Nov 1989)
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that the building had come full circle as was now again trading as a public
house. (Newhouse) 4

Appraisal of Heritage Value

In considering the buildings significance, this appraisal considers the heritage
values outlined in the ‘Conservation Principles, Policies and Guidance’
(English Heritage, 2008). These values are: evidential, historic, communal and
aesthetic values. An appraisal of these values allows a careful consideration of
the significance possessed by the heritage asset and the guidance is intended to
facilitate change through intelligent management of the historic environment.
The values are commented on below;

Evidentizl Value

‘Evidential value derives from the potential of a place to yield evidence about
past human activity’

The building represents physical evidence of a traditional public house;
illustrating local styles and methods of construction that would have been
prevalent during the period. The building also provides evidence of the siting
of public houses; traditionally alongside the main road on travel routes. The
fact that the building has been subsequently extended and adapted provides
evidential value of the changing requirements of the building. This extension
and adaption, however, is also harmful to the level of evidential value of the
building. Had the building remained unaltered the evidential value would have
been regarded as high. As it is the evidential value has been diminished by the
subsequent extiensions to the building so lessens the value.

Historical Value

‘Historical value derives from the ways in which past people, events and
aspects of life can be connected through a place to the present. It tends to be
iflustrative or associative’

The primary historical value of the building is in the buildings historical use as
a pub. The main route through Tosside would have been one used by travellers
and traders. The pub would have serviced their needs as well as being a hub
for village life therefore the pub provides a physical connection to these past
activities. This is where the historical value lies.

Illustrative value of the exterior of the building; the exterior of the Dog and
Partridge fits with the collective buildings of the village as the choice of
walling materials match and the plain stone window and door surrounds
emulate the existing openings on the block. The roof covering of stone slate
also adds to the illustrative value.

¥ Tosside Parish Magazine (March 1990)



325

3.2.6

4.1

4.1.1

412

Aesthetic Value

‘Aesthetic value derives from the ways in which people draw sensory and
intellectual stimulation from a place’

The building is an attractive roadside building. Faced with local stone and
stone slate roof. It displays vernacular features congruous to the local
historical environment. It is a landmark presence in the village. Its traditional
aesthetic quality has been detracted from slightly by a series of more recent
extensions which, although sympathetically constructed, do not possess the
same heritage value as the original parts of the building, The aesthetic value of
the building primarily rests with the roadside elevation, which has a high
value. The rest of the building is low.

Communal Value

‘Communal value derives from the meanings of a place for the people who
relate to it, or for whom it figures in their collective experience or memory’

The Dog and Partridge is a longsianding feature of the local environment and
being a publicly accessible building, a prominent feature of the village and a
place for socialising it has a rich communal value. The site also has communal
value as a local land mark building, being central to the village. Like many
pubs, however, it has struggled to maintain its fundamental importance as the
main place for local social activity with the local Community Hall now being
the primary venue for activity in the village. As with previous proposals for
the pub the communal value of the Dog and Partridge will also be gauged by
the opinions voiced by the local community during the public consultation
stage of the application.

Impact on the Heritage Asset.
Heritage Impact Assessment

The impact on the sites evidential value will be low as the design has carefully
considered the buildings most significant and sensitive elements, and leaves
these unaltered. The extensions and alterations to the building over the years
have eroded the evidential value somewhat anyway. Any residual risk of harm
to the building’s evidential value can be mitigated by planning conditions,
such as the use of an archaeolopical watching brief to ensure any below
ground excavations, say for drainage connections, are overseen by experts.
Expert recording through a written scheme of investigation can be required by
planning conditions to ensure a good record is retained on the public record of
the pub in its present state.

The impact on the buildings associative historical value will be high, as the
primary historical value stems from the historic use as a public house. The
impact on illustrative historical value will be low as although the proposal
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would represent a change to use of the building any changes would be
sympathetic and minimal.

The impact on the aesthetic would be low or positive. The conversion would
incorporate minimal external alierations and introduce new work which
strongly upholds and enhances the building’s aesthetic value by removing
inappropriate interventions.

The impact on the site’s communal value would be high as converting the
building into dwellings naturally changes the building from public to private
access.

The proposed works contained within this statement are concerned with
protecting the existing building through finding a sustainable use for it. Policy
recognises that the optimum viable use is that which best sustains the heritage
asset. Securing the optimum viable use is recognised in the planning practice
guide® as a public benefit® which can outweigh ‘less than substantial harm’
arising from the alterations to achieve a new use. The proposed works have
been designed best to uphold the heritage values, with consideration given to
the materials or techniques. The proposal will see three internal doors blocked
up. This will provide separation for the two proposed dwellings, but is a
reversible intervention. The internal finishes are substantially modernised and
therefore renewal will be predominantly like for like with no loss of special
interest.

There will be no proposed changes to the external fagade of the building
except the removal of the pub signage. Other buildings in the village, which
have historically been in commercial use, have been successfully changed to
residential use in ways that uphold the buildings® character and special interest
and this usually entails making the minimum necessary intervention to the
elevations. This respects the traditional village feel and vemacular of the
setting,

Conclusion

The Dog and Partridge is recognised locally as a building of heritage
significance. This is primarily on account of its age, history and prominence in
the village. It is a traditional village public house. It is a detached two storey
building with two storey extension to the rear. It is built using locally sourced
malerials in a vernacular style typical at the time of construction. It has
designation as a listed building, and is situated in an area designated as an

’ Planning Practice Guide ID: 182-008-20140306 Para 008 ‘Harmful development may sometimes be
Justified in the interests of realising the optimum viable use of an asset, notwithstanding the loss of
significance caused provided the horm is minimised’

¢ "Public benefits may mclude .. securing the optimum viable use of a heritage asset in support of its
long term conservation’
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Area of Outstanding Natural Beauty. Its prime heritage significance is in the
historic and communal value associated with the sites use as a public house.

The potential closure of the pub due to economic pressure is a familiar story
across the country with many similar pubs failing due to the shift in social
activity resulting in the loss of trade’. Closure in this case is imminent and no
viable alternative use has been found other than conversion to residential use.
The proposals seek 1o formalise consultation on this issue and engage in
structured discussion to consider all the options. Redundancy and closu8re
with no future use would leave the building at risk of decay and eventual loss.
Therefore the findings of this Statement inform proposals which present the
Council with the opportunity to grant consent for the change of use of the
building from an unsustainable business into two attractive family homes that
will not only provide two high quality dwellings but also has very litile impact
on the overall street scene and the AONB as a whole.

The heritage impacts have been assessed overall as low, with some benefits,
such as, to the aesthetic value of weaker parts of the building’s appearance.
The harm has largely been minimised by sensitive design and the remaining
harm can be mitipated through planning conditions.

There are minor proposed changes to the exterior of the building which
comprise of the removal of the public house signage and the subdivision, to
the rear, of the allocated curtilage for each proposed dwelling. The materials
and landscaping proposal have been developed to enhance the buildings
setting. By minimising physical changes the proposals subsiantially avoid
harm to the historical and evidential value of the asset.

The communal value is most affected by the proposal to develop private
dwellings. The business faces considerable risks from dwindling local and
passing trade and this value cannot be sustained in the present use.

Having also considered the proposals against guidance outlined in the National
Planning Policy Framework (see accompanying Planning statement), the
nature of the proposals are structured with providing a consistent use for the
building but with enhancement and protection of the heritage asset as the
primary driver. By examining the significance of this building, and the impact
of the proposals, it has been demonstrated that the proposals conform to policy
and the associated guidance. The Council is therefore invited to look
favourably upon this application for consent.

Paul Fay BSc (Hons) for and on behalf of Gary Hoerty Associates

" CAMRA reports 29 pub closures per week.

10



This 15 certainly the best known building in Tosside and is simitar
in appearance to the church - they were probably built abourt the
same time. Near to the door is the old mounting-block, enabling
people who came to pub or church by horse to mount for the

joumney home.

At one time (possibly because board and
lodgings were provided) the Dog & Paridge
were krnown as “The Board”™ - in the West
Riding Directory of 1822 it was given as “The
Board" and the “victualler” was one John
Rowsthome.

In days gone by, the farm rents were collected
here ~ in a small private room = and the story
is told chat one year, the farmers all came
with the tale thar "farming was bad" and
they had not enough money for the rent. The
Agent took pity on them and reduced the
amounts thac they had to pay, whereupon
they all trooped into the bar and ordered
drinks, The landowner was so incensed by
this that he arranged for the license to be
revoked and “The Board” became “The
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to help eke out a living before the advent of the motor-car - and
the fields of this one strerched down both sides of the road
vowards the Chapel. Later, both Ridds (up Bailey Lane) and
Streethouse (opposite the Chapel} became awached o “The

Temperance™,

After a while, a shop and Post Office were
established here - whac had been the bar
became the shop counter and the rest of the
building was used as a private farmhouse
with one large upstairs room being used for
private funcdons, Mothers Union meerings,
etc.

In the early 1960's, "The Temperance” alang
with Skirden Hall and Sandy Syke was
acquired by The Bleakholt Animal Sanctuary
and used as a rest home for old horses,
donkeys and other animals. The Temperance
stood empty for a number of years unul
Bleakholr sold off their holding i lots, the
building and one small field Eeing one of the
lots. It has now come full circle and is again
the Dog & Partridge public house -

Temperance Hotel” - providing board and lodgings and refurbished and renovated with che telephone kiosk and post box
removed from beside the front door and the sloping, cobbled

refreshments = bur no aicohol.

Must country pubs used to have a small farm aached to them -

forecourt tumed into a level car park.



Tosside - from past to present

Notes on the history of Tosside and district from Vera Newhouse of Weil House Farm
Here is another in Lhe series of articles prepared by Vera just as they were written some 15 years ago for the Tosside
Parish Magazine, November 1989

The Old Smithy

Across the green from the Dog and Paniridge was the village blacksmith’s. The house was considerably smaller than it is now
and the blacksmith's shop occupied one end of il - opening straight oul onlo the village green. When travel by horse declined
and molor wransport came in, the blacksmith's shop was tumed into a garage workshop and part of the green was taken over 1o
house the petrol pump. Gradually the business spread onto what had beea the village pinfold. During that 1ime the Bleakholl
Animal Sanctuary had The Temperance {now the 'Dog"). First the shop and then the Post Office there were closed and business
was transferred across the road. Ta begin with the shop was in a wooden hut at the Insiitute end of the house {(before the
extension was built there), then it moved inlo what had been the garage and a new workshop was built alongside. It was shorily
afller this thal the telephone kiosk was moved across to the Institute and the post hox was put in its present position - which was
by the shop door then (since moved again!). '

‘When Bleakholl sold off their property, the old coach-house and parden were added to the Smithy property and a crafl shop was
established in the converied coach-house, This laler became the General Store and Post Office as we know it today.

Tosside - from past to present

Notes on the history of Tosside and district from Vera Newhouse of
Well House Farm as written 14 years ago for the Parish Magnazine

March 1990
The Dog & Partridge

This is certainly the best known building,
in Tosside and is similar in appearance 1o
the church - probably they were built
about the sume time. Near to the door is
the old mounting-block, enabling people
who cume to the pub or church by horse
to mount for the journey home.

Al one time {possibly because board and
lodgings were provided) the Dog and
Parnridge was known as *The Board’ - in

the West Riding Directory of 1822 it is
given as “The Board' and the *victaller®
wus one John Rawsthorne.

In days 'gone by the farm rents were
collected here - in a small private room -
and the story was told that one year the
farmers all camc with the tale that
‘farming was bud' and they had not
enough money for the renl. The Agent
took pity on them and reduced the
amounts that they had to pay, whereupon
they all trooped into the bar and ordered

ar

drinks. The Lundow ner was so incensed
by this tha! he arranged for the licence 1
be revoked and *The Bozrd® becanw
*The Tempence Hotel” providing buard
and lodgings and refveshments - but no
aleohol.
Most country pubs used 10 have a small
{arm attached to them - 10 help eke o
a living before the advent of the molor
car, and the fields of 1his one stretched
down both sides of the road Lowards the
Chapel. Later. “Ridds® (up Baley Lune)
and Strect House {opposiice the Chapel)
became atlached 1o "The Temporance”.
(to be¢ continued next time)



Tosside - from past to present

Notes on the history of Tosside and district from Vera Newhouse of Well House Jar

m as

written 14 years ago for the Parish Magazine.

March 1990
The Doy & Partridge (continued )

Alter a winle. a shop and Post Otfice were
eatublishet here - what had been the bar
becume the <hop coumer and 1he rest of the
building was uvsed as a private larmhouse
with one large upstaits room being used for
private functions, Mother's Union meetings,
ele.

In the early 1960 "The Temperance” alang
with Skirden Hall and Sandvy Syke was
acquired hy the Rleakholt Ammal Sanciury
and used as & rest home for old horses,
dunkeys and other ammals The Temperance
stocd empty for a number of years until
Rleakholt sold off their holdings in lois, 1he
building and vne small ficld being one of the
Tots 1t has now come full eirele and is again

the Dog and Paniridge  public hovse -
returbished and renovated wath the elephone
Kinsk and post box removed (rom beside 1he
front donr and 1the sloping cobbled lorecoun
tumed into a car park .

April 1990
Tosside Church
We don’t know exactly when the Church was

built, but it was in existence before 1650

because 2 Parliamentary Survey in the
nme  of Oliver Cromwell, 11 was
recomnmended that “Houghwn Chapel in the
Forest of Gishumne be made a Parish Church
and have some maintenince annexed. hemnp
entirely dependant on the benevolence of the
people”™ Two huimdred and wenly years
later this recommendation was carried out -
things moved slowly in those days,

The Church was at lird a Chapel-ot Fase m
charge o1 the Vicars of Gisburn A e
Tosside Register. don’t start upul 176w
when Richard Carr became the incurmitsent, 1
15 presumed  that the Vicats o Gisbun
olficialed until this ume and records were
kept amongst the C(hishurn Repisters.
although in the 1650 Parhamentary Survey o
mentions that = _Mr John Crambleholing
was n preacher Minister there

Between Richard Carr i 1709 and e
formauon ol the Pansh in 1970, 1here woen
six other wcumbents - one ol them. John
Foster was bere tor 35 vears. Anintho, Humiy
Bum, is buried 1n Tosside churchyand. e the
lelt ur the porel. Tosside Vicatage wasn't
built unu) ahout 1870 and there appears w0 be
no record of where the incumbent ved

Tosside - from past to
present

Noles on the history ol Tosside &
distriet from Vera Newhouwse of Well
House Farm, as writien 14 years ago

for the Parish Magazine.

{comtinued Mrom the last edition)

W hen the Parish was formed in
1870 by the amalgamation of
Tosside. Houghton Chapel and

Knotls, John Ellerbeck, who
came as incumbent in 1864,
hecame the first Vicor. His

stipend was £135 per annum!
Since 1870, there have been 17
vicars, one of whom, the Rev’d
A.I. Wicks was here for over 30
yvears. Gisburn  still has an
interest in the parish, in that the
Vicar of Gisburn is Patron of the
living.

In the early parl of this century, the
Churel looked very different inside
from how it does today. The organ
purchascd m 1877 stood m the NI
comer. whilst the pulpit was 1 the
Sl-ecorner. The Communion rails
were round (he raised step where
the Communion table stands, and
the pews came pch  [urther
forward than they do now. In the
NW corner, where the organ now
stands, was a gallety supported by

pillars. A square hlock of wood can
be seen in the Moor, near the organ
seal, filling the place where a pllar
once slood. Until the plaster was
removed from the west wall
recently, marks could be secen
indicaling the line where the slairs
went.,

On the wall, each side of the cast
window, were woonden papels on
which were writlen the words of the
Lord’s Prayer and the Ten
Commandments. Lighting was by
paralTin lamps. some ol which hung
from the beams, and some were
supporied on poles which slotled
through holes in the bouk rests of
the pews - these holes can siill he
scen. A stove stood where (he
present clergy stall is - the basc is
stilt there and the {loor all around is
quite black - apparently it “smoked
back™ when the wind was in a
certamn direclion. As time wenl on,
the population of the village
dwindled and, as fewer people came

to church. the gallery was remen el
Later the panels were removed
from the east wall and replaced
with an ouk reredos. The slove was
replaced by one under the grating n
the centre aisle. and the paratlin
lamps pave way to cala gas
lighling. A new clergy stall wis
placed on the base of the old stove,
and choir stalls were installed on
the south side facing the clery
stall. The Communion rmls were
moved Lo the present position and at
some stage during all this, the old
beams were encased in pine hoards
and the organ moved o s presem
sile.



IDE ANIMAL SANCTUARY and Home of Rest for

T%{Sfrses waa opened on Sundry. Ib is sdmimistered by the

Bleakholt Aniymal Welfare Organisation. bm-yeﬂ.};-u]d T_r.'nur

Wrigley, son of ope of the stafl, feeds some of the 2] denkeys
which, with 59 horses, live on the 320 ncres of the sanctuary.

! Craven Herald and Pioneer picturc.

]

e
KTRE 1

' _sanctu;ry"q@

A.CTRESS Margot
wha

Bryant,
who plays

the part of
Minnle Caldwell in LTV's
popular “Coronation Street”
Programme, was azamong the
many people who watched the
official opening, om Sunday
alternoon. of the Tosside
Animal Sanctuary and Home
of Rest for Harses, established
by the Bleakholt Animal Wel-

fare Organisation.

She saw
donkeys and 59 horses which
are currently In residence on
60 acres.

“It's iovely Lo wvisit the
country for a chanse,” she
observed. “T love anfmals so
much. that I am only too
pleased if I can help in any
way."”

The copening teremony was
performed by ihe Mayor of
Bury, Coun. W. Alkers. and
afierwards Mrs Olive Lomas,
the founder of Bleakhoit,
thanked the “falthful friends
and subscribers over the past
YEAYS.”

Mr. R. D. Leather, Bleak-
holt’s chairman, who presided_
seld the day was going to be
one 0l the greatest in the
history of the organisation,
for Tosside was uhwe first. farm

they had ever owned, the
others having been rented.

Sald the Mayor of Bury,
ceferring bto the organisation’s
Lancashire origins, and the
fact that Tosside is in Vork-
shire: “1 agn, delighted that
two ancieut foes are getting
together, and Lancashire and
Yorkshire are showing the rese
nfbthe country how to do this
job."” .

ﬁBleakholt Animal &)
Wellare Organisation

The Heby Donkoys snd *Big
fam,” on hehsil of the cnuine
resldonta ab 1ho new “Toaslds
Anhmsl  Hsncluary” ~ (holween

ENTLY WAMTED TO RalBE
gﬂ&ns FOR BLEAKHOLT AND |
TOSSIDE

n H/H Cliothing,
céiuxn Furniture, ﬁuaz EIP
Crockpry. Oraamenta  Jeweliery,
Bl VH!] gindly col

¥
EAKHOLY HORSE SANGTUAR
AL RAMEROTTOM, LANDS.

HORAE SANCTUARIES
rmall pleces

tees.

Yinldburn-Long Preslon) will hn
sAL Home™ to recolva Xmes gifle
apd donaliong on Baturdsys,
Trec. @, 16 pud 23, belavesn 2 ond
4 poin. {Hesdquarbem, Blenkholk
Animal Wellorn  Organianilen,
Rarhshollog, lmnrs,

! J‘HH Tol, 2677 any time. 968
E - =
] HAY WANTED—URQENT °

JOE AND BLEAKHOLT s
“g?ﬁnﬁe SANOTUARIES, %

Teol. Long Preston 228, or

-

proferetly befad 'L
C.0D. or will collébk - %
*

Ramsbottdth 25771,

some of the 91

sanctuary opening

'T'OSSIDE Horse ' Sanctuary,

- the “green pastures” [or
100 elderly animals, including
hotses, ponies, donkeys, goats,
dogs. cats and a monkey, will
be officially opened on Sun- .
day.

Speclel guest will be Miss
Margot Bryant. who plays
Minnie Caldwell in Granada
T.V's “Coronation Street”, and
the openers will be Mrs, G.
Stanton, of Chesterfield. and
Mr. H. Walson. of Newton-le—
Wilows.

The sanctuary, run under ;
the ausplces of the Bleakhalt
Animal Welfare Qrganisation, !
ol Shuttleworlh, near Rams—
botlom, came into being when
three former larms, Temper-
ance, Sandy Sike and Skirden

guest at ili:r_se «'
|
|
|
i
I
|

Hall were bought by the
Bleakholt organiszlion lagt
pear.

-The organisatjon, founded
four years ago by Mrs. Olive
Lomas, needs £200 every week,
to run the sanctuary and to
pay the salaries of the super-
visors. Al this moboney Is
rajsed to save the animals

from the slaughterhouse.

To-morrow will be open day
- &t the sanctuary.

TOSSIDE RETREAT
FOR HORSES

Christmas cards to raise

DEC funds 1962

Bight' Ohriatinas cards
renched a number of Craven
nddresses,  ang 20,000  aumular
ones will go out to help tho fands
of the anmal sanctoary, Bleak-
holt, Tosside, mear Sctile, On
the cardn are pholtographs of
animaly now living In retirsment,.
>3 :ln. Be:;rl Ad?!ﬁ.‘lqn, nr.Elnli{u.

cal necratary o 8 orgenisation,
said LHat the cardn wit.'l? eavelopen
are 0d., snd she hopes to have

dars st 20.8d. available soon,
“"Many people have ordared both."

Four of the cards show homes
or donkeys. Perbaps the moet
atieaclive one shows Andy, o
[dunkay, with his enrs cocked high.
[Toaklng over a wall “dutermibed |
nol 6 missanything at Bleaka!
holt,* )

There is also Momome, an aged
donkey, who gawe many hours of
i Pleasure to youngaters on Binck-

poal samda. THe other four ix Lhe

.set mclude-a’ silhouette of threa
gonta,

Lthree orphen kittens, an
Orphan puppv isince placed i o
uew home} and Franki. the caw.

havo
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R.8.P.C.A. TAKE
7/, THE REINS 4,

By Jon WYATT, Yorkshire Post
Special Correspondent

The Tioynl Bocicty for the Preven-
tlon ©of Cruelly o Aulmals is holding
an Inguity Into condltlons ag the
Tosslde Hprae Sanctunry. 1,00011 up in
tbe rollng country between Bektle and
Ciltheroe, This |s 83 & result of The
Yorkelilre Post repart on Monday.

1 undctsiangd tbat Travelllug Chlrl i
Euperintendnnt I H. Goodenoy v, of
thr RSPDA; 1s in choige. It 13 heped
that w zallslactory 2olutier can be
Tound for the welinre and possibie
Temovel of the 90 anlmnlg,

The Sanctusry la run by Mra. Ollve
Lomns, of Bleekholt Fnrm. Shuttle.
worth, on behalf of Bleakholt Animal
Welfare Orpanlsalion. Considerahle
concernn has been expressed In {he
Skipton, Agllleld and Long Pigston
disirlcts ior the onimals quartered
there during the severe weather.

27 horses at
sanctuary to be

3

b vV FOR HPRSES
4

/| Orgeniselion snnounced this weekl

. [y .’

W, - Olivo Lamuk,
nnl.%::!. founder and hu;.

gecralury of Lho 1!1&[:; "
hnly Adlmal Wollops Drur_.nlsi_n!. ::1Ji
wliich now has 300 porey g o
at Toeside, tells me thieb fea
the spimplp—ocinding Hul.wﬁ
180 wnd 130 horees fl:mf:ﬂ 3
donkeys—means Lhak 300 bﬂlﬁ :
Lay & wick have Lo Ly Tound @ :
tho groas prows-sgeid J'E.b i‘g
Spring.. Thin W ope -l thi “n-
roancerns of nu'nrzqgfu!nmshco
ceraod will) domieskio epek uﬂ..m
The (ol in Towlde uc: =
prowing arcustomed Lo hav
ona of Lhb lorgest pqu;!atgnu

ny »pur .

ity aing 01;! 1:.1: Insnl, yigih

destroyed

- -Sevbn hordes képt bt & home
run by the Bleakholt mel weifare
organisation at Tosslde, near Skipion,
gte to’ be destroyed Iollowing a wvisil
by RSPCA officlals. Theg visit wes
made after complalnts f%m people
Ilvlntg“ néar by shout condlllons al the
nochisry.

Yesterduy the secretar, of the
or, utlon, Mrs Dllve Lomas, of
Bleskholt m, Shuttleworth, mpear
Bdgma.ld they had been lo)d by the
' BB thal at least 40 horses must go.
' She sdded : :

“'fhe criticisms concerned the exposed
of the sancluary and the siale of
ulldings. Cur members know, thal we
hove ruan on s shoesicin throtigh man,
mpnlhs of trial, and mpguse ih:
clsms from ouliside sources have been

e. No one hags been more swaps
?Ihnm gifcultles and shortéomings than
= .

dailnnl iUt e, Hos, Proaght

u orSes

hi are u:nm a:t1d ksomelhm
0 kee m

. Now we must gheﬂash

ones beyor,xd

HOME -OF REST

N -
A ’l,‘_pss_ldg‘expenment
The ‘Bleakholl Animal Wellave

t it has teken gver and emal-
gl;antc-df three farms al Tosside,
near Scttle, for use as 4 home of
rest for horses. Hon, sccrelarvy
and founder of Lho sociely is Mrs,

i Oy,
m”\%?'ﬁve now found a faim
lurge cnough Lo avcominodale
ul]  ow epmanent  residents,
waid M. li.omn:l. “It b B ovom-
tombinuaiign of threc funns \wll{
soparsbe  oecommaoddatian uni
buildings, "und approximately 3‘00
ugres of l-.mdﬂ. Urlw?lwh whout 48

5 is meadowinnd.
nu'-'c?l.lia beeguse Lhe land basleally
necda g change of grazing snimuls
end the Dbuildingz necd repairs
and saltorations Lhat the property
has  bee o_fferﬁd et u [obdy

rsontble pricd.
r-e'I‘]w:;r Ted been mdvissd Lt ik
would be idez! ma s homo

s |1orses.,

Y-B.S!.:Ilfltlould epgily Lwm out 1o
Lp & disssirous snd’ finand \u%
nighpiere, but 1 hopestly fee
it s p woenderful ehailenge and
opporbumiy,” said M, Lomas.

and  ihoy wers Iudogv.‘;l,A

m the cluteh of the wind. 2
il?anc animals are bowned out bll‘;:
spring ik will ke & memoraiis

gight. o

-

P il e —

Loagué for the

ThovoHieakholl ofghnleation = hey
e —m ‘branches In Bury, B Hon, af
i p:?;c:_l'u_.z_((:,rzbou% lgb !hgiggp_:lnd

T e e A e e
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Eo ’ Two of the horses ot the

o s

onimal 1oncluary,

ROW OVER
SANCTUARY
FOR HORSES

By JOHN WYATT, Yo kahire Post
Special Corraspondent

A BANCTUARY for 00 anjmals,

In m bitterly cold area 1,000f.
iabove sea level !5 causing concern
in. the GSkipton, Hellifleld end
Ldng Preston dlistricts, The
Tosside Horse Sanctuary s run
by Mrs. Olive Lomas, of Blenkholt
PFarm, Shuttleworlh, on behall of
the Bileakhnlt Anlmal Wellare

Organlsallon.

‘When I discussed |t with her she
admltted the flnenclal position ™ wea
rathier & nightmserc at the moment™
Fellowing my Inguirics, an oller of
help hes been mpde by lhe Inter-
natincs) Leagup for the Frotectlob of
Horacs.

Mre. Lomss ren & braoch of Lhe
Lengue pp Lo two years ago.  Then
the League severed 1is conmection.

festerdny, Alber hearing of the
problems connected with Tosalde, Mr,
Kay Cnivin, & dlrector of the League,
and Mis. Ann Newton. of Leeds, slso n
dnl‘actcr Bnd p Councl: member, Jolntly
sald—

e wlll buy the horses [rom Mm.
I4mes on condltion that we have those
pul dowp that shoeld be destroyed on
velerlnary advice and lookx after the
others.” Earller Mr. Colvin told me:

¥

out, clectricley. gas, or water. After
help

being lold of thc Leegue's ofler of
she sadd: "We wll cnll an
rmergency meeling af ibe trusbees,

commiltce and stafl a3 500N as
nossible
DISAGREEMENT

Al Lthe Leaguc's reasons for severlng
lne connectlon, she sald: "It waa B
disagreement gn pollcy over bringing
Trish horses across Lo Bleakholl Lo be
saved ITOML &.RURBINCT, \

" Thers wes dissatisfact:ion on both
aldes [o7 romn cohsiderable
Officlals of the League catme up from
Londor t¢ Blédskholt and afler e
survey , recommended  that certsin
horses shonld be put down. '

" Wp dld not carey [t out ang at
leaat one lg clive tniday. We did not
lgse any of them that winter,” Mrs.
Lomag ndded.

" We have done ko well since we loft
the, League thal It 1s only because we
have declded 0 keop 40 Mmany antini's
that we have got Into difficulties 1f
peopla who have heiped Us gRYe hoTses
would help ta keen them we would nob
be In Ltrouble—vhat horses we have
105t hove dled of old age and peace-

fuliy ™
LEGACY

Mra, Lomes sald she heard isst
winok of 4 legaty from Blackburn ol
£2.000 which wowld greatly hielp the
Trust. " We have nlwats worked
frzom opur heatis rajher than our
hoads,” she said, In delence of her
Truat. .

‘I visited Tusslde, tiorth of
Clltherce, with Mr. Ted Glitord, =
rateliorse trainer under Jockey Club
and Nztioual Hunt Rules, Mr, Gordon
Goswedl. a former National Hunt
tralped and Jookey, and B Yorkshire

Post photugraphet were with us,

*’{nlras she is prepared to glve an

undertsking net to concern hersell Mr. Gifferd, who trame at Bell
‘n any orgswasaiion  whose avowed - .
pbiect 1t la to protect cquive anlmals f Busk, abeui  saeven  mlles  Tiom

the Y.eepuc does notv Intend Lo
ancourage her financially or atherwise

‘"1 make DO cotnpluint abou rs.
Lomag's ideals, bub my colieagues and
I fegl etrongly that her centinued
pollcy of buying horses without regard
tn whelher or not she can look after
them properly has led In meny cases
to the uppasite of pirotection for Lhe
horgeg conccrned.™

Mr. Colvln  asatd  ihe lLeague

Skiplon. tooked at the eold scens and

sald: “This la bad lend, even In
summer. and I think the place la
unsatyable.

In & wallen olf partlon by lhe rond
three horses and flve donkrys were
walking grouid with B ¢sl and a dog.
The donlievs, hardler than horses,

looked weli epough bub twag of thg'

horseg seemed too weak to withetend
the extrema cold ab that height.

A fleld away B Egrey horse was
breathing heavilty  The anlmals wele

time.

PTED UP DN WGilA ar) ]
near-by Fa2b Offlce proclalmed the
need for fuhds. " The Toaslde Horss
Banetuarv.™ Open 2-6 p.m Baturdaya
and Sundays. Visltors welcome.
ingulries ot Poal ©Offlge, £1,000
oppaal Donatlons uigently required

Ancther stnted: ™ You can become
member of mir wigamiszlon  Lodey.
Adults b=,  Chithien 28, 0d. Lila

Boords pro

mpmbsrship 10 gulneny. Bmergency
appeal, Donhtions ﬂespmuloly
reqalied. Receipis glyen at honse

On tho Post Otrlice aphther notlce |
procla'meds " Al pintreds In all nf
Rirnkholy Animal Wellare Organisy-
tion*  Furtner displavs pownted out
that second-hend clathey. jewellery,
oddments ang books were an site ane
that homt-made jJam could be baught
at only os. *

Gulslde on the miass vripe wis a
bund'e of Mmp wel bay, OF thia AMr
Gifotd commenteld afferwatds " The
hay 1 saw in fiont of the bulld!ng waa
bad and wet.”

Two landlards af hostelries g Lhe
districy Lold me that they though*
the sitvatlon of the ranrtunry tng
bleak  Most neople Yn the nter did
not spnle the Wea bohind  the
Sanctuare bub thouvabt that o wlew
of the apparent ~ced for funds there
Were top mane anbmals helonging to
the Trust

Mrs, Lomas told me* “We rely on
publie subseriptlons and our own |
coftorls It is rather » nightmars at |
ihe moment.

“WIth bad wenther and lravzport (1
aur posltion ls nlmeak unbeerable Wa |3
have nMlways been nverwarked stnce |
Christimias with the additlona: a1 |0
eulty ol the wrather ™ -~

APPEAL

I Invlted Mrs. Lomasz to coement

fevered Ma connecllon with  Mrs,

Lomas Tor slx rensons. * She dld not

carry odt the polley Iald down for

her Ly the League,™ Lie sald, *and

we hafl {he utmost Jdifflcuity In

getting proper neenunts,

“ 1o the end we could not get ANy
at all

" We were nlso dissallsfied with the
management gf Lthe horses and we told
Mrs, Lommny agaln and egaln not to
buy horses that she could not lnok
sfter properly, When she placed tha
horses she dld nab mspeet the new
gueriers end we Eave her apveral
wBRInings

not outl for long nnd were taken inside
aoon after arrival

Mr. Glfford sald: " This Is nn place
for horses of WIS nge.” Mr Uoswell,
also with n lethime experfence cf
horses, sgreed —and both Lhought iwo
n]l‘ the horses would be betler put Lo
alecp,

SNOW DANGER

“1 am not decrying their efforts,”™
sald Mr. O!fford, " but they should
nob hayve B ploor ke this up here, An
animal rmusl have warmth; cold, rain,
and snow will Il an animal even If it

la potHine fed Liuct Vba hisenan bolfnm. 1

on pn edvertlsemsant In g Jocal news &
paper apperling for hay o Dbe
deltvered. She suld: " Our own storks
of hny, grown outselves, had pin out,
“We nut out o penea! gppeal for §
hay bo be colreicd or defvered W
are working under s\ficulties ™
Senlor lospeeler Ralph Taylor, of B
the Skiptan brancgh of (he fovad §
Saciety Ta: the Prevention of Cryctiy
o Animatls, teld me: “The RBECA B
are keeplng It under supervislon.”
Perhaps  the Lesgue hare  the B
sbrongesy point of all o make nn th's 8
subject. Az Mis Nedton ppid; ] &
shink that every charlty should he |
registered and ™ mR bolance  aheet |E
pithiishes ™ ks
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1 August 2012

Our Ref: G147/JAR/IW

Janet Dixon Town Planners Limited

10a Whalley Road

Clitheroe

BB7 1AW

Dear Janet

T & G Gridley, The Dog & Partridge, Tosside.

Further to our telephone conversation last week | enclose a copy of the amended Profit
and Loss Account summary for the 5 accounting periods since the company was
incorporated.

The figures are a true copy of the accounts with the acception of the rent and the directors
salaries. The actual flgures have been substituted with more realistic amounts reflecting
the value of the property and the effort put into the business by Tim and Grace.

They have tried to improve the business in a lot of ways since taking on the pub but
despite their efforts there appears to be no way that it can be sustainable if they are
properly rewarded.

if you require anything further please let me know.

Yours sincerely

Alan Roberts FCA
For McDade Roberts Accountants Ltd



Gisburn Forest Bikes Limited

Trading and Profit and Loss Account
for the Year Ended 371 March 2012

Year to Yearto Year 1o Year to 7 month period to
31392 31.3.1 31.3.90 31.3.09 31.3.08
£ £ £ i £

Turnover
Sales 83,190 113,749 131,811 108,105 55,856
Bike shap 6,217 11,807 2,292 - -
Building work = 6,714 2,172 = :

89,407 132,270 136,305 105,105 55,856
Cost of sales
Opening stock 8,297 7,750 1,901 1,717 2,657
Purchases 33,871 44,962 59,909 47,103 23,853
Bike shop 4,307 10,102 6,019 - -
Building work - 673 66 - -
Closing stock (6,587) (8,297) {7.750) {1,901) {1,717)

30,868 55,190 60,145 46,918 24,893
GROSS PROFIT 49,519 77,080 _16,160 _ 62,186 30,963
Other income
Sundry receipts - - 75 100 -
Deposit account interest 4 5 4 42 g

4 5 79 142 9

Expenditure
Rent 24175 24175 24,175 24,175 14,000
Rates and water 1,773 2,088 1,919 1,158 657
Insurance 1,847 1,940 1,855 1,204 773
Light and heat 6,169 7,581 8,133 9,326 4,097
Directors’ salaries 26,000 35,000 34,000 32,000 19,000
Wages 16,266 24,970 25,108 21,965 14,426
Telephone 997 922 1,003 511 227
Post and stationery 35 12 307 - -
Advertising 915 17 - 355 -
Motor expenses 1,150 1,658 377 648 279
Licences and insurance 145 464 496 569 70
Repairs and renewals 3Nz 6,409 4,491 2,889 3,140
Household and cleaning . - 635 1,151 238
Sundry expenses 507 365 42 1,043 1,490
Accountancy 1,360 1,300 1,508 1,165 1,585
Stocktaking 90 180 90 m -
Donations - 50 - - -

64,541 107,241 104,136 98,093 59,982




Gisburn Forest Bikes Limited

Trading and Profit and Loss Account
for the Year Ended 31 Miarch 2012

Finance costs
Bank charges

Depreclation
Plant and machinery
Computer equipment

Totel overheads

less other income

LOSS ON ORDINARY ACTIVITIES
BEFORE TAXATION

Year to
31,312
f

985

985

2,349
N

2,398

<]
~d
D
L]
[

(38,401)

Yearto Year to Year to Period to
3131 31.3.10 31.3.09 31.3.08
£ i f £
1,071 1,110 670 377
1,071 1,110 670 377
2187 2,916 3,589 2,289
65 87 116 -
2,252 3,003 3,705 2,289
110,559 108,170 102,326 62,635
(33,479 (32,010} {40,140) (31,676)




Fiona Gardner

m—r e TG

From: Colin Sharpe [colin.sharpe@ghaoniine.co.uk]

Sent: 06 July 2016 10:08

To: fiona gardner@ghaonline co.uk

Subject: FW: G150 Profil & loss reporl

Attachments: imagec70f5d.PNG; Untilled sttachment 00041 htm; image8b8baf PNG; Untilled

allachment 00044 _htm; imagee14737.PNG; Unlilled attachment 00047 him;
SKM_C284e16070508380 pdf; Unlilled attachment 00050 htm

From: Grace Gridley [mzilto:arace@doaandparridgetosside.co.uk)
Sent: 06 July 2016 09:54

To: colin.sharpe@ghaonline.co.uk

Subject: Fwd: G150 Profit & loss report

Hi Colin, Here are the last four years accounis, will forward the other email showing the others. See you at 12.30hrs
Grace

Seni from my iPhone
Begin forwarded message:

Resent-From: <grace.gridley@btconnect.com>

Fram: Christine Richards <christinerichards @mcdaderoberts.co.uk>
Date: 6 July 2016 at 08:33:04 BST
To: "'grace gridley@btconneci.com
Subject: G150 Profit & loss report

<grace.gridiey@biconnecl.com>

Hi Grace,

I'm sorry | didn't get chance to return your call last night, | was in a meeting which ran later than
expected.

Please find attached a similar summary to the one which Alan sent you. This cavers the last four
years whilst you have been operating as a sole trader instead of the lim'ted company. This has
been extracted from the accounts we have prepared for you for those periods.

Please let me know if I can be of any further assistance.

Kind regards

Christine

Christine Richerds | ACA | Office Manager
Please rontact me to find out about our next auto enrolment seminar. Don't miss out,



Income
Seles

Costof scles
Opening stock
Purchases
Closing stock

GROSS PROFIT

Expenditure

Rent

Rates and water
Insurance

Light 2nd heat
Wages

Telephone

Post and stationery
Molor expenses
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Household and cleaning
Licences

Sundry expenses
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Planning fees

Finance costs
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Bar and Food Takings over five weekends June/July 2016

DATE BAR FOOD WEEKEND
TOTAL
Sal 11/6/2016 £67.00 £123.45
Sun 12/6/2016 £45.90 £44.40
TOTAL £112.90 £167.85 £280.75
Sat 18/6/2016 £60.40 £44.15
Sun 19/6/2016 £28.60 £64.35
TOTAL £89.00 £108.50 £197.50
Sal 25/6/2016 £127.00 £92.80
Sun 26/6/2016 £9.25 £21.75
TOTAL £136.75 £114.55 £251.30
Sal 2/7/2016 £70.75 £87.15
Sun 3/7/2016 £25.10 £41.50
TOTAL £95.85 £138.65 £234.50
Sal 9/7/2016 & £42.35 £74.75 £117.10

Sun 10/7/2016

FIVE WEEKENDS TOTAL TAKINGS

£1081.15
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Evidence relating to Marketing



Jackie Wehb

From: Colin Sharpe [colin.sharpe@ghaonline.co.uk]
Sent: 19 July 2016 09:31

To: "Jackie Webb'

Subject: FW: Confirmation from My Online Estate Agent
From: Grace Gridley [mailto:arace@doaandpariridgetosside.co.uk]

Sent: 29 June 2016 16:34

To: colin.sharpe@ghaonline.co.uk
Subject: Confirmation from My Online Estate Agent

Colin, | have received confirmation of the actual dates that our property was advertised for sale,
20/04/2014 until 02/11/2015. 18 months.. Alan from Mc Dade Roberts has sent me the email which he
sent to Janet Dixon back in 2012, showing the accounts. | have asked him to forward the accounts from
2012 to date. Will keep you posted. | can come to the office next Tuesday or Wednesday this should have
given him enough time to get the figures to me. Which day is best for you? kindest Regards Grace

From: MOEA Sales <Sales@myonlineestateagent.com>
Sent: 29 June 2016 12:22

To: Grace Gridley

Subject: RE: Message from Contact Us Form

Dear Mrs Gridley, Thank you for your email , | can confirm we first advertised the property for sale on the
20/4/2014 and removed it from our listing on the 2/11/2015

Kind Regards

— myoniine

estate agent

E: Sandra@myonlineestateagent.com
T: 0333 240 2712

/‘-‘-ee,ou? it pe rsomnal
My Online Estate Agent.com

jonal Office Centre. S i i i
Manchesie ematonal ofice cenve. st " rightmove  Zoopla  (©)Primel.ocationcom

This message {including any altachments) is confidential and may be privileged. If you have received it by mistake please notify the sender by return e-mail and
delete this message Irom your system. Any unauthorized use or dissemination of this message in whaole or in part is strictly prohibited. Please note thal e-malls
are susceptible 1o change. www.myonlineestateagent.com is a trading name of My Online Estate Agent Lid {MOEA)}. MOEA shall nol be liable for Lhe improper
or incomplete transmission of the Information contained In this communication nor for any delay i its receipt or damage o your system. MOEA does not
guarantee that the Integrity of this communlcation has been maintained nor Lhat Lhis communicatian 1s free of viruses, Interceplions or interference. Registered
in England & Wales No. 09032238, Registered OFfice: Sulte 3D MIOC | Styal Road | Manchester | M22 SWB

=

Please consider the envwonment before printing this email

From: MOEA Enquiries
Sent: 29 June 2016 10:50
To: MOEA Info <info@myonlineestateagent.com>

Subject: Message from Contact Us Form



= myonline
.Hae:_p‘,-?_ulz? 71 persenal estate agent

‘.

You have received a message from Mrs grace gridiey

Please respond to this person using the email grace@dogandpartridgetosside.co.uk
Or telephone number 01729840668.

The message entered is as follows:

F.A.O Sandra, Please could you email me with the date that we put the Dog and Partridge Tosside BD23
45Q on the market with My Online Estate Agent and the date we took it off. | think it was
@May2014/0ct2015. Many Thanks for all your help. Grace

www.myonlineestateagent.com  tel: 0333 240 2712

Wy Ork ot UMt ARuei Ll T 58 K1 1y Do foe 1 1t AGR
Surde 30 800, Spal Bed Vo dmite M AMT Comaaty B SHALITA VAT Mo 1531 54883

This email has been scanned by the MxScan Email Security System.
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estate agent

0333 240 2712 (tel:03332402712)
8 bedroom Commercial Property for sale
Offers in Excess of £700,000

8 bedroom Commercial Property for sale in Ribble
Valley

Gisburn Forest, Tosside, Ribble Valley
Skipton, North Yorkshire, BD23

Property Type
http://www.myonlineestateagent.com/for-sale/skipton-north-yorkshire/ribble-valley/n-... 28/06/2016
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| Commercial
Property

Description
Floorplan
EPC
Map
Video
Bedrooms
8
Tenure
Freehold

The Dog and Partridge is located in the small village of Tosside surrounded by marvellous
scenery of Gisburn Forest.

Tosside is on the border of North Yorkshire and Lancashire. It lies within the Forest of Bowland
an Area Of Qutstanding Natural Beauty and is between the villages of Slaidburn in Lancashire
and Wigglesworth in North Yorkshire, The village is 11.5 miles north of Clitheroe and 17 miles

http://www.myonlineestateagent.com/for-sale/skipton-north-yorkshire/ribble-valiey/n-... 28/06/2016
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northwest of Skipton.
This impresslve 16th century grade 2 listed building, briefly comprises of:
Ground floor;

Two main bar areas, staff area, rear entrance hall, mens and ladies toilets, kitchen with pantry,
utility room, secondary bar, study and breakfast rcom/retail unit.

The ground floor is rustically decorated throughout. There are exposed green oak beams,
wooden and stone flagged floors. Attractive exposed stonework, fireplaces, oak window seats,
spot and ceiling light points in some rooms, Fully equipped stainiess steel units in the large
commercial kitchen with appliances, strip lights and down lights to the work surfaces. Practical
storage cupboards.

First floor:

Three separate en-suite bedrooms which are used for Bed and Breakfast, and boasts the
extensive private residential living area, There is a lounge, dining room, kitchen, four
bedrooms, main bathroom and additlonal shower/wc room.

Stairs lead to the first floor landing to the extensive private residential living accommodation,
and the separate three en-suite bedrooms used for Bed and Breakfast accommodation. The
private accommodation includes a lounge, dining room, kitchen, five bedrooms, four on this
floor, family bathroom, additional shower/wc room, and stairs leading to the second flocr. The
bathroom has a four piece white suite with the focal point being an ornate free-standing bath
and wooden flooring.

Again all rooms are beautifully decorated with period features such as fireplaces with
surrounds, exposed wooden beams and useful storage cupboards. The en-suite bathrooms
have ceiling spotlights and modern white suites.

Second floor:

Stairs with wooden balustrade give access to the second floor where the master bedroom is
situated, another room which is immaculately presented with Velux windows, carpeted
flooring and extensive eaves storage.

There are front and rear entrances to the property.

Externally there is a car park to the rear, with direct access into Gisburn forest mountain bike
trails, with the front aspect having a traditional stone wall with wooden entrance gates.

My Online Estate Agent strongly recommends early viewing of this incredible property.

This Property is Commercial and Residential. Council Tax and National Non Domestic Rates are
paid to RVBC.

There is a Primary School and High School nearby, a bus is provided by the council free of
charge.

http://www.myonlineestateagent.com/for-sale/skipton-north-yorkshire/ribble-valley/n-... 28/06/2016
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Trains run from Long Preston and Clitheroe.,

Features

* Extensive Private Living Accommodation Five Bedrooms.

* Three En-Suite B/B Letting Bedrooms (Sleeps 10).

» Commercial and Residential Property.

+ Two Kitchens.

+ Original Features.

 Immaculately Decorated.

+ Fantastic views over Gisburn Forest and Pendle Hill

» Direct access into Gisburn Forest Mountaln Bike Trails

* AONB Area of outstanding natural beauty in the Forest of Bowland
« Central location in a Rural Village in the Ribble Valley.

SAVE PROPERTY (/bookmarks/3150/add) :

PRINT

SEND TO FRIENDS (/send-property/3150)

REQUEST DETAILS (/request-details/3150) E
3

Call 0333 240 2712

- | —_ . . ':_N’t i
ﬂ' Y O] 1=
| i i | B L T

i}
estate agen

http://www.myonlineestateagent.com/for-sale/skipton-north-yorkshire/ribble-valley/n-... 28/06/2016
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(https://www.trustpilot.co.uk/)
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My Online Estate Agent Ltd
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APPENDIX 5

Documents relating fo planning permissions for the C.0.U. of other rural
public houses in Ribble Valley to residential use



DATE INSPECTED: 26/03/2009

Ribble Valley Borough Council

DELEGATED ITEM FILE REPORT - APPROVAL

Ref: GT
Application No: 3/2009/0076/P
Development Proposed: Change of use from Public House to residential with ancillary

bed & breakfast at The Craven Heifer, Chipping Road,
Chaigley, Lancashire, BB7 3LX.

CONSULTATIONS: Parish/Town Council
Parish Council = No objection.

CONSULTATIONS: Highway/Water Authority/Other Bodies

LCC Traffic and Development Engineer — No objections in principle on highway safety
grounds.

LCC Planning Officer (Archaeology)} — No archaeological comments to make.

CONSULTATIONS: Nearby Residents
No representations have been received.

RELEVANT POLICIES:

Policy G1 - Development Control.

Policy G5 — Settlement Strategy.

Policy ENV1 — Area of Outstanding Natural Beauty.
Policy EMP11 — Loss of Employment Land.

Policy RT1 — General Recreation and Tourism Policy.
SPG - “The Retention of Public Houses in Rural Areas”.

COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

Permission is sought for a change of use from an existing Pub/Restaurant to residential with
B&B Accommodation. The application site is on the south side of Chipping Road, nr the
hamlet of Chaigley, approx. 2.5 miles from Chipping and Hurst Green and approx. 3 miles
from Clitheroe, and it sited on land within the Forest of Bowland Area of Outstanding Natural
Beauty as designated by the Ribble Valley Districtwide Local Plan. The building subject to
this application is a two storey, stone built property with a one and a half storey addition to
the side elevation, and has an area of car parking space to either side of the property.

Given the proposed loss of an employment generating business on site (the public
house/restaurant), and its replacement with a residential property/B&B, we must consider
Policy EMP11 of the Local Plan and the SPG "“The Retention of Public Houses in Rural
Areas”. Policy EMP11 notes that proposals for redevelopment of employment generating
sites will be assessed on various criteria, including whether or not attempts have been made
to secure an alternative employment generating use at the site. The SPG notes the social,
economic and visual/environmental benefits that Public Houses bring to villages and rural
areas, however it is considered that the general thought process of this document is in
considering the loss of pubs in ‘'village settlements’, and not for pubs in isolated locations
such as this. In addition, it also notes that ‘any submission of a planning application for a
change of use of a pub to a non-community use will have to be accompanied with evidence
to show that adequate attempts have been made to market the business as a going




concern’, and that 'other considerations such as prevailing level of service, viability and the
size of settlement may influence a planning decision concerned with a change of use’.

In respect of these two Policies, the agent/applicant have provided a number of documents
and letters from various parties outlining the previous attempts to market the business as a
going concern prior to the current owner purchasing the business, and subsequent details
from the owner’s accountant regarding the viability of the business at this site. However, in
addition to whether the scheme complies with these Policies, the following points regarding
the principle of this proposal are considered to be important;
» Domestic/residential accommodation already exists at the site (the managers first
floor living accommodation), and
» The proposed B&B Accommodation will provide an employment/income generating
use by virtue of letting out the B&B rooms.

Bearing in mind the above written comments, and the details supplied within the application,
I have drawn the following conclusion. In respect of the increased residential use of the
building, given that there is already a large element of residential floor space within the
property, | have no objections to this particular element of the scheme. With regards to the
loss of the public house and its replacement with B&B accommodation, it is noted that
attempts to run a number of pub/restaurant businesses at this site have been unsuccessful,
with perhaps the isolated location of the building playing a part. However the intentions of
the current owner to maintain a business at the site with the proposed B&B use must be
considered not only against the Policies referred to above, but also against the relevant
Tourism Polices within the Local Plan, namely RT1. The building is located adjacent to a
Public Right of Way, and deep in the heart of the tourist attraction that is the Forest of
Bowland A.O.N.B. Given that the scheme involves no physical alterations to the property,
and as such will have no visual impact on the A.O.N.B., it is considered that on balance the
benefits to the local economy by virtue of additional tourist accommodation outweigh the loss
of the public house business in this location.

With regards to access to the site, parking and other highway issues, there are no objections
to this proposal on road safety grounds.

As such, bearing in mind the above, the application is recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL.:

The proposal represents an appropriate form of development and given its design, size and
location would not result in visual detriment to the surrounding countryside, nor would its use
have an adverse impact on highway safety.

RECOMMENDATION: That conditional planning permission be granted.



RIBBLE VALLEY BOROUGH COUNCIL

Department of Development
Council Offices, Church Walk, Clitheroe, Lancashire, BB7 2RA
Telephone: 01200425111 Fax: 01200 414488 Planning Fax: 01200 414487

Town and Country Planning Act 1990

PLANNING PERMISSION
APPLICATION NO:  3/2009/0076
DECISION DATE: 24 April 2009
DATE RECEIVED:  19/03/2009

APPLICANT: AGENT:

Mr John Ashworth Planning & Development Network
The Craven Heifer Stanley House

Chipping Road Lowergate

Chaigley Clitheroe

Lancs BB7 1AD

BB73LX

DEVELOPMENT Change of use from Public House to residential with ancillary bed and breakfast.
PROPOSED:

AT: The Craven Heifer Chipping Road Chaigley Lancashire BB7 3LX

Ribble Valley Borough Council hereby give notice that permission has been granted for the carrying out of the
above development in accordance with the application plans and documents submitted subject to the following

condition(s):

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

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2. This permission shall be implemented in accordance with the proposal as amended by letter and plan
received on the 19th of March 2009.

Reason: For the avoidance of doubt since the proposal was the subject of agreed amendments.

Relevant planning policy

Policy G1 - Development Control

Policy G5 - Settlement Strategy

Policy ENV1 - Area of Quisianding Natural Beauty
Policy EMP11 - Loss of Employment Land

Policy RT1 - General Recreation and Tourism Policy
SPG - "The Retention of Public Houses in Rural Areas"

Summary of reasons for approval

The proposal represents an appropriate form of development and given its design, size and location would not
result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway
safety.

P.T.O.

Note(s)



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2009/0076 DECISION DATE: 24 April 2009
1. For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached
notes.

2. The applicant is advised that should there be any deviation from the approved plan the Local Planning
Authority must be informed. It is therefore vital that any future Building Regulation application must
comply with the approved planning application.

3. The grant of planning permission does not entitle a developer to obstruct a right of way and any proposed
stopping-up or diversion of a right of way should be the subject of an Order under the appropriate Act.
Footpath 26 in the parish of Aighton, Bailey and Chaigley affects the site.

STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES



DATE INSPECTED:

Ribble Valley Borough Council

DELEGATED ITEM FILE REPORT - APPROVAL

Ref: CS/CMS
Application No: 32012/0356/P
Development Proposed: Conversion and redevelopment of a redundant public house

and hotel with conference facilities into 3 private residential
properties at the Moorcock Inn, Slaidburn Road, Waddington

CONSULTATIONS: Parish/Town Council

Parish Council — No representations have been received within the statutory 21 day
consultation period.

CONSULTATIONS: Highway/Water Authority/Other Bodies

Environment Directorate (County Surveyor) — No objection in principle to the application on
highway safety grounds but would recommend the addition of a section of footway or similar
frontage treatment to provide an element of separation for residents from passing traffic on
the access road.

The anticipated highway activity associated with this development, both pedestrian and
vehicular, will be hugely reduced from the previous usage. The consequent reduction in the
number of potential turning movements to and from Slaidburn Road where the national
speed limit continues to operate is to be welcomed.

Environment Agency — N/A.

CONSULTATIONS: Additional Representations.

A letter has been received from the owner of land adjoining the application site (but who
lives in Dunsop Bridge). The land is used for the grazing of livestock (alpacas). The
landowner raises concerns about previous problems experienced with the existing private
drainage system (the existing septic tank being located on his land) that have not been
properly addressed by the owners of the Moorcock Inn. He also expresses concern that any
boundary treatment should be strong enough and high enough to prevent pet dogs entering
his land and possibly harming his livestock.

The landowner stresses that his concerns do not constitute an objection to the application in
principle.

RELEVANT POLICIES:

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Qutstanding Naturai Beauty.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.
Policy H17 - Building Conversions - Design Matters.

Policy EMP11 - Loss of Employment Land.

National Planning Policy Framework (NPPF).

PTO



COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

The application relates to the former Moorcock Inn public house and hotel that is located on
the west side of Slaidburn Road within the Area of Outstanding Natural Beauty
approximately 2 miles north of Waddington Village. The buildings have not been in use
since the business was closed in the summer of 2010 because (as claimed in a
Supplementary Statement submitted with the application) it was no longer commercially
viable.

The agent states in the Supplementary Statement that the buildings have started to fall into
disrepair and, in the absence of any purchasers for the property for it to continue in its
previous use, and in order to be able to dispose of the property, his clients have had no
choice but to look at alternative uses for the property. This application has therefore been
submitted for a scheme involving demolition, conversion and new-build in order to provide
three dwellings.

The principle elevation of the existing buildings is the two-storey south facing elevation that
looks down Slaidburn Road towards Waddington village. The buildings have been much
altered and extended over the years with the most recent (and most inappropriate) additions
being at the rear of the main south facing original part of the building.

The proposal involves the demolition of those relatively recent additions at the rear of the
building. The retained main part of the building would then be altered, reconfigured and
extended at its western end in order to form three dwellings. Each dwelling would have a
rear garden (basically occupying the area presently covered by the buildings that are to be
demolished). Each of the dwellings would also have a new build detached garage/annex
building at the rear. The existing vehicular access to the south of the building would be
retained and would be extended (over part of the existing car park) to run down the western
side of the building (as extended) to give access to the garages at the rear.

This proposal involves numerous considerations, the first of which is the presumption in
favour of sustainable development that is the main element of NPPF. It could be argued that
this site is in an unsustainable location whatever its use (including its existing authorised use
as public house/restaurant/hotel). In a pre-application enquiry, the applicant sought advice
on a proposal to convert the building for light industrial use (Classes B1 and B8) as well as a
residential dwelling for the owner of the business. The business concerned would have
been relocated to the site from its existing more sustainable location in Clitheroe. It was
stated in the pre-application response that this question of sustainability would be an
important consideration in the determination of any formal planning application for such a
mixed-use residential/commercial redevelopment of the site. This current application,
however, for just three dwellings, would clearly generate significantly less vehicle movement
than either its existing authorised use or any alternative commercial use. Therefore, purely
in relation to the consideration of sustainability, the proposal, in my opinion, satisfies the
overriding requirement of NPPF.

More specifically in NPPF, paragraph 55 states that "to promote sustainable development in
rural areas, housing should be located where it will enhance or maintain the vitality of rural
communities. Eg, where there are groups of smaller settlements, developments in one
village may support the services in a village nearby. Local Planning Authorities should avoid
new isolated homes in the countryside unless there are special circumstances such as ...".
One of the stated special circumstances is “where the development would reuse redundant
or disused buildings and lead to an enhancement to the immediate setting”. For reasons
that will be amplified in this report, | consider this application to satisfy the requirements of
paragraph 55.

Continued..........




Paragraph 55 therefore supports the reuse of existing buildings in isolated rural locations for
residential use without any precondition that these should be made available in the first
instance for commercial use. This therefore brings the relevance of saved Local Plan Policy

EMP11 into question. Notwithstanding this, the property has been marketed for nearly two
years with no serious expressions of interest or offers for any use whatsoever, commercial
or residential. In any event (as previously stated) a commercial use could be considered to
be inappropriate for sustainability reasons. Nevertheless, if EMP 11 is to be considered, it
has, in my opinion, been satisfied by the marketing that has been carried out.

The next consideration relates to the effects of the proposal on the existing building and
whether or not the existing building represents a non-designated heritage asset. A Heritage
Statement has been submitted with the application which details the history of the building
as summarised below:

1. The building appears on an 1847 map as ‘Moor Cock’. It was used initially for farming
purposes.

2. A picture taken around 1925 shows the building having rendered elevations with stone
quoins. It has a door and windows in the right hand side of the south elevation with no
fenestration in the other half of that elevation indicating that it had originally been a
farmhouse with an attached agricultural building. The photograph, however, alsc shows
the words 'Moorcock Inn’ indicating its change of use by that date to a public house.

3. The building grew rapidly between 1924 and 1940 and there is a 1933 date plaque on
the front elevation. By this time mock Tudor timbers had been added to the elevations of
the building.

4. The building appeared to remain in this style for many years until later extensions were
built at the rear with similar but inferior details. At a similar time (ie probably the mid
1960s) a dance floor area was formed with a large flat roofed area above.

5. Inthe 1970s a fire gutted large areas of the first floor and damaged considerable parts of
the ground floor of the building. Large areas of the building were rebuilt following this
and the majority of the fabric of the building was rebuilt or altered.

6. Walls within the original farmhouse and Inn have been altered and removed over many
years. The internal areas have been re-sculptured and remodelled and very little of the
criginal fabric remains.

7. A picture taken following the rebuilding after the fire shows that the pattern of the timber
detailing has been changed and the main roof had also been altered considerably. The
entire first floor and roof areas shown on the south elevation have been rebuilt.

The proposed development retains the best (the original parts) of the existing building. The
pitched roofs are to be stripped back and re-clad with natural blue slates. The render and
timber panelling of the existing external walls would be taken down and rebuilt, re-rendered
and painted. In order to break up the appearance of the external elevation, a new random
stone-faced section of wall would be constructed from external ground level up to ground
floor window sill height. The fenestration would comprise timber casement windows and
door openings that would be within stone surrounds. The proposal also incorporates the
insertion of several roof lights, all of which would be of the conservation type with centrally
fixed glazing bars.

Due to very little of the original building remaining, | do not consider that the proposal could
be regarded as detracting from a non-designated heritage asset. On the contrary, the
proposal would remove the worst of the additions and alterations and would enhance the
appearance of the best part of the building that is to be retained.

The proposal also satisfies Policy H2 that allows the appropriate conversion of buildings
outside seitlement boundaries into dwellings provided they are suitably located and their
PTO




form, bulk and general design are in-keeping with their surroundings; and that the buildings
must also be structurally sound and capable of conversion without the need for complete or
substantial reconstruction. The detailed requirements of the conversion policies H15, H16
and H17 are also satisfied, in my opinion.

In relation to the wider visual amenity implications, | consider that this proposal (especially
through the removal of the unattractive recent additions at the rear of the building) will
enhance the appearance and character of the AONB in accordance with Policy ENV1,

As a conversion that involves the formation of an additional two residential units (there is an
existing manager's residence within the public house/hotel) there is no requirement under
the document Addressing Housing Need in Ribble Valley for any of the units to be
affordable.

There are no highway safety objections to the application (as it would result in less traffic
and therefore highway safety improvements) and, although there are other dwellings in the
locality, none are close encugh such that the proposal would have any detrimental effects
upon the amenities of their occupiers. Again, the opposite is probably true in that the less
intensive use of the site for three dwellings would probably improve the amenities of nearby
residents.

The concerns (not objections) expressed by a nearby landowner in relation to problems with
the existing septic tank and the possibility of pet dogs entering his field and harming his
livestock, are private matters between the parties concerned and do not represent reasons
for refusal of the planning application.

Overall, subject to appropriate conditions, | consider this proposal to be in accordance with
the general sustainability requirements of NPPF and the requirements of the relevant saved
Policies of the Local Plan. | consider that the proposal will result in benefits in relation to
sustainability, visual amenity, the amenities of nearby residents and highway safety.

There is also a precedent in the Borough, at the De Tabley Arms in the open countryside
outside Ribchester where permissions were granted in 2009 and 2010 for the conversion of
a restaurant/public house business into private residential properties, with the scheme
involving elements of demolition and new build (ie similar to this current application).

A Bat and Barn Owl Survey Report submitted with the application concludes that the
proposed works could take place without adversely affecting bats or barn owls, subject to
compliance with the mitigation measures outlined in the Report. This matter will be covered
by an appropriate condition.

SUMMARY OF REASONS FOR APPROVAL.:

The proposal represents an appropriate and sustainable alternative use for this building/site
that would not have any seriously detrimental effects upon visual amenity, the amenities of
nearby residents or highway safety.

RECOMMENDATION: That conditional planning permission be granted.



RIBBLE VALLEY BOROUGH COUNCIL

Department of Development

Council Offices. Church Walk, Clitheroe, Lancashire, BR7 2RA

Telephone: 01200 425111 Fax: 01200 4714488 Planning Fax: 01200 414487

Town and Country Planning Act 1990

PLANNING PERMISSION

APPLICATION NO: 3/2012/0356
DECISION DATE: 06 August 2012
DATE RECEIVED: 19/04/2012

APPLICANT: AGENT:
Messrs. S&A Thomber Gary Hoerty Associates
c/o Agent 6 - 8 Church Street
Clitheroe
Lancs
BB7 2DG

DEVELOPMENT Proposed conversion and redevelopment of a redundant Public House and Hotel with
PROPOSED: conference facilities, into three private residential properties.

AT:

The Moorcock Inn Slaidburn Road Waddington Lancashire

Ribble Valley Borough Council hereby give notice that permission has been granted for the carrying out of the
above development in accordance with the application plans and documents submitted subject to the following

condition(s):

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

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990

The permission shall relate to the development as shown on Drawing Numbers Tho/1901/1371/02, 03 &
04.

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

Precise specifications or samples of walling and roofing materials and details of any surface materials to
be used including their colour and texture shall have been submitted to and approved by the Local
Planning Authority before their use in the proposed works.

Reason: In order that the Local Planning Authority may ensure that the materials to be used are
appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

The annex accommodation above the detached garages shall only be occupied as ancillary
accommodation in conjunction with the dwelling to which it is related and shall not be used as a
separate unit,

Reasons: In order to comply with Policies G1 and H9 of the Ribble Valley Districtwide Local Plan as
the occupation of these annexes as separate residential units could be injurious to the amenities of the
neighbouring occupiers and to the character of the area and would require further consideration by the
Local Planning Authority.

R e



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2012/0356 DECISION DATE: 6 August 2012

5. A detailed scheme of boundary treatment for the external boundaries of the site and the individual
curtilages of the three dwellings shall be submitted to and approved in writing by the Local Planning
Authority. The boundary treatment shall be fully implemented in accordance with the approved details
prior to the first occupation of any of the dwellings hereby permitted, and thereafter shall be
permanently maintained to the satisfaction of the Local Planning Authority.

Reason: In the interests of visual amenity and to provide a satisfactory level of amenity for the future
occupiers of the three dwellings in accordance with the requirements of Policies G1 and ENV1 of the
Ribble Valley Districtwide Local Plan.

6. Details of a pedestrian footway along the front of the south elevation of the building (or details of a
surface treatment that differs from that of the adjoining access road) shall be submitted to and approved
in writing by the Local Planning Authority. The footway shall be formed or the surface shall be laid in
accordance with the approved details prior to the first occupation of any of the dwellings hereby
permitted, and thereafter shall be permanently maintained in the satisfaction of the Local Planning
Authority.

Reason: In the interests of pedestrian/highway safety and to comply with Policy G1 of the Ribble Valley
Districtwide Local Plan.

7. Unless otherwise agreed in writing with the Local Planning Authority, the development shall be carried
out in strict accordance with the recommendations of the Bat and Barn Owl Survey Report dated 12
March 2012 that was submitted with the application.

Reason: To comply with policies G1 and ENV7 of the Ribble Valley Districtwide Local Plan ensuring
that no species/habitat protected by the Wildlife and Countryside Act 1981 are destroyed.

8. Prior to the commencement of development, a detailed scheme for the disposal of foul and surface
waters shall be submitted to and approved in writing by the Local Planning Authority. The scheme shall
then be constructed and completed in accordance with the approved details prior to the first occupation
of any of the dwellings hereby permitted.

Reason: To ensure a satisfactory means of drainage in accordance with Policy G1 of the Ribble Valley
Districtwide Local Plan.

Relevant planning policy

Policy G1 - Development Control

Policy G5 - Settlement Strategy

Policy ENV - Area of Outstanding Natural Beauty

Policy H2 - Dwellings in the Open Countryside

Policy H15 - Building Conversions - Location

Policy H16 - Building Conversions - Building to be Converted
Policy H17 - Building Conversions - Design Maiters

Policy EMPI11 - Loss of Employment Land

National Planning Policy Framework (NPPF)

Summary of reasons for approval

The proposal represents an appropriate and sustainable alternative use for this building/site that would
not have any seriously detrimental effects upon visual amenity, the amenities of nearby residents or
highway safety. P.T.O.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2012/0356 DECISION DATE: 6 August 2012
Note(s)
1. For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached
notes.
2. The applicant is advised that should there be any deviation from the approved plan the Local Planning

Authority must be informed. It is therefore vital that any future Building Regulation application must
comply with the approved planning application.

JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES



This report needs to be read in conjunction with the
Decision Notice.

Ribble Valley Borough Council
DELEGATED ITEM FILE REPORT - APPROVAL

Ref: CS/EL
Application No: 3/2014/1119/P
Development Proposed: Proposed demolition of the Moorcock Inn and the erection of

one dwellinghouse including associated drive, garden and
external landscaping works at the Moorcock Inn, Slaidburn
Road, Waddington

CONSULTATIONS: Parish/Town Council

Parish Council - No representations have been received in respect of this application (but, in
relation to previous application 3/2014/0592/P, for the erection of 7 dwellings on the site, the
Parish Council expressed no objections).

CONSULTATIONS: Highway/Water Authority/Other Bodies

Environment Directorate (County Surveyor) — Comments that the proposed demolition of the
public house and erection of one dwelling would result in a significant reduction in terms of
the vehicular movement as well as pedestrian movement. This situation is considered to be
an improvement in terms of highway use.

During demolition and construction works, there would be several delivery vehicles, skips,
contractors vehicles, construction machinery etc visiting the site on a regular basis. All such
vehicles should be placed in such a way that they do not affect the adjacent highway.

Overall, there is no objection to the proposed development on highway grounds.

Environment Directorate (County Archaeologist) — Their comments remain as they were for
the previous application 3/2014/0592, namely that 'LCAS has no objection to the proposed
demolition, nor does it consider it necessary to require the applicant to undertake any
archaeological recording of the buildings’.

Forest of Bowland Principal AONB Officer - Comments that his observations remain the
same as those made in respect of application 3/2014/0592/P. In respect of that previous
application, the AONB Officer commented that ‘the removal of the Moorcock Inn and its car
park together with the reinstatement of previously lost landscape fabric are clear, positive
outcomes of the proposed scheme'. He stated, however, that two detailed aspects of the
landscaping elements of the previous proposal needed to be amended. Those points were
satisfactorily addressed on an amended landscaping scheme that was submitted to address
the points made by the AONB Officer. With those changes having been made, the AONB
Officer was of the opinion that the likely landscape and visual effects of the proposed
scheme would be acceptable in landscape terms and that the purposes of AONB designation
would not be compromised.

The AONB Officer has no further comments to make in respect of this current application.

CONSULTATIONS: Additional Representations.

A letter has been received from a nearby resident who confirms that he has no objection to
the application. He would, however, object if the application was used as a stepping stone
towards a further application for multiple dwellings across the site. As the Council has




rejected previous applications for multiple dwellings on the grounds of sustainability,
suitability and precedent (a view that he entirely supports) it would be wrong if this current
application was to allow further attempts to build a small hamlet in this remote elevated
position outside the curtilage of the village.

A letter has been received from the Moorcock Gun Club who request that the developer be
informed that clay pigeon shoots take place in the vicinity of this site on Sunday mornings
between 10am and 12 noon.

RELEVANT POLICIES:

The Ribble Valley Core Strategy (Adopted Version)

Key Statement DS1 — Development Strategy.

Key Statement DS2 — Presumption in Favour of Sustainable Development.
Key Statement EN2 - Landscape.

Key Statement EN4 — Biodiversity and Geodiversity.

Key Statement ENS — Heritage Assets.

Key Statement DM12 — Transport Considerations.

Policy DMG1 — General Considerations.

Policy DMG2 — Strategic Considerations.

Policy DMG3 — Transport and Mobility.

Policy DME2 - Landscape and Townscape Protection.

Policy DMES3 — Site and Species Protection and Conservation.
Policy DME4 — Protecting Heritage Assets.

Policy DMH3 — Dwellings in the Open Countryside and AONB.

National Planning Policy Framework (NPPF).
National Planning Policy Guidance (NPPG).

COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

The application relates to the former Mocrcock Inn Public House and Hotel that is located on
the northwest side of Slaidburn Road within the Area of Outstanding Natural Beauty
approximately 2 miles north of Waddington Village. The buildings have not been in use since
the business was ceased in the summer of 2010. The application site comprises the area
upon which the buildings stand plus the large car park which, together, give a total area of
approximately 1.8 acres. There are two dwellings relatively close to the application site, one
to the west and one to the southwest, otherwise there are few other buildings or properties
within approximately 500m of the site.

In the determination of this application | consider it appropriate to look briefly at the recent
planning history of the site and then to consider whether the proposal is acceptable in
principle in relation to the sustainability requirements of NPPF and compliance or otherwise
with the relevant policies of the adopted Core Strategy.

Permission was granted in August 2012 for the conversion and redevelopment of the public
house to provide 3 residential dwellings (3/2012/0356/P). That approved development
involved the democlition of the inappropriate recent extensions to the building and the
retention and enhancement of the older and more important parts of the building in order to
form 3 dwellings. The site of that application did not include the existing car park. No works
have been carried out in respect of the implementation of this permission, but it will remain
extant until 6 August 2015.

Permission was then sought for the total demolition of the existing buildings and the erection




on a larger site (including the car park) of 3 large detached dwellings (3/2012/0819/P). As
this was still for a development of 3 dwellings, it was considered that, purely in relation to
sustainability, it would satisfy the overriding requirements of NPPF.

It was, however, considered that, by virtue of their size, the dwellings were not intended to
meet a proven local need and the development was therefore contrary to saved Policy H2 of
the local plan and Policy DMH3 of the Core Strategy; that the demolition of a non-designated
heritage asset was contrary to the intentions of conserving the historic environment as
contained in Section 12 of NPPF; and that the group of 3 dwellings by virtue of their size and
height and the extent of their curtilages would form a development not typical of the locality
that would appear as an incongruous development detracting from the appearance and
character of the AONB contrary to saved Policies G1 and ENV1 of the Local Plan and
Policies DMG1, DMG2 and DMEZ2 of the emerging Core Strategy. Permission was therefore
refused for those reasons.

A further application for the demolition of the existing building and the erection of 3 large
detached dwellings (3/2013/0394/P) sought to overcome the objections to the previously
refused application. As this intention appeared to be failing, that application was withdrawn
by the applicants.

The final previous application (3/2014/0592/P) also sought to address the reasons for refusal
of 3/2012/0818/P. It was recognised in this most recent application that, in visual terms, three
large detached dwellings would not be appropriate for this prominent and isolated location in
the AONB. The application therefore details seven dwellings of more appropriate design and
scale including two larger detached dwellings on the western part of the site and five small
dwellings arranged around a courtyard on the eastern part of the site.

Application 3/2014/0592/P was the subject of a report to the meeting of Planning and
Development Committee on 16 October 2014. The report firstly considered whether the
development of seven houses on this site was acceptable in principle and then considered
the detailed considerations of visual amenity, residential amenity and highway safety.

In terms of visual amenity, the design, scale, location, external materials etc of the proposed
drawings, and the matters of tree retention/protection and landscaping had all been
formulated with appropriate input from the relevant officers of the Council and also the Forest
of Bowland Principal AONB Officer. As a result, purely in relation to its effects upon the
appearance and character of the AONB, the proposal was considered by the officers to be
acceptable. There were also not considered to be any detrimental effects in relation to
highway safety or the amenities of the limited number of nearby residents.

The report considered the sustainability of the proposal in relation to the three roles of
economic, social and environmental; and it was concluded that there would be some 'gains’
(eg fewer vehicle movements) but some ‘losses’.

However, it is stated at paragraph 12 of NPPF that 'NPPF does not change the statutory
status of the development plan as the starting point for decision making. Proposed
development that accords with an up to date local plan should be approved, and proposed
development that conflicts should be refused unless other material considerations indicate
otherwise’. However, irrespective of the high quality of the design of the proposed
development, or the debate on sustainability, the fact remained that a development of seven
dwellings in this rural location some distance outside the nearest settlements would be
contrary to the development strategy defined by Key Statement DS1 of the (then emerging)
Core Strategy that was considered to carry substantial weight.




It was therefore considered in relation to that previous application that the proposal to
provide seven dwellings in this isolated open countryside location would be contrary to and
would be harmful to the Council's development strategy. It was also considered that a
permission for the development would create a precedent for the acceptance of other similar
applications for isolated dwellings which would be further prejudicial to the implementation of
the (then emerging) Core Strategy policies. Application 3/2014/0592/P was therefore refused
by Committee, in accordance with the officer's recommendation, for the following reasons:

1. The proposed development is contrary to Key Statement DS1 and Policy DMG2 and
DMH3 of the Ribble Valley Core Strategy submission version as proposed to be modified
as it would involve the construction of 7 dwellings in an isolated open countryside
location that do not meet an identified local need. As such, the proposal would cause
harm to the Development Strategy for the Borough as set out in the emerging Core
Strategy leading to unsustainable development.

2. Permission for the proposed development would create a harmful precedent for the
acceptance of other similar proposals without sufficient justification which would have an
adverse impact on the implementation of the emerging planning policies of the Council
contrary to the interests of the proper planning of the area in accordance with the core
principles and policies of the NPPF.

Following this refusal relating to the erection of seven dwellings on the site, the applicant and
his agent wished to find an alternative solution to securing planning permission to develop
the site which his still unoccupied and derelict. A pre-application enquiry was therefore
submitted which proposed an alternative scheme to demolish the Moorcock Inn and to erect
a single dwellinghouse. |t was accepted by the officers at pre-application stage that the
proposed dwelling would need to be of a scale appropriate to the large size of the site and to
ensure that the development would provide the required standard of accommodation and
that it would be an economically viable build. It was also generally accepted that a similar
design approach to the refused scheme would be appropriate in terms of breaking the
proposed dwelling into a variety of building types. Specifically, there would be the main
house, a granary type building that would contain a three car garage with a games room at
first floor level, a stable block for three horses and a barn type building that would house a
swimming pool with an exercise room at first floor level. In common with the previous
application, the buildings would be set around a courtyard. All walls would be built of natural
reclaimed stone with quoins and dressed stone surrounds and the roofs would be natural
slate.

The applicants/agents have also liaised closely with one of the Council's Countryside
Officers in drawing up the tree protection and landscaping scheme for the site.

This formal planning application has taken account of the pre-application advice that was
given and has drawn upon the positive/acceptable elements of the previous scheme. As a
result, it is considered that the submitted scheme is entirely appropriate and acceptable with
regards to its effects upon the appearance and character of the AONB.

As with the previous scheme, there would be no detrimental effects in relation to the
amenities of nearby residents or highway safety.

The application, however, being for just one dwelling, has also satisfied the ‘policy’ related
reasons for refusal of the most recent previous application. It is considered, accordingly, that
permission can be granted subject to appropriate conditions.

RECOMMENDATION: That conditional planning permission be granted.



RIBBLE VALLEY BOROUGH COUNCIL

Department of Development
Couneil Offices, Church Walk, Clitheroe, Lancashire, BB7 2RA
Telephone: 01200 425111 Fax: (H200 414488 Planning Fax: 01200 414487

Town and Country Planning Act 1990

PLANNING PERMISSION
APPLICATIONNO:  3/2014/1119

DECISION DATE: 14 May 2015
DATE RECEIVED: 17/12/2014
APPLICANT: AGENT:
Messrs S and A Thomber Mr Stuart Herd
c/o Agent Sunderland Peacock and Ass Ltd
Hazelmere
Pimlico Road
Clitheroe
BB7 2AG

DEVELOPMENT Proposed demolition of The Moorcock Inn and the erection of one dwelling house including
PROPOSED: associated drive, garden and external landscaping works.

AT: The Moorcock Inn Slaidburn Road Waddington BB7 3AA

Ribble Valley Borough Council hereby give notice that permission has been granted for the carrying out of the
above development in accordance with the application plans and documents submitted subject 1o the following

condition(s):

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

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990

2. This permission shall relate to the proposed development as shown on Drawing Numbers 4512-01-01B,
02, 03,04, 05,06 & 685.3A

REASON: For the avoidance of doubt and to ensure compliance with the submitted plans.

P.T.O.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2014/1119 DECISION DATE: 14 May 2015

3. No development shall take place, including any works of demolition, until a Construction Method
Statement has been submitted to, and approved in writing by, the local planning authority. The approved
Statement shall be adhered to throughout the construction period. The Statement shall provide for:

i) the routeing and management of construction traffic;

ii) the parking of vehicles of site operatives and visitors;

iii) loading and unloading of plant and materials;

iv) storage of plant and materials used in constructing the development;

v) the erection and maintenance of security hoardings where appropriate;

vi) wheel cleaning facilities;

vii} measures to control the emission of dust and dirt during construction:

viii) details of noise reduction measures;

ix} a scheme of recycling/disposing of waste resulting from demolition and construction works;
x) the hours during which machinery may be operated, vehicles may enter and leave the site and works
may be carried out on the site

REASON: In the interests of highway safety and the amenities of nearby residents and to comply with
Policy DMG1 of the Ribble Valley Core Strategy (Adopted Version)

4, Precise specifications or samples of walling and roofing materials and details of any surface materials to
be used including their colour and texture shall have been submitted to and approved in writing by the
Local Planning Authority before their use in the proposed works.

REASON: In order that the Local Planning Authority may ensure that the materials to be used are
appropriate to the locality in the interests of visual amenity and to comply with Policy DMGI of the
Ribble Valley Core Strategy (Adopted Version).

5. The Landscaping and Planting Proposals as shown on Drawing Number 685.3A shall be implemented in
the first planting season following occupation or use of the development, whether in whole or part and
shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local
Planning Authority. This maintenance shall include the replacement of any tree or shrub which is
removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to
those originally planted.

REASON: In the interests of visual amenity and to comply with Policy DMG1 of the Ribble Valley
Core Strategy (Adopted Version).

P.T.O.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2014/1119 DECISION DATE: 14 May 2015

Note(s)

The development shall be carried out in accordance with the Amendment to Arboricultural Impact
Assessment (AlA) by Bowland Tree Consultancy Ltd dated October 2014 that was submitted with the
application.

Prior to the commencement of any development works. including delivery of building materials and
excavations for foundations or services, all existing trees identified for retention in the landscaping
details required by condition No.7 of this outline permission shall be protected with a root protection
area in accordance with the BS5837 [Trees in Relation to Construction]. Details of a tree protection
monitoring schedule shall also be submitted to and agreed in writing by the Local Planning Authority
before any site works are begun. The monitoring schedule shall then be implemented in accordance with
the agreed details.

The root protection area shall remain in place until all building work has been completed and all excess
materials have been removed from site including soil/spoil and rubble. During the building works no
excavations or changes in ground levels shall take place and no building materials/spoil/soil/rubble shall
be stored or redistributed within the protection zone. In addition no impermeable surfacing shall be
constructed within the protection zone.

No tree surgery or pruning shall be implemented without prior written permission of the Local Planning
Authority, which will only be granted when the Authority is satisfied that it is necessary, will be in
accordance with BS3998 for tree work and will be carried out by an approved arboricultural contractor.

REASON: In order to ensure that the trees within the site that are to be retained are afforded maximum
physical protection from the adverse effects of development in order to comply with Policy DMGI of the
Ribble Valley Core Strategy (Adopted Version).

Unless otherwise agreed in writing with the Local Planning Authority the development (including
demolition works) shall be carried out in strict accordance with the recommendations of the Bat Survey
Reports dated 14 June 2014 and 21/22 August 2014 (document reference 4512) that ware submitted with
the application.

REASON: To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are

destroyed. or harmed, and in order to comply with the requirements of Policy DME3 of the Ribble
Valley Core Strategy (Adopted Version).

For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached
notes.

The applicant is advised that should there be any deviation from the approved plan the Local Planning
Authority must be informed. It is therefore vital that any future Building Regulation application must
comply with the approved planning application.

P.T.O.

The Local Planning Authority operates a pre-planning application advice service which applicants are

9
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RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2014/1119 DECISION DATE: 14 May 2015

encouraged to use. This was used in this case and the Local Planning Authority has worked proactively
and positively to resolve issues and brought about amendments to the scheme in order to deliver a
sustainable form of development .

JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES



DECISION

RIBBLE VALLEY BOROUGH COUNCIL
REPORT TO PLANNING AND DEVELOPMENT COMMITTEE

Agenda ltem No

meeling dale: THURSDAY, 18 SEPTEMBER 2014
fille; PLANNING APPLICATIONS
submitled by; DIRECTOR OF COMMUNITY SERVICES

PLANNING APPLICATIONS UNDER THE TOWN AND COUNTRY PLANNING ACT 1990:

APPLICATION NO:  3/2014/0583/P (GRID REF: SD 380534 445807)
PROPOSED CHANGE OF USE TO RESIDENTIAL; DEMOLITION OF EXISTING TIMBER
FRAME REAR EXTENSION; NEW SINGLE STOREY REAR EXTENSION IN MATERIALS
MATCHING EXISTING BUILDING; AND NEW FIRST FLOOR SIDE EXTENSION IN
MATERIALS MATCHING EXISTING BUILDING AT THE BLACK BULL HOTEL, RIMINGTON
LANE, RIMINGTON BB7 4DS

PARISH COUNCIL: Has commented on the application as follows:

The Parish Council believes that many of the statements made
in this application are open to challenge, not least the
conclusion that a viable public house business would be
unlikely to operate successfully on this site, which is surely a
matter of opinion. The Parish Council believe that much of the
case made for the application is based on the perceptions of
the owners and which the Council do regard as invariably
accurate. E.g., it is not beyond reasonable doubt that a public
house or any other similar venture could succeed on this site.
That would depend entirely on the business plan,
determination and competence of new owners. There has been
no opportunity to test factually the viability of an establishment
reduced in size (as approved by the current permission) and
with a significantly reduced business rate. The impact of the
change of use of more than half the premises to residential
should also be considered in any decision.

During the moratorium and immediately prior to it the owner
stated in public that while the Pub was up for sale he would not
be making any serious attempt at advertising it, as he regarded
this as a waste of money. This attitude renders much of his
argued case irrelevant. His claims about licensees, with the
exception of the period in which his partner operated as
landlady are seriously open to challenge.

Having indicated that the P C do not agree with the case as
argued, |F_the Pub is finished then they do approve of the
development as planned, agreeing with the owners that the
provision of this kind of accommodation would be
advantageous to the village.




ENVIRONMENT
DIRECTORATE
(COUNTY SURVEYOR):

ADDITIONAL
REPRESENTATIONS:

They have two concerns in supporting this application;-

1.

The Parish Council are extremely disappointed at the loss
of the pub, recognised throughout the Parish by everyone
to whom the Parish Council has spoken as an important
community asset. They are anxious that this fact must not
be overlooked,

The last planning application considered and to which the
Parish Council raised no objections was for four modestly
sized developments on the site next to the Old Manor
House. After outline planning was approved by RV B C
and The Parish Council this was changed to one much
larger and much more expensive development, to which
the Parish Council did object. The Parish Council wish to
underline their view that development of the Black Bull site
into four relatively affordable units is likely to bring younger
people into the village improving the age balance. The
Parish Council would be implacably opposed to a
reducticn in the number of units on this site, because they
believe it imperative for the health of the community that
there should be property available at the lower end of the
housing ladder to balance very expensive recent
developments.

Comments that the existing retained gate should open the
other way — that is inward away from Rimington Lane, but,
otherwise he has no objections to the application subject to
conditions relating to the satisfactory provision of parking
spaces, a turning area and a visibility splay at the site entrance
on to Rimington Lane.

Two letters of support have been received from local residents.
The comments made in those letters are summarised as
follows:

1.

There has been no offer of any kind from the parishioners
of Rimington and Middop or elsewhere to continue the
use of this building as a public house, despite it being
registered recently as a community asset (now expired).

The last year that this establishment made any profit was
apparently in 2006 and there have since been three failed
attempts at continuing to run the establishment at a profit.

Since it closed in October 2013, the building has been
subject to vandalism. If the building is left unoccupied it is
likely that it will deteriorate further either by further
vandalism or by general degradation over time. As it is
located in the centre of the village close to well-
maintained properties and a fashion retailers premises,
this building should be redeveloped as soon as possible,



as proposed in this application, to avoid the centre of the
vilage being marred by an empty redundant and
vandalised public house.

A business woman in Rimington for many years
considers the viability of a public house in the village to
be doubtful. It would require the total support of the
village and this has not been forthcoming in the past. A
considerable capital investment would also be required in
order to re-open the public house.

Twelve letters have been received from nearby residents who
express objections to the application on grounds that are
summarised as follows:

1.

All reasonable efforts have not been made to secure a
viable business on the site. There has never been a ‘for
sale’ or ‘for lease' sign displayed on the pub. A Google
search for pubs for sale in this locality also does not
reveal the Black Bull as a business that is for sale. The
market should decide whether the Black Bull is viable or
not but, for that to happen, the market should know that it
is available.

This was a viable business prior to 2006 and for a couple
running the business themselves and living and both
working there it could be viable again. The fact that it has
not been run as a viable business since 2006 does not
mean that there is no prospects of it again being so. The
‘high end’” French cuisine venture was entirely
inappropriate for what had been a rural village pub.
Planning permission has been granted for a smaller pub
but this has never been implemented and so this option
has never been tried.

Whilst pubs are suffering nationwide there are numerous
pubs/restaurants in this locality that are booking this
trend.

With regards to the proposed four flats, more than two
parking spaces per flat would be needed as each adult
would be likely to have their own car and there would
also need to be provision for visitor parking.

It cannot realistically be claimed that the proposed flats
would provide ‘vitality' when their provision would mean
that a vital part of the village would be lost for ever.

Would the flats be ‘affordable’ in terms of policy, or would
they just be more affordable than larger properties.

With regards to Key Statements EC1 and EC2 of the
emerging Core Strategy, once the conversion and
extension works have been carried out, the flats would
not result in much economic activity, unless they were to
be dual use, which does not appear to be part of the
proposal. The proposal would therefore result in the end



of the economic use of the site. Sufficiently robust
evidence has not been provided that community facilities
are not viable on this site.

9.  Other commercial uses such as pub plus shop or pub
plus conference facility, do not appear to have been
considered.

10. Leaving windows unrepaired following vandalism in order
to evidence that the pub is falling into disrepair is
disappointing.

11. The threshold for showing that the Black Bull is no longer
viable has not yet been met.

12. Prefer conversion to 2 semi detached units.

13. Groups have attempted to use the facility but considered
‘unwanted’ by the publican.

14. A footpath runs across the front of the property and
through a style in the side boundary wall. The route of
this would be blocked by the proposed front boundary
wall.

Proposal

The application seeks full planning permission for the change of use and conversion of the
Black Bull Public House in Rimington to form 1 No 3 bedroom flat and 3 No two bedroom flats.
The 3 bed unit would be on the first floor but with 2 of its bedrooms provided at second floor
level within the roof space. The submitted scheme involves the demolition of the existing single
storey wooden structure at the rear of the building and the construction of 2 No single storey
extensions at the rear and an extension at first floor level above an existing single storey
extension at the eastern side elevation of the building. All three extensions would have pitched
roofs and would be constructed using external materials to match the existing building.

At the rear of the building there would be a grassed garden area beyond which a parking area
for 8 vehicles (2 for each flat) and associated manoceuvring area would be formed. The
parking/manoeuvring area would be accessed by the existing gated driveway that runs down
the western side of the building.

At the front of the building the existing hard surfaced forecourt area would become a grassed
area with appropriate pathways leading to the entrance doors to the flats. This grassed area
would be surrounded by a 0.6m high stone wall, but the route of the public footpath would not
be blocked.

Site Location

The application relates to the presently vacant Black Bull Public House on the north side of
Rimington Lane within the settlement boundary of Rimington (a Tier 2 Settlement in the
emerging Core Strategy). The site is adjoined to the west by a fashion retailers premises; to the
east by residential properties, and to the north by a dwelling in Back Lane. There are open fields
and residential properties to the south of the site on the opposite side of Rimington Lane.



Relevant History

3/1989/0309/P — Change of use from Public House/Hotel to private dwelling. Approved subject
to a condition requiring precise details of the conversion works to be submitted to and approved
in writing by the Local Planning Authority prior to the commencement of development.

3/2013/0597/P - Proposed demolition of existing timber structure and construction of 2
extensions together with the internal reduction in the size of the public house by the conversion
of part of the floor space to form a single residential unit. Approved subject to conditions.

Relevant Policies

Ribble Valley Districtwide Local Pfan

Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.
Policy H17 - Building Conversions - Design Matters.

The Core Strategy Submission version as proposed to be modified

Key Statement DS1 — Development Strategy.

Key Statement EC1 — Business and Employment Development.

Key Statement EC2 — Development of Retail, Shops and Community Facilities and Services.
Policy DMG1 — General Considerations.

Folicy DMG2 — Strategic Considerations.

Policy DMH4 — The Conversion of Barns and other Rural Buildings to Dwellings.

National Planning Policy Framework NPPF).
National Planning Policy Guidance (NPPG).

Environmental, AONB, Human Rights and Other Issues

With regards to the principle of the proposed development, there are two linked matters that
need to be addressed. The first relates to the question of whether the use of this building as a
public house is any long viable; and the second is whether the proposed alternative use is
compliant with the relevant current policies and guidance. If the proposed development is
considered to be acceptable in relation to these considerations, it would then be necessary to
examine the application in relation to the potential effects upon the appearance and character of
the locality, the amenities of nearby residents and highway safety. It is also considered
appropriate in this case, to consider the application within the context of the planning history of
the site. These matters will therefore all be covered below under appropriate sub-headings.

Planning History

In 1989 permission was granted for the conversion of this public house into one dwelling subject
to a single condition that “prior to commencements of works, precise details of the works shall
be submitted to and approved in writing by the Local Planning Authority” (3/1989/0309/P). In
the event, it appears that no conversion details were ever submitted, the application was not
therefore implemented and would have lapsed in April 1994. That permission was obviously
granted at a time when different policies were applicable and, as such, is of limited relevance to
the Committee's consideration of this current application.



More recently, permission was sought for a scheme that involved the retention of the public
house/restaurant (but occupying only part of the existing floor space) with rest of the floor space
converted to form a self-contained 3 bedroomed dwelling (3/2013/0597/P). The scheme
proposed in that previous application involved the demolition of the existing timber structure at
the rear of the building and its replacement within the existing footprint by a purpose designed
dining area extension.

A Design and Planning Statement (DPS) was submitted with that previous application. Within
the DPS there were financial details relating to the operation of a public house over recent years
by a number of different tenants. The conclusions put forward in the previous DPS were that:

. the costs of the building (rates, rent and utility) were too high for the level of business
that could be generated;

. some parts of the building were not sufficiently attractive (eg the function room) to be
fully utilized and were at the end of their useful life;

. that a viable business could only be created by upgrading the current building, improving
usability and attractiveness and delivering a reduction in fixed overheads.

It was therefore stated in the previous DPS that the current owners of the building were
prepared to make the capital investment required to upgrade the building provided that there
was a prospect of a reasonable financial return on that investment. Without such a scheme
they considered it very likely that the Black Bull would have to close again and that it would be
difficult to imagine that it would ever reopen as a public house and restaurant. It was therefore
explained in the DPS that the objective of that previous planning application was to secure a
viable public housefrestaurant business on the site and that the creation of a separate
residential development as an integral part of the application as this was considered to be
required in order to fund the cverall scheme.

In respect of application 3/2013/0597/P, permission was granted on 15 November 2013 subject
to a number of conditions. No works have been carried out in respect of the implementation of
that planning permission, but it is an extant permission that will not expire until 15 November
2016.

Viability of the Business

In Supporting Documentation {SD) submitted with the application, the applicant has outlined the
recent trading history of the premises. This is summarised as follows:

1. The last period in which a “stable” business traded at the Black Bull was from the late 1990's
until 2006, In 2006 the property changed ownership as a viable business for approximately
£750,000.

2. Between 2006 and 2008 the business went into a steady decline until it closed in late 2008.
It began this period trading as a public house with food, the provision of food was stopped
during 2008 and it traded as a local public house until its closure. The building was
repossessed by creditors and was put up for sale for £350,000 and was bought by the
current owners in August 2009 for £320,000.



3. Between 2008 and 2011 the current owners renovated the property investing approximately
£80,000 into the enterprise and reopened as a country pub and restaurant in December
2009. Accounts are provided for the period December 2009 to May 2011 which show that
the business made a loss throughout this period. Evidence is provided that throughout this
period a considerable amount of money was invested in advertising and promotional events
and in 2010 the pub won Lancashire's Dining Pub of the Year and began to offer
accommodation.  After a period of initial progress in terms of improving financial
performance the trend reversed and the business was closed in July 2011 in order to stem
financial losses and avoid insolvency.

4. In 2011-2012, the business was put up for sale. Prior to its closure an attempt to engage
the community in a community enterprise was made. During the period there were a
number of informal discussions with representatives of the community but no progress
beyond this. Between June 2011 and April 2012 there were just two viewings of the
property; one of which resulted in the building being leased. There were no offers to buy the
business despite a reduction in price of £100,000 from the initial valuation.

5. The Black Bull was reopened in May 2013 trading as a public house and restaurant. Within
3 months this new business was in difficulty. In July 2013 the landlady who was leasing the
property stopped paying the rent and in October 2013, vacated the premises removing the
fixtures and fittings that were required to run the business therefore leaving an empty
building.

6. In early 2013 the Black Bull was designated as an Asset of Community Value. In December
2013 following the third closure in five years, the owners served notice under the provisions
of the Asset of Community Value scheme but their intention to dispose of the Black Buill.
The Borough Council informed the Parish Council and the moratorium period began. A
public meeting of the Parish Council in January 2014 the decision was taken to request the
moratorium period be extended even though there was no eligible community group which
wanted to put forward a bid. At this meeting the owners offered the community, in addition
to their right to a moratorium period to prepare and present a proposal to purchase the
property “as is”, three other alternative options: (1) purchase a smaller public house
following the completion of the approved scheme; (2) lease the property on the terms of the
existing lease; (3) lease the smaller public house following the completion of the approved
scheme. A number of public meetings took place between 9 January and April 2014 which
concluded that, whilst there was general support for a public house in the village, there was
little support for a Community Enterprise to take forward either the community right to bid or
any other scheme.

From the submitted evidence it appears clear that the business has not been viable in recent
years. The local community has had the opportunity to continue the operation of a business
from the property, but has not taken up this opportunity. Evidence has been provided that the
business has been marketed by “EM and F Group Business Sales” during 2011 to 2012. It is
stated, and evidence is provided, that the business was advertised on websites, particulars
were produced and a for sale sign was erected. It is stated that the business was initially valued
at £500,000 but the initial asking price was reduced to £400,000 with offers invited. This did not
result in any offers to buy. Overall, it appears that, despite appropriate advertising, no interest
has been shown by any group, individual or company. | therefore consider it reasonable to
conclude that the business is no longer viable, and do not consider that there would be any
benefit in requiring the applicant to carry out any further advertising and marketing of the

property.



In the next section of this report | will therefore assess the application against the relevant
policies and guidance on the basis that there is no long a business operating from the site, and
that, despite all the reasonable efforts over a number of years, it appears unlikely that it will be
used again as a public house/restaurant.

The Acceptability of the Proposed Alternative Use

Saved Policy G4 of the Local Plan allows a number of specified forms of development in
villages (including Rimington) that includes the rehabilitation and re-use of rural buildings.
Although more frequently applied to agricultural buildings such as barns, this policy is applicable
to other buildings within the villages. Purely as a matter of principle, | consider that this
application complies with Policy G4.

Perhaps more relevant, however, are the requirements of NPPF and the relevant policies of the
emerging Core Strategy.

In NPPF, paragraph 28 {Supporting a Prosperous Rural Economy} states that LPA's should
“promote the retention and development of focal services and community facilities in villages,
such as local shops, meeting places, sports venues, cultural buildings, public houses and
places of worship”. At paragraph 70 (Promoting Healthy Communities) it is stated that, to
deliver the social, recreational and cultural facilities and services the community needs, planning
policies and decisions should (amongst other things) "ensure that established shops, facilities
and services are able to develop and modernise in a way that is sustainable, and retained for
the benefit of the community”.

The Council fully supports these intentions of NPPF but, in this particular case, in order for the
facility to be retained, there has to be a body (such as the local community) individual or
company who would operate the business on a financially viable basis. Previous attempts at
achieving this objective have failed and, despite considerable efforts, no-one has come forward
to purchase the property.

Within Key Statement DS1 (Development Strategy) Rimington is a tier 2 settlement where any
future development will only be for identified local needs or delivering regeneration benefits. If
this application was for new-build development, | consider that it would be contrary to the
intentions of Policy DS1. It is, however, for a conversion and, in my opinion, requires
consideration in relation to Policy DMH4. This policy allows the conversion of barns and other
buildings to dwellings subject to compliance with a number of criteria, one of which is that “there
would be no detrimental effect on the rural economy”. As stated previocusly, in the precise
circumstances of this application, the proposed conversion would not have a detrimental effect
on the local economy. When compared to an empty building, the proposed occupaticn of four
flats would have a marginal benefit to the local economy.

Within Key Statement EC1 (Business and Employment Development) it is stated that “proposals
that result in the loss of existing employment sites to other forms of development will need to
demonstrate that there will be no adverse impact on the local economy”. This requirement has
already been covered in this report.

In Key Statement EC2 (Development of Retail, Shops and Community Facilities and Services) it
is stated that "the Council will continue to require robust evidence that much needed smaller
retail and other facilities in the mere rural parts of the area are no longer viable before
considering other forms of use”. I[n this case, the marketing of the building has not been



restricted to its use as a public house/restaurant, but no interest has been forthcoming from
anyone interested in setting up an alternative business venture such as retail. In my opinion,
this indicates that there is no belief that a retail outlet in Rimington would be viable,

Policy DMB1 states that “proposals for the development, redevelopment or conversion of sites
with employment generating potential in the plan area for alternative uses will be assessed in
relation to a number of criteria. These include the environmental benefits to be gained by the
community; the economic and social impact caused by the loss of employment opportunities to
the borough; and consideration of any attempts that have been made to secure an alternative
employment generating use for the site and proof that the property/business has been marketed
for business use for a minimum period of 6 months, or information that demonstrates to the
Council's satisfaction that the current use is not viable for employment purposes. It is
considered that bringing this building back into use would result in some environmental benefits
to the local community; and that the economic and social impact caused by the loss of the
“relatively limited” employment opportunities would be minimal. This property has been
marketed, and unsuccessful attempts have been made to keep it in business use for a
considerably longer period than 6 months.

| consider that the proposal satisfies the requirements of all the Key Statements and Policies of
the emerging Core Strategy as described above; and is generally in compliance with the
sustainability requirements of NPPF.

This leads me to conclude that the only alternative use of this building is conversion to
residential. As a conversion, there is no overriding policy requirement for the residential units to
be “affordable”. The Parish Council has commented that (“if the pub is finished") then they do
approve of the development as proposed, agreeing with the owners that the provision of this
type of accommodation would be advantageous to the village. The Parish Council adds that the
development of the site to provide four relatively affordable units is likely to bring younger
people into the village improving the age balance. They also comment that they would be
strongly opposed to any reduction in the number of units on the site as they believe it to be
imperative for the health of the community that there should be properties available at the lower
end of the housing ladder to balance very expensive recent developments.

In relation to this particular consideration | concur with the Parish Council that the proposed
development of four “market” smaller properties as proposed is the most appropriate and
sustainable alternative use for the building.

Effects Upon the Appearance and Character of the Locality

In visual terms, the proposed scheme of conversion and extensions is very similar to the
previously approved scheme for the retention of a smaller public house and creation of one
residential unit (3/2013/0597/P). As such, | consider the proposed development to be
acceptable in this particular regard.

Effects Upon the Amenities of Nearby Residents

With regards to the general matter of noise and activity, the use of the huilding as four flats
would, in my opinion, have considerably less of an impact upon the amenities of nearby
residents than its use as a public house/restaurant.



The proposed extensions are similar to those previously approved and would not, in my opinion,
have any seriously detrimental effects upon the amenities of any nearby residents in respect of
any loss of light, loss of privacy or any overbearing effects.

Effects Upon Highway Safety

Subject to appropriate conditions, the County Surveyor has no objections to the proposed
access, parking and turning arrangements; and the traffic associated with four relatively small
dwellings would have considerably less of an impact upon the local highway network than a
public house/restaurant.

Protected Species Legislation

A bat survey report submitted with the application concludes that “the proposed development is
unlikely to cause disturbance to bats or result in the loss of a bat roost or cause injury or death
of a European Protected Species {Bats) or result in any significant impact on the local bat
population. The scale of impact of the development at site level on local bat populations is likely
to be negligible. An EPS development licence is not required and further survey effort is not
recommended”. A condition, however, is required in crder to ensure compliance with
appropriate mitigation measures in the event that bats are found during demolition and
development works.

Conclusion

Overall, whilst it is obviously regrettable that a public house/restaurant in a village is to be lost,
for the reasons explained in this report, it is considered that the proposal complies with all the
relevant guidance and policies. It is considered that the proposed conversion to form four flats
is the most appropriate and sustainable alternative use for this building.

RECOMMENDATION: That planning permission be GRANTED subject to the following
condition(s):

1. The development must be begun no later than the expiration of three years beginning with
the date of this permission.

REASON: Required to be imposed in pursuance to Section 91 of the Town and Country
Planning Act 1990.

2. The development hereby permitted shall be carried out in accordance with submitted
drawing numbers AL(00)102 REV.D and 103 REV.C.

REASON: For the avoidance of doubt and to ensure compliance with the submitted pians.

3. Unless otherwise agreed in writing with the Local Planning Authority the development shall
be carried out in strict accordance with the mitigation measures contained in the Protected
Species Survey Report dated 30 May 2013 (Job reference 1319) that was submitted with
the application.

REASCN: To ensure that no species/habitat protected by the Wildlife and Countryside Act
1981 are destroyed. or harmed, and in order to comply with the requirements of Policy
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ENV7 of the Ribble Valley Districtwide Local Plan and Policy DME3 of the Core Strategy
Submission Version as proposed to be modified.

. Prior to the first occupalion of any of the flats hereby permitted, the existing gate at the
entrance into the sile from Rimington Lane, shall be altered so that il opens inwards away
from Riminglon Lane. Thereafter the gate shall be retained in this manner in perpetuity.

REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble
Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy submission version as
proposed {o be modified.

Notwithstanding the provisions of the Town and Country Planning (General Permitied
Development} Order 1995 there shall not al any time in connection with the development
hereby permitted be erected or planted or allowed to remain upon the land hereinafter
defined any building, wall, fence, hedge, tree, shrub or other device that is in excess of 1m.
high above adjoining carriageway level.

The visibility splay that is the subject of this condilion shall be that land in front of a line
drawn from a point 2.4m measured along the centre line of the proposed road from the
continualion of ihe nearer edge of the carriageway of Rimington Lane to points measured
43m in each direction along the nearer edge of the carriageway of Rimington Lane, from the
centre line of the access, and shall be constructed and maintained at footway/verge level in
accordance with a scheme that has first been agreed in writing by the Local Planning
Authority.

REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble
Valley Districtwide Local Plan and Policy DMG1 of the Core Strategy submission version as
proposed to be modified.

The car park shall be surfaced or paved and marked out in accordance with a scheme that
shall first have been submitted to and approved in writing by the Local Planning Authority.
The car parking spaces and manoeuvring areas shall be marked out in accordance with the
approved scheme and shall be available for use, prior to the first occupation of any of the
flats hereby permitted. Thereafter the access drive, parking and manoeuvring areas shall all
be kept clear in perpetuity of any obstructions to their designated purpose.

REASON: In the interests of highway safety and to comply with Policy G1 of the Ribbie

Valiey Districtwide Local Plan and Policy DMG1 of the Core Strategy submission version as
proposed to be modified.

I






RIBBLE VALLEY BOROUGH COUNCIL

Department of Development

Council Offices, Chuvch Waelk, Clitheroe, Lancashire, BBT 2RA

Telephone: 01200 425111 Fax: 01200 414488 Planning Fax: 01200414487

Town and Country Planning Act 1990

PLANNING PERMISSION

APPLICATION NO:  3/2014/0583
DECISION DATE: 19 September 2014
DATE RECEIVED: 03/07/2014

APPLICANT: AGENT:
Mr Steve Hodgson Mr Andrew Suter
APTUS HR Improvement Services Ltd ADS Architectural
C/o Highcroft 2 Silverton Court
Billinge End Road Northumberiand Business Park
Blackburn Cramlington
BB2 6QB Northumberland
NE23 7RY

DEVELOPMENT Change of usc (o residential. Demolition of existing timber frame rear extension. New
PROPOSED: single storey rear extension in materials maiching existing building. New first floor side

AT:

extension in materials matching existing building.
Black Bull Hotel Rimington Lane Rimington BB7 4DS

Ribble Valley Borough Council hereby give notice that permission has been granted for the carrying out of the
” above development in accordance with the application plans and documents submitted subject to the following -

condition(s):

1.

The development must be begun no later than the expiration of three years beginning with the daie of
this permission. -

REASON: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Acl
1990.

The development hereby permitted shall be carried out in accordance with submitted drawing numbers
AL(00)102 REV.D and 103 REV.C.

REASON: For the avoidance of doubt and to ensure compliance with the submitted plans.

Unless otherwise agreed in writing with the Local Planning Authority the development shall be carried
out in strict accordance with the mitigation measures contained in the Protected Species Survey Report
dated 30 May 2013 (Job reference 1319) that was submitted with the application. :

REASON: To ensure that no species/habitat protected by the Wildlife and Countryside Act 1981 are

" destroyed. or harmed, and in order to comply with the requirements of Policy ENV7 of the Ribble

Vallcy Districtwide Local Plan and Policy DME3 of the Core Strategy Submission Version as proposed
to be modified.

P.T.O.



RIBBLE VALLEY BOROUGH COUNCIL.
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2014/0583 DECISION DATE: 19 September 2014

4. Prior to the first occupation of any of the flats hereby penniited, the existing gate at the entrance into the
site from Rimington Lame, shall be altered so that il opens inwards away from Rimington Lane.
Thereafter the gate shall be relained in this manner in perpetuity.

REASON: In tbe inferests of highway safety and to comply with Policy GI of the Ribble Valley
Districtwide Local Plan and Policy DMG1 of the Core Sirategy submission version as proposed to be
modified.

5. Notwithstanding the provisions of the Town and Country Planning {General Permitted Development)
Order 1995 there shall not at any time in connection with the development hereby permitted be erected
or planted or allowed to remain upon the land hereinafter defined any building, wall, fence, hedge, tree,
shrub or other device that is in excess of 1m. high above adjoining carriageway level.

The visibility splay that is the subject of this condition shall be that land in front of a line drawn from a
point 2.4m measured along the centre line of the proposed road from the continuation of the nearer edge
of the carriageway of Rimington Lane to points measured 43m in each direction along the nearer edge of
the carriageway of Rimington Lane, from the centre line of the access, and shall be constructed and
maintained at foolway/verge leve) in accordance with a scheme that has first been agreed in writing by
the Local Planning Authority.

REASON: In the interests of highway safety and to comply with Policy G1 of the Ribble Valley
Districtwide Local Plan and Policy DMG1 of the Core Strategy submission version as proposed to be

modified.
Note(s)
1. For rights of appeal in respect of any condition(s)/or reason(s) attached 1o the permission see the atlached

notes,

2. The applicant is advised that should there be any deviation from the approved plan the Local Planning
Authority must be informed. It is therefore vital that any future Building Regulation application must
comply with the approved planning application.

& JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES



RIBBLE VALLEY BOROUGH COUNCIL

Department of Development

Council Oftices, Church Walk, Clitheroe, Lancashire. BB7 2RA

Telephone: 01200 425111 Fax: 01200 414488 Planning Fax: 01200 414487

Town and Country Planning Act 1990

PLANNING PERMISSION
APPLICATION NO: 3/2009/0119
DECISION DATE: 24 June 2009
DATE RECEIVED: 29/04/2009

APPLICANT: AGENT:

Mr P Ratcliffe Janet Dixon Town Planners Litd
Ribbleside House 10A Whalley Road

Salesbury Hall Road CLITHERCE

Ribchester BB7 AW

Preston

PR3 3XU

DEVELOPMENT Change of use of land and buildings from restaurant with manager's flat to 1no. dwelling, and
PROPOSED: alterations to door and window openings.

AT: De Tabley Arms Ribchester Road Clayton-le-Dale Lancashire PR3 3ZQ

Ribble Valley Borough Council hereby give notice that permission has been granted for the carrying out of the
above development in accordance with the application plans and documents submitted subject to the following

condition(s):

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

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2. All doors and windows shall be in timber and retained as such in perpetuity.

Reason: To comply with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan to ensure
a satisfactory standard of appearance in the interests of visual amenity.

3. There shall be no gateposts erected at the access to the site without prior written approval of the Local
Planning Authority. Any gateposts erected at the access shall be positioned Sm behind the nearside edge
of the carriageway and visibility splay fences or walls shall be erected from the gateposts to the existing
highway boundary. such splays to be not less than 450 to the centre line of the access. The gates shall
open away from the highway. Should the access remain ungated 450 splays shall be provided between
the highway boundary and points on either side of the drive measured 5m back from the nearside edge
of the carriageway.

Reason: To comply with Policy Gl of the Ribble Valley Districtwide Local Plan, to prevent the
blocking of a public right of way and to permit vehicles to pull clear of the carriageway when entering
the site and to assist visibility.

P.T.O.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2009/0119 DECISION DATE: 24 June 2009

4. The proposed development shall only be occupied as an extended family unit in conjunction with the
property to which it is attached or related to and it shall not be used as a separate unit.

Reasons: In order to comply with Policies G1 and H9 of the Ribble Valley Districtwide Local Plan. The
division of the dwelling into separately occupied units could be injurious to the amenities of the
neighbouring occupiers and to the character of the area and would require further consideration by the
Local Planning Authority.

5. The development hereby permitted shall not be commenced until details of the landscaping of the site,
including wherever possible the retention of existing trees. have been submitted to. and approved in
writing by, the Local Planning Authority. The scheme shall indicate, as appropriate, the types and
numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard
landscaped, including details of any changes of level or landform and the types and details of all fencing
and screening,

The approved landscaping scheme shall be implemented in the first planting season following
occupation or use of the development, whether in whole or part and shall be maintained thereafter for a
period of not less than 5 years to the satisfaction of the Local Planning Authority. This maintenance
shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or
becomes seriously diseased, by a species of similar size to those originally planted.

Reason: In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley
Districtwide Local Plan.

6. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 1995 (or any Order revoking or re-enacting that Order) any future extensions and/or alterations to
the dwelling including any development within the curtilage as defined in Schedule 2 Part 1 Classes A
to F shall not be carried out without the formal written consent of the Local Planning Authority.

Reason: In the interests of the amenity of the area in accordance with Policies G1 and ENV3 of the
Ribble Valley Districtwide Local Plan.

7. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development)
Order 1995 (or any Order revoking or re-enacting that Order) any future additional structures, hard
standing or fences as defined in Schedule 2 Part [ Classes E and F, and Part II Class A, shall not be
carried out without the formal written consent of the Local Planning Authority.

Reason: In order that the Local Planning Authority shall retain effective control over the development

in accordance with Policy Gl of the Ribble Valley Districtwide Local Plan and in the interests of
safeguarding any adjacent residential amenity or visual amenity.

P.T.O.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2009/0119 DECISION DATE: 24 June 2009

Prior to commencement of any site works, including delivery of building materials and excavations for
foundations or services all trees identified shall be protected in accordance with the BS5837 [Trees in
Relation to Construction] the details of which shall be agreed in writing, implemented in full and
inspected by the local planning authority before any site works are begun,

The root protection zone shali be 12 x the DBH and must cover at least the entire branch spread of the
trees, [the area of the root s0il environment from the trunk to the edge of the branch spread] and shall
remain in place until all building work has been completed and all excess materials have been removed
from site including soil/spoil and rubble.

During the building works no excavations or changes in ground levels shall take place and no building
materials/spoil/soil/rubble shall be stored or redistributed within the protection zone, in addition no
impermeable surfacing shall be constructed within the protection zone.

No tree surgery or pruning shall be implemented with out prior written consent, which will only be
granted when the local authority is satisfied that it is necessary, will be in accordance with BS3998 for
tree work and carried out by an approved arboricultural contractor.

Reason: In order to ensure that any trees affected by development and considered to be of visual,
historic or botanical value are afforded maximum physical protection from the adverse affects of
development.

In order to comply with planning policies G1 and ENV3 of the District Wide Local Plan.

Within twelve months on completion of all services, buildings and roads the following remedial tree
preservation work shall be implemented:

At 1m centres, in 1m concentric rings out from the bark, injections into the soil to a depth ot 300mm
shall be made over the entire root/crown zone using a Terravent Pneumatic Soil Decompactor.

Soil inoculation of the root/crown zone with a mixture of ecto and VAM mycorrhizae shall be carried
out.

The surface area of the entire root/crown zone shall be mulched with a 150mm layer of organic matter
i.e. composted green waste, leaf mould and/or chipped forest bark.

Reason: In order to relieve soil compaction in order to facilitate the percolation of moisture through to
the root zone,increase stress, drought resistance and availability of nutrients and improve soil fertility
and create conditions for healthier root system and to comply with planning policy Env 13.

Relevant planning policy

Policy G1 - Development Centrol

Policy G5 - Settlement Strategy

Policy ENV3 - Development in Open Countryside
Policy EMP11 - Loss of Employment Land

SPG - "The Retention of Public Houses in Rural Areas”.

Summary of reasons for approval

The proposal represents an appropriate form of development and given its design. size and location
would not result in visual detriment to the surrounding countryside. nor would its use have an adverse
impact on highway safety.

p.t.o.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2009/0119 DECISION DATE: 24 June 2009

Note(s)

For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached
notes.

The applicant is advised that should there be any deviation from the approved plan the Local Planning
Authority must be informed. It is therefore vital that any future Building Regulation application must
comply with the approved planning application.

The grant of planning permission does not entitle a developer to obstruct a right of way and any proposed
stopping-up or diversion of a right of way should be the subject of an Order under the appropriate Act.
Footpath 40 in the parish of Ribchester runs through the site.

The River Ribble adjoining the site is designated a "Main River" and is therefore subject to Land
Drainage Byelaws. In particular, no trees or shrubs may be planted, nor fences, buildings, pipelines or
any other structure erected within 8§ meters of the top of any bank of the watercourse without prior
Consent of the Environment Agency. Full details of such works, together with details of any proposed
proposed new surface water outfalls, which should be constructed entirely within the bank profile, must
be submitted 1o us for consideration.

The Environment Agency has right of entry to the River Ribble by virtue of Section 172 of the Water
Resources Act 1991, and a right to carry out maintenance and improvement works by virtue of Section
165 of the same Act. The developer must contact Colin Worswick at 01772 714259 to discuss access
requirements or apply for Consent.

Any works to the watercourses within or adjacent to the site which involve infilling, diversion culverting
or which may otherwise restrict flow, require the prior formal Consent of the Environment Agency under
Section 23 of the Land Drainage Act 1991. Culverting other than for access purposes is unlikely to
receive Consent within full mitigation for loss of food storage and habitats.

STEWART BAILEY
DIRECTOR OF DEVELOPMENT SERVICES



DATE INSPECTED:

Ribble Valley Borough Council

DELEGATED ITEM FILE REPORT - APPROVAL

Ref: SW/EL
Application No: 3/2010/0202/P
Development Proposed: Change of use and conversion of former De Tabley Arms

(restaurant with managers accommodation) to six dwellings,
including partial demolition of existing buildings, alterations,
extensions and erection of new garages (resubmission of
planning application 3/2009/0718/P) at former De Tabley,
Ribchester Road, Clayton-le-Dale

CONSULTATIONS: Parish/Town Council
Parish Council - No comments received.

CONSULTATIONS: Highway/Water Authority/Other Bodies
Environment Directorate (County Surveyor) - No objections.

County Archaeology — No objections subject to imposition of conditions.

CONSULTATIONS: Additional Representations.
No representations have been received.

RELEVANT POLICIES:

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy H2 - Dwellings in the Open Countryside.

Policy H12 - Curtilage Extensions.

Policy H15 - Building Conversions - Location.

Policy H16 - Building Conversions - Building to be Converted.
Policy H17 - Building Conversions - Design Matters.

Policy EMP11 - Loss of Employment Land.

Affordable Housing of Memorandum of Understanding.

L4 — Regional Housing Provision — Regional Spatial Strategy.
L5 — Affordable Housing — Regional Spatial Strategy.

PPS3 - Housing.

COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

This application details the proposed change of use of the former De Tabley Arms to six
dwellings. The scheme involves the demolition of the enclosed terrace/balcony extension to
the front of the main building and demolition of extensions that link the main roadside
building to the barn to its rear. The latter would then become a free standing five bedroom
dwelling with the main building converted to form five dwellings with internal alterations and
rear extensions to accommedate the required living space.

Private garden areas would be formed to the rear of the main roadside building with the
erection of new garages to serve the proposed dwellings with a new access track leading
from the present car park around the rear of the dwellings to serve the garages. In total
three detached garage blocks are shown to the rear of the site as follows.




The building to serve plot 5 would accommodate double garage and stable/tack room/store
with approximate dimensions of 10.8m x 7m x 4.5m to the apex of its pitch. Plot 4 would
have a single garage some 3.5m x 7m x 3.5m in height and plots 2 and 3 would share a
double garage structure measuring approximately 7m x 7m x 4.5m in height. Construction
materials for all these detached buildings would be natural stone walling under slate roofs
with timber effect doors. Additional parking spaces would be provided for Units 2 to 5 to the
north of the building on part of the former car park. Plots 1 and 6 would have their parking
requirements served by the erection of a four bay garage type structure alongside these with
approximate dimensions of 11.8m x 7m x 4.8m in height. The structure would have a green
oak frame with weather boarding to the walls and timber garage doors with an eaves gap to
the slate roof above.

The hard surfaced car park to the north of the site would be taken up and reinstated as
either grass land or woodland tree planting.

The De Tabley is set to the east of Ribchester Road outside any defined settlement limit
within land designated open countryside. To its north and south are dwellings, to its west
the River Ribble and to its east, ie rear, a cricket field.

Matters for consideration are the principle of development, highway safety, visual and
residential amenity.

Principle

In respect of principle this scheme is for the conversion of a building to provide a number of
residential units. | am mindful of its commercial history but consent has been granted
previously, although not implemented, for the change of use of the building to a single
dwelling. Thus, | am of the opinion that in the first instance, the scheme should be assessed
under Policy H16 which concerns itself with the conversion of rural buildings. | am satisfied
that the scheme complies with the requirements of that saved plan policy. However, | am
aware that as the scheme would provide an additional five dwellings over and above the
existing manager's accommodation on site, regard should be had to more recent planning
policy as expressed in PPS3, the RSS and the Affordable Housing Memorandum of
Understanding which is a material planning consideration having regard to the relevant
policies of the RSS and the Council's Strategic Housing Market Assessment.

The RSS supersedes the Districtwide Local Plan in that it provides more up to date policy in
line with PPS3 which in turn sets out the underlying objectives of providing affordable
housing and the approach to determining applications. Policies L4 and LS of the RSS also
set out the development plan policies to be considered in the determination of this
application and their implementation is informed by the Affordable Housing Memorandum of
Understanding. The Affordable Housing Memorandum of Understanding is based upon the
evidence of the recently adopted Strategic Housing Market Assessment in arriving at the
localised thresholds and has been the subject of extensive public consultation. It has been
adopted by the Council as its affordable housing policy and adopted by Planning and
Development Committee as a material consideration. In respect of this development, the
threshold of development for requiring a quota of affordable housing is three dwellings or
more and the Council would, under the terms of the Affordable Housing Memorandum of
Understanding, seek 30% affordable units on site. The scheme in its submitted form does
not provide any element of affordable provision. However, the applicant has, under this
resubmission, provided information on the viability of the project to demonstrate that it would
not be feasible to provide any affordable contribution. Officers of the Council have studied
this information and concluded that on the basis of it there is no need to provide any
affordable units in this particular instance.




Highway

With regard to highway safety the County Surveyor has commented that the use of the
existing vehicular access for the six dwellings suggested would not have a detrimental
impact on the existing local highway infrastructure or activity in the immediate vicinity of the
site. For these reasons he raises no abjection to the development.

Residential Amenity

Turning to potential impact on adjacent residential amenity the dwellings to the north and
south of the site are set over 100m away in either direction. | am of the opinion that the
conversion of the buildings on site to six units with associated garden areas and garage
structures would not have an adverse impact on the amenities which those properties
currently enjoy.

Other Considerations

The remaining consideration, therefore, is visual impact. Works to the front of the building,
ie its roadside elevation, involve minor revisions to fenestration details and these are not
considered to harm the character and appearance of the structure. The majority of
alterations to the structure are to its rear and involve the demolition of sections that link the
roadside building to the former barn to its rear and provision of projecting two storey gables
and single storey lean-tos. In assessing these elements | am mindful of Policies H16 and
H17 and, in this particular instance, do not consider that these additions would (when
balanced against the miscellany of existing rear extensions) adversely affect the character or
appearance of this building. With regard to the detached curtilage buildings, these are sited
on land which could be argued to form part of the existing garden area to the De Tabley.
The structures are sited so that they run roughly in a line with the eastern gable of the
detached barn to be converted to a dwelling. They would be visible in the wider l[andscape
area but, in their revised form, | do not consider that any significant detriment would be
caused to the visual amenities of the area. A minor extension of the curiilage to the grounds
is proposed in order to facilitate the creation of the rear access track to serve the garages
and, again, having regard to the overall development | am of the opinion that an
unfavourable recommendation on the basis of a minor encroachment would prove difficult to
substantiate on Appeal. | have discussed the options given for the car park treatment with
the Council's Countryside Officer, ie grassland or woodland tree planting, and he has stated
that he would prefer a woodland as any new broadleaved woodland of an appropriate tree
type and species mix has the potential, amongst other things to make a contribution to
biodiversity.

Therefore, having very carefully assessed all of the above | am of the opinion that in design
terms, highway safety and residential amenity terms the scheme is in accordance with saved
plan policy and would not lead to significant detriment in terms of amenity considerations.
Sufficient financial information has been submitted in order to demonstrate that no
affordable housing is to be provided and | thus recommend accordingly.

SUMMARY OF REASONS FOR APPROVAL:

The proposal has no significant detrimental impact on nearby residential amenity, nor would
it have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That conditional planning permission be granted.



RIBBLE VALLEY BOROUGH COUNCIL

Depariment of Development

Council Oflices, Church Walk, Clitheroe, Lancashire, BB7 2RA

Telephone: 01200 425111 Fax: 01200 414488 Planning Fax: 01200 414487

Town and Country Planning Act 1990

PLANNING PERMISSION

APPLICATION NO: 3/2010/0202
DECISION DATE: 28 May 2010
DATE RECEIVED: 11/03/2010

APPLICANT: AGENT:

Mr P Ratcliffe Janet Dixon Town Planners Litd
Grassfloor Ltd 10A Whalley Road

Ribbleside House Clitheroe

Salesbury Hall Road Lancs

Ribchester BB7 1AW

Lancashire

PR3 3XU

DEVELOPMENT Change of use and conversion of former De Tabley Arms (restaurant with manager's
PROPOSED: accommodation) to six dwellings, including partial demolition of existing bulidings,

AT:
Ribble Val

alterations, extensions and erection of new garages (Resubmission of planning application
3/2009/0718).

Former De Tabley Arms Ribchester Road Clayton-le-Dale Lancashire PR3 3ZQ
ley Borough Council hereby give notice that permission has been granted for the carrying out of the

above development in accordance with the application plans and documents submitted subject to the following

condition(s):

1.

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

Reason: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990

The permission shall relate to the development as shown on Plan Reference 09-040 1000 Rev D
proposed ground floor plan; 09-040 1001 Rev B proposed first floor plan; 09-040 1002 Rev E proposed
elevations; 09-040 1003 Rev C proposed site plan; 09-040 1004 Rev B proposed garaging plans and
elevations; 09-040 1005 Rev B proposed streetscenes.

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

Precise specifications or samples of walling and roofing materials and details of any surface materials to
be used including their colour and texture shall have been submitted to and approved by the Local
Planning Authority before their use in the proposed works.

Reason: In order that the Local Planning Authority may ensure that the materials to be used are
appropriate to the locality in accordance with Policies G1 and ENV3 of the Ribble Valley Districtwide

Local Plan.

P.T.O.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2010/0202 DECISION DATE: 28 May 2010

4. All doors and windows shall be in timber and retained as such in perpetuity.

Reason: To comply with Policies G1 and ENV3 of the Ribble Valley Districtwide Local Plan to ensure
a satisfactory standard of appearance in the interests of visual amenity.

5. No development approved by this permission shall be commenced until a scheme for the disposal of foul
drainage to the foul treatment plant has been submitted to and approved in writing by the Local Planning
Authority. No part of the development shall be brought into use until such treatment plant has been
constructed and completed in accordance with the approved plans.

Reason: To prevent pollution of the water environment in accordance with Policy G1 of the Ribble
Valley Districtwide Local Plan.

6. No development approved by this permission shall be commenced until a scheme for the containment
and storage of manure has been approved by the Local Planning Authority. Such a scheme shall be
constructed and completed in accordance with approved plans.

Reason: To prevent pollution of the water environment in accordance with Policy G1 of the Ribble
Valley Districtwide Local Plan.

7. The development hereby permitted shall not be commenced until details of the landscaping of the site,
including the creation of a broadleaved woodland on the former car park and wherever possible the
retention of existing trees, have been submitted to. and approved in writing by, the Local Planning
Authority. The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their
distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any
changes of level or landform and the types and details of all fencing and screening.

The approved landscaping scheme shall be implemented in the first planting season following
occupation or use of the development, whether in whole or part and shall be maintained thereafter for a
period of not less than 5 years to the satisfaction of the Local Planning Authority. This maintenance
shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or
becomes seriously diseased, by a species of similar size to those originally planted.

Reason: In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley
Districtwide Local Plan.

8. Notwithstanding the provisions of the Town and Country Planning General Permitted Development
Order 1995 (or any order revoking or re-enacting that Order) any future extensions, external alterations
to the dwellings including any development within the curtilage as defined in Schedule 2 Part 1 Classes
A to F shall not be carried out without the formal written consent of the Local Planning Authority.

Reason: In The interests of the amenity of the area in accordance with Policies G1 and ENV3of the
Ribble Valley Districtwide Local Plan.

9. Notwithstanding the provisions of the Town and Country Planning General Permiited Development
Order 1995 (or any Order revoking or re-enacting that Order} any future additional structures, hard
standing or fences as defined in Schedule 2 Part [ Classes E and F, and Part 1T Class A, shall not be
carried out without the formal written consent of the Local Planning Authority.

Reason: In order that the Local Planning Authority shall retain effective control over the development
to ensure compliance with Policy G1 of the Ribble Valley Districtwide Local Plan and in the interests of’

safeguarding any adjacent residential amenity or visual amenity.
P.T.O.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2010/0202 DECISION DATE: 28 May 2010

10.

No development shall take place until the applicant, or their agent or successors in title. has secured the
implementation of a programme of archaeological work in accordance with a written scheme of
investigation which has been submitted by the applicant and approved by the Planning Authority.

Reason: The site is of archaeological importance and archaeological recording will be necessary during
any ground disturbance associated with the development to ensure that anything of archaeological
importance may be adequately recorded as required by Policies G1. ENV14 and ENV15 of the Ribble
Valley Districtwide Local Plan.

Relevant planning policy

Policy G1 - Development Control

Policy G5 - Settlement Strategy

Policy ENV3 - Development in Open Countryside

Policy H2 - Dwellings in the Open Countryside

Policy H12 - Curtilage Extensions

Policy H15 - Building Conversions - Location

Policy H16 - Building Conversions - Building to be Converted
Policy H17 - Building Conversions - Design Matters
Policy EMPI11 - Loss of Employment Land

Affordable Housing Memorandum of Understanding

L4 Regional Housing Provision - Regional Spatial Strategy
L5 Affordable Houisng - Regional Spatial Strategy

PPS3 Housing

Summary of reasons for approval

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an
adverse visual impact or be to the detriment of highway safety.

Note(s)

1. For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see the attached
notes.

2. The applicant is advised that should there be any deviation from the approved plan the Local Planning
Authority must be informed. It is therefore vital that any future Building Regulation application must
comply with the approved planning application.

3. The applicant's attention is drawn to the response from the Environment Agency dated 31 March 2010.

STEWART BAILEY

DIRECTOR OF DEVELOPMENT SERVICES

(%]



Report to be read in conjunction with the Decision Notice.

Application Ref: 3/2016/0815 ibble Valley
Date Inspected: 14/09/16 orough Council
Officer: RM

DELEGATED ITEM FILE REPORT: APPROVAL
Development Description: Change of use from public house with manager's accommodation

to five dwellings, including alterations, including creation of
gardens, garages and parking areas.

Site Address/Location: Eagle and Child, 8 Whalley Road, Hurst Green

CONSULTATIONS: Parish/Town Council

Very pleased that this building could be used to provide smaller houses which are much needed in
Hurst Green.

CONSULTATIONS: Highways/Water Authority/Other Bodies

LCC Highways: No objection to the proposal, however the 5m wide aces road will
mean that refuse vehicles will not enter the site.

Planning Policy: - Having discussed the proposal with the Councils’ Regeneration
* Team, it is considered that the development would constitute
. “regeneration benefits” and the principle of the development is
acceptable.

CONSULTATIONS: Additional Representations.

One letter of support has been received from a nearby resident, commenting the following:

e Delighted with the proposal;

* Local residents have been concerned by the gradual demise of this property;

¢ The proposal demonstrates careful consideration of the conservation of the original building
along with contemporary design features;

¢ If permission is not granted the site will be left with a derelict building.

RELEVANT POLICIES:
Ribble Valley Core Strategy:

Key Statement DS1 — Development Strategy
Key Statement DS2 — Sustainable Development
Key Statement EN2 — Landscape

Key Statement EN4 — Biodiversity and Heritage
Key Statement ENS — Heritage Assets

Key Statement H1 — Housing Provision

Policy DMG1 - General Considerations
Policy DMG2 - Strategic Considerations
Policy DME2 - Landscape and Townscape Protection



Policy DMG3 - Transport and Mobility

Policy DME3 - Site and Species Protection and Conservation

Policy DMEA — Protecting Heritage Assets !
Policy DMH4 — The Conversion of Barns and Other Buildings to Dwellings

National Planning Policy Framework (NPPF)
ASSESSMENT OF PROPOSED DEVELOPMENT:

Site Location/Address:

The application relates to the vacant Public House, known as the Eagle and Child in Hurst Green. The
site is located within the settlement boundary of Hurst Green and the Conservation Area, however
the site is located just outside of the Forest of Bowland AONB. The Hurst Green Conservation Area
Appraisal identifies the application property as a building of townscape merit.

The property itself is two storey and has a cement render finish. The building fronts directly onto
Whalley Road and has a traditional pitched roof design with large sash windows (with surrounding
stone detail) on the front elevation. To the side is a single storey lean to extension and to the rear a
number of single and two storey rear extensions. The site has two existing access points off Whalley
Road, one either side of the building and both of these lead to the existing car parking area to the L
rear of the building.

To the east is the detached dwelling at 10 Whalley Road and to the west is an attractive terraced
row (2, 4 & 6 Whalley Road) of residential properties, and this row is designated as a Grade 1l Listed E
Building. On the opposite side of Whalley Road is a cluster of bungalows and row of terrace
properties. To the south of the site are a number of agricultural buildings and beyond these are open
fields.

Description of Proposed Development:

The application seeks consent to convert the vacant Public House into five dwellings, including a two
storey side extension. Four of the proposed dwellings would be incorporated into the existing
building and the fifth within the proposed extension.

The propasal would provide a mix of both two and three bedroom dwellings and in order to provide
access two new door openings would be provided within the front elevation facing Whalley Road,
along with converting an existing window opening into a door. All other windows in the front
elevation would be retained and incorporated into the proposed use. At the rear the property would |

undergo significant changes, including the removal of some non-original outriggers and the creation .
of new window and patio door openings, along with raised external patio areas for the dwellings.

The proposed side extension would be located on the western elevation of the building and would
necessitate the removal of the existing single storey lean to extension. The new extension would be
set back 900mm from the main front elevation and have a contemporary design being constructed
with timber vertical cladding. The extension would have a pitched roof design with the eaves set at
the same height as the original building and the ridge just below.

Externally each dwelling would be provided with a modest sized curtilage, although additional
amenity/garden space would be provided for each property via a detached garden area. Car parking
would be provided (ten spaces) within the existing car parking area for the Public House and five of
these spaces would be within a oak framed car port area to be constructed in the south east corner



of the site. This car port would also provide secure cycle storage. The car port would measure 16.7m
leng by 5m deep and have a flat sedum style roof. Access to the car parking area would be via the
existing point to the west of the building with the existing access point to the east of the huilding
closed and this area used as a side garden for unit 1. A set of electronic gates, set back 8m within the
site, would be located at the access point off Whalley Road.

Relevant Planning History:

3/1989/0453 - Alterations and extensions - demolition of disused building and extension of car park
- granted subject to conditions

Principle of Development:

The proposed development falls within the Draft Settlement Boundary for Hurst Green, which is
designated as a ‘Tier 2 Settlement’ within the adopted Core Strategy.

Policy DMG2 {Strategic Considerations) requires that development within the Tier 2 Settlements and
outside of the defined settlement areas, must meet at least one of the following considerations:

1. The development should be essential to the local economy to social wellbeing of the area
2. The development is needed for the purposes of forestry or agriculture

3. The development is for local needs housing which meets an identified need and is secured as
such

4. The development is for small scale tourism or recreational development appropriate to a
rural area

5. The development is for small-scale uses appropriate to a rural area where a local need or
benefit can be demonstrated

6. The development is compatible with the enterprise zone designation.

This is reiterated within Key Statement DS1 and at table 4.12 of the Core Strategy, which stipulates
that the total number of houses to be located within Tier 2 Settlements over the plan period is 0.
Therefore, only housing which meets an identified local need or where a clear benefit can be
demonstrated will be acceptable in this location.

It is not considered that the proposed development would meet any of the considerations listed
within Policy DMG2, however the pub has been vacant since March 2015 and evidence has been
submitted with the application to demonstrate that the building has been unsuccessfully marketed
and that the continued operation as a Public House is not financially viable. As such there is a
legitimate concern that the building will continue to remain vacant and fall into a state of disrepair
unless an alternative use can be found.

In accordance with Policy DMB1 of the Core Strategy, proposals for the redevelopment of sites with
employment generating potential for alternative uses will be assessed with regard to the following
criteria:

1. The provisions of policy DMG1, and
2. The compatibility of the proposals with other plan policies of the LDF, and
3. The environmental benefits to be gained by the community, and



4. The economic and social impact caused by loss of employment opportunities to the borough,
and

5. Any agttempts that have been made to secure an afternative employment generating use for
the site (must be supported by evidence such as property agents details including periods of
marketing and response) that the property/ business has been marketed for business use for
a minimum of six months or information that demonstrates to the Council’s satisfaction that
the current use is not viable for employment purposes.

As mentioned above, the application is accompanied by information demonstrating that the use of
this property as a public house is not viable, hence the property being vacant for approximately 18
months.

With regard to housing in this location, the site falls within the Draft Settlement Boundary for Hurst
Green and would not be isolated from the village. However as mentioned elsewhere in this report,
the residential development on the site would only be acceptable if the housing were to meet
proven local needs or deliver regeneration benefits.

It is considered that the re-use of a vacant building (designated as a building of Townscape Merit),
within the conservation area would bring a number of benefits {discussed in more detail in design
section of the report) and with this in mind, it is considered that the creation of five 2 and 3
bedroom residential units in location would result in an improvement to the visual amenity of the
local area. The Council Regeneration Officer is also supportive of the proposal to bring this vacant
unit back into a viable use. It is accepted that the proposed extension would in itself provide an
additional dwelling, however the extension would have an almost identical footprint to the section
of the building that is to be demolished, the site is located within the settlement boundary and given
the regeneration benefits mentioned above it is considered that this is acceptable.

In summary, it is considered that the regeneration benefits of the proposal outweigh the harm in
accordance with Policies DMG2 and DMB1 of the Ribble Valley Core Strategy.

Visual Amenity/External Appearance/Impact Upon Conservation Area and Listed Building:

Section 66 of the Planning (Listed Buildings and Conservation Area) Act 1990 places a duty on the
Local Planning Authority in considering whether to grant planning permission for development that
affects a listed building or its setting, to have special regard to the desirability of preserving the
building or its setting or any features of special architectural or historic interest. Section 72 places a
similar duty on the local planning authority to pay special attention to the desirability of preserving
or enhancing the character or appearance of conservation areas.

The application site is located within the Hurst Green Conservation Area and adjacent to a terrace
row which is designated as a Grade |l Listed Building. The application building itself is highlighted as a
huilding of Townscape Merit Conservation Area Apprasial and this property, along with the adjacent
Listed Building collectively contribute to the significance of the conservation area. It is therefore
essential that the proposal respects the character and quality of the area. One of the 12 core
planning principles of the NPPF is to conserve heritage assets in a manner appropriate to their
significance, so that they can be enjoyed for their contribution to the quality of life of this and future
generations.

Similarly, Policy DME4 of the Ribble Valley Core Strategy requires development proposals to
“conserve” or “enhance” the character and appearance of Conservation Areas, and does not support

development that would cause harm to the setting of Listed Buildings.

The application seeks to retain and adapt the existing building by way of changing the use of the



former Public House to residential, and the erection of a two storey side extension, along with other
alterations. The footprint of the original building would not be altered, the proposed would involve
the demolition of an existing lean to extension at the side and sections of the rear, however these
are not original features and their loss would not detract from the simple form of the original
building. The installation of two new door openings in the front elevation, along with the conversion
of an existing window opening to a door would be sympathetic to the existing building and
surrounding area. At the rear the proposed alterations would not be highly visible to the public and
in any case would result in a visual improvement in compariscn to the existing rear elevation which
contains a number of unsympathetic extensions and detractions such as pipes, vents and plant
equipment associated with the former Public House use of the building. Other alterations include
the replacement of the existing windows and doors, with all replacements being timber framed, and
the re-rendering of the building due to its currently stained appearance. The application also
includes the erection of 1.2m high walls to delineate the residential boundaries.

The main alteration to the building is the proposed two storey side extension that would be sited on
the west facing gable elevation of the building, in place of the existing lean-to extension to be
demolished. The proposed extension would have a simple pitched roof to match the existing
property, but with a contemporary design. The extension would be constructed using timber
cladding and be modest in size, being set back from the front elevation of the building and below the
eaves so as to appear subordinate to the original building. Its contemporary design and use of
materials will clearly highlight this feature as a modern extension to the building so as not to
compete or appear pastiche.

With regard to the neighbouring listed building, the proposed extension would be sited 16m from
the gable elevation of 6 Whalley Road (Listed Building) and would therefore be no nearer than the
existing lean-to extension on the side elevation. It is accepted that the proposed extension would be
visually more prominent than the existing lean-to, however this in itself is not a reason to refuse the
application and it is considered that the simply yet contemporary designed extension would add a
feature of interest and contrast to the Conservation Area and nearby Listed Building. Additionally,
the set back of the extension from the front elevation of the building would mean that it is not
visible when approaching from the east and therefore would not obscure views of the listed
building. When approaching from the west the proposed extension would be highly visible, however
from this direction it is located beyond the listed building and therefore would again not obscure
views. The application also includes the installation of a set of gates on the access track serving the
development, close to the boundary shared with the listed building. These gates would be set back
from the highway and beyond the front elevation of the neighbouring listed building so as to reduce
the visual impact. It is not considered that the gates would have a visually harmful impact upon the
listed building or surrounding area and a condition has been attached requiring design details of the
gates to be submitted to the LPA prior to installation on site.

At the rear the application includes the construction of a car port area for the parking of five
vehicles. This car port would be sited in the south east corner of the site, away from public view and
this car port would be oak framed with vertical timber boarding and a flat sedum roof. To the south
of the site are a number of detached agricultural buildings and the design of the car port would
reflect the appearance and character of this nearby buildings, and therefore would have no negative
visual impact.

It should also be noted that the existing building and site is currently vacant, and has been for 18
months, and in its current disused state the site is beginning to detract from the conservation area
and the setting of the listed building. If left undeveloped the building/site would further detract from
the area and potentially reach the point where hoth the building is not capable of conversion and
site unusable. It is therefore considered that there are significant regeneration benefits and
advantages of bringing the site back into a viable use and these have been recognised by the Parish
Council and local residents who have commented in support of this proposal.



In view of all of the above, it is considered that the proposed development complies with the
requirements of The Planning {Listed Buildings and Conservation Area) Act 1990, the NPPF and
Ribble Valley Core Strategy as it would conserve the character and appearance of the Conservation
Area, and not have any negative impact upon the nearby listed building.

Impact Upon Residential Amenity:

To the south of the building are the proposed garden areas, the communal car parking area and then
a further area of detached gardens. Beyond these are the agricultural building and open fields and
therefore the proposed development would not have any impact upon land uses to the south. To
the north, on the opposite side of Whalley Road are the bungalows on Warren Court. The
application building is located approx. 18m from these bungalows and the front elevation, including
ground and first floor windows, would look towards these bungalows. The first floor windows in the
Public House were previously used for residential purposes and proposal would therefore have no
greater impact upon the houses opposite than the existing situation.

To the east is the detached dwelling at 10 Whalley Road and this property is set further back and at a
slight angle in comparison to the application building. The front elevation of 10 Whalley Road
therefore faces towards the gable elevation of the application property, The gable elevation of the
application dwelling would remain blank and therefore the proposed development would have no
greater impact upon the residential amenity of the occupants of 10 Whalley Road than the existing
building.

To the west is the listed terrace row, and the gable elevation of number 6 Whalley Road would face
the side elevation of the proposed two storey extension. The gable elevation of number 6 Whalley
Road contains a very small window in the first floor which does face the proposed extension,
however with a separation distance of 16m it is not considered that the extension would result in a
loss of outlook or daylight from this neighbouring property. In terms of privacy and overlooking, the
proposed window in the side elevation of the extension would serve a bathroom and a condition has
been attached to ensure that this is obscurely glazed.

In view of the above, the proposed change of use, along with the proposed extensions and
alterations, would share an acceptable relationship with nearby residential dwellings and other
surrounding land uses. :

Access and Highways:

The proposed dwellings would be accessed via the existing point off Whalley Road and no objection
has been received from LCC Highways in relation to this proposal.

The development would provide 10 car parking spaces for the five dwellings and the 5m width of the
internal access track means that bin lorries will not enter the site. The applicant is aware of this and
has confirmed in writing that residents will position their bins on Whalley Road on collection day.
Internally there is sufficient space within the site for vehicles to be able to enter and leave in forward
gear and the electronic gates would be set 8m back from the carriage way to prevent vehicles
overhanging the highway whilst waiting for the gates to open.

Ecclogy:

The application is accompanied by a bat survey which found no evidence of roosting bats, however



the survey does recommend the proposal include a new permanent self-cleaning bat box for
roosting and hibernaticn. A condition requiring details of the provisions for roosting bats to be
submitted for the written approval of the LPA has therefore been attached along with the standard
informative in respect of work ceasing if evidence of bats are found on site.

Observations/Consideration of Matters Raised/Conclusion:

In summary, due to the regeneration benefits the proposal would bring, the principle of the
residential conversion of this building within the Tier 2 Settlement of the Hurst Green is considered
to be acceptable in accordance with the Ribble Valley Core Strategy. The proposed extension and
alterations to the building would share an acceptable visual relationship with the surrounding area,
including the Hurst Green Conservation Area and Listed Building, and would not have an undue
impact upon nearby residential properties. The application is therefore recommended for approval.

RECOMMENDATION: That conditional planning permission be granted
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DATE RECEIVED: 26/08/2016

APPLICANT: AGENT:

Mr M Bell Mrs J Douglas

Manor House Judith Douglas Town Planning Ltd
Hodder Bridge 90 Pimlico Road

Chaigley Clitherce

Clitheroe BB7 2AH

BB7 3LS

DEVELOPMENT Change of use from public house with manager's accommodation to five dwellings,
PROPOSED: including side extension and alterations, along with creation of gardens, garages and

AT:

parking areas.
Eagle and Child 8 Whalley Road Hurst Green BB7 9QJ

Ribble Valley Borough Council hereby give notice that permission has been granted for the carrying out
of the above development in accordance with the application plans and documents submitted subject to

the following condition(s):

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,

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:

2841 003 C (amended plan received 24/10/16)
2841 004 D (amended plan received 24/10/16)
2841 006 (amended plan received 11/10/16)

2841 007 A (amended plan received 11/10/16)

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

P.T.O.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2016/0815 DECISION DATE: 25 October 2016

3. Notwithstanding any description of materials in the application and the requirements of
condition 2 of this permission, samples or full details of all materials to be used on the
external surfaces of the development hereby approved shall have been submitted to and
approved in writing by the Local Planning Authority prior to their use on site. Such details shall
include the type, colour and texture of the materials. The development shall thereafter be
implemented in accordance with the duly approved materials.

Reason: In order to ensure use of appropriate materials which are sympathetic to the
character of surrounding buildings and area in the interests of visual amenity in accordance
with the requirements of Core Strategy Policies DMG1, DME4 and DMH4, and the National
Planning Policy Framework.

4, Notwithstanding the requirements of condition 2 of this approval, within 3 months of
development first taking place, full details of the siting, height, design, materials and finish to
be used in the construction of all boundary treatments to the site 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 any 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 and significance of Hurst Green Conservation
Area in accordance with Key Statement EN2 and Policies DME4, DMG1 and DMH4 of the
Ribble Valley Core Strategy.

5. Notwithstanding the details shown on the approved plans and the requirements of condition
2 of this permission, within three months of development first taking place 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 achieve a satisfactory level of landscaping in the interests of visual amenity
in accordance with the requirements of Policy DMG1 of the Ribble Valley Core Strategy.

P.T.0.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2016/0815 DECISION DATE: 25 October 2016

6. Notwithstanding the submitted details, no development, including any site preparation,
demolition, scrub/hedgerow clearance or tree works/removal shall commence or be
undertaken on site until details of the provisions to be made for building dependent species of
conservation concern, artificial bat roosting boxes, have been submitted to, and approved in
writing by the Local Planning Authority.

For the avoidance of doubt the details shall identify the nature and type of the boxes/artificial
roosting sites and the locations(s) or wall and roof elevations into which the above provisions
shall be incorporated.

The artificial bat boxes shall be incorporated into the surrounding area or building during the
construction/conversion stage of the development and made available for use before any
dwelling hereby approved is first occupied and thereafter retained. The development shall be
carried out in strict accordance with the approved details.

Reason: In the interests of biodiversity and to enhance nesting/roosting opportunities for
species of conservation concern and to reduce the impact of development in accordance with
Key Statement EN4 and Policies DME2 and DME3 of the Ribble Valley Core Strategy.

7. 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 dwellings 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 development and locality and
the amenities of nearby residents in accordance with Key Statement EN2 and Policies DMG1,
DME4, DME2 and DMH4 of the Ribble Valley Core Strategy.

8. Notwithstanding the provisions of Classes A-l 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 development and locality and
the amenities of nearby residents in accordance with Key Statement EN2 and Policies DMG1,
DME4, DME2 and DMH4 of the Ribble Valley Core Strategy.

9. The site shall be drained via separate systems for the disposal of foul and surface water.

Reason: To secure a satisfactory system of drainage and to prevent pollution of the water
environment in accordance with Policy DMEG of the Ribble Valley Core Strategy.
P.T.0.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2016/0815 DECISION DATE: 25 October 2016

10.

11.

12.

13.

14,

All new and replacement windows and doors, except those to be installed within the two
storey side extension, shall be of timber construction and full details of the window frames to
be utilised in the development hereby permitted, including samples if so required, shall be
submitted to and approved in writing by the Local Planning Authority before any such frames
are installed in the development. Such details shall indicate, at a scale of not less than 1:20,
the longitudinal and cross-sectional detailing, reveal, and means of opening together with any
finished treatment. The window frames shall be installed in accordance with the approved
details and thereafter so maintained.

Reason: In order to safeguard the appearance and significance of Hurst Green Conservation
Area in accordance with Key Statement EN2 and Policies DME4, DMG1 and DMH4 of the
Ribble Valley Core Strategy.

All new window/door cills and lintels shall be natural stone and full details or samples of the
materials to be used for the cills, lintels and any external steps shall be submitted to and
approved in writing by the Local Planning Authority before installation on site. The
development shall be implemented in complete accordance with the approved details and
retained as such thereafter.

Reason: In order to safeguard the appearance and significance of Hurst Green Conservation
Area in accordance with Key Statement EN2 and Policies DME4, DMG1 and DMH4 of the
Ribble Valley Core Strategy.

Unless otherwise agreed in writing with the Local Planning Authority, all new and replacement
gutters shall be cast iron or aluminium supported on 'drive in' galvanised gutter brackets.

Reason: In order to safeguard the appearance and significance of Hurst Green Conservation
Area in accordance with Key Statement EN2 and Policies DME4 DMG1 and DMH4 of the Ribble
Valley Core Strategy.

The car parking and manoeuvring areas shall be provided as shown on Drawing Number 2841
007 A (amended plan received 11/10/16) prior to the first occupation of any dwellinghouse
hereby permitted, and shall be permanently maintained thereafter clear of any obstruction to
their designated purpose.

Reason: In the interests of highway safety and to comply with Policy DMG1 of the Ribble
Valley Core Strategy.

Unless otherwise agreed in writing by the Local Planning Authority, no building or engineering
operations within the site or deliveries to and from the site shall take place other than
between 07:30 hours and 18:00 hours Monday to Friday and between 08:30 hours and 14:00
hours on Saturdays, and not at all on Sundays or Bank Holidays.

Reason: In order to protect the amenities of existing residents in accordance with Policy
DMG1 of the Ribble Valley Core Strategy.
P.T.O.



RIBBLE VALLEY BOROUGH COUNCIL
PLANNING PERMISSION CONTINUED

APPLICATION NO. 3/2016/0815 DECISION DATE: 25 October 2016

15.

16.

Note(s)

The first floor bathroom window in the west facing elevation of the extension hereby
permitted shall be fitted with obscure glazing (which shall have an obscurity rating of not less
than 4 on the Pilkington glass obscurity rating or equivalent scale) and shall be non-opening,
unless the parts of the window which can be opened are more than 1.7 metres above the
floor of the room in which the window is installed. The windows shall remain in that manner
in perpetuity at all times unless otherwise agreed in writing by the Local Planning Authority.

Reason: To protect nearby residential amenity in accordance with Policy DMG1 of the Ribble
Valley Core Strategy.

Prior to installation on site, full details of the proposed new gates to be sited on the access
track shall have been submitted to and approved in writing by the Local Planning Authority,
such details shall include the size, design, appearance and materials. The development shall
be carried out in complete accordance with the approved details and retained as such
thereafter.

Reason: In order to safeguard the appearance and significance of Hurst Green Conservation
Area in accordance with Key Statement EN2 and Policies DME4, DMG1 and DMH4 of the
Ribble Valley Core Strategy.

For rights of appeal in respect of any condition(s)/or reason(s) attached to the permission see
the attached notes.

The applicant is advised that should there be any deviation from the approved plan the Local
Planning Authority must be informed. It is therefore vital that any future Building Regulation
application must comply with the approved planning application.

The Local Planning Authority operates a pre-planning application advice service which
applicants are encouraged to use. Whether or not this was used, the Local Planning Authority
has endeavoured to work proactively and positively to resolve issues and considered the
imposition of appropriate conditions and amendments to the application to deliver a
sustainable form of development.

If any evidence of bats is found at any time during works then works should cease immediately
and advice sought from Natural England or a suitably qualified bat worker.

JOHN HEAP
DIRECTOR OF COMMUNITY SERVICES






