
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2006/0281/P

	Development Proposed:
	Extend Middle Flass Lodge with two ground floor extensions which will be used for a lounge and bedroom at Middle Flass Lodge, Settle Road, Forest Beck, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has informally expressed the view that the side extension should be resisted as the access should be wide enough for two-way use for 20m minimum back from the main road.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H17 - Building Conversions - Design Matters.

Policy H18 - Extensions to Converted Buildings.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT2 - Small Hotels and Guest Houses.



	POLICY REASONS FOR REFUSAL:

	Policy G1 detrimental to highway safety.  Policies G1, ENV1, RT2 and H18 unsympathetic extensions to detriment of character of barn and aonb.



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

	Consent is sought for two extensions to a guest house which is the result of a previous barn conversion within the Area of Outstanding Natural Beauty.  First a rear bedroom (ambulant disabled) extension is proposed having a footprint of approximately 5.6m x 5.2m with its roof profile being lean-to in order to form a catslide type profile.  To the gable of the building a lounge extension is shown some 4.4m x 6.5m x 4m to the apex of its pitch with both extensions being built of stone under slated roofs.  The building backs onto Settle Road with the lounge extension actually encroaching onto the access into the overall site.  The County Surveyor would not wish to see this reduced to only 3.8m within 20m of the main road.  There are also concerns with how the proposal would accord with plan policy – in particular the effect of the extensions on the character of the building.  As stated previously the building, as it now stands, is the result of a barn conversion which led to the creation of a relatively unadorned fascade.  Policy H18 of the Plan concerns itself with extensions to previously converted buildings and requires consideration to be given to the scale and massing of any proposal in relation to the character of the building and the surrounding area.

This sentiment is also echoed within Policy RT2 of the Plan.  Policy H18 then cross references to Design Guidance Policy H17.  It is considered that the gable extension and change to the roof slope on the rear elevation would contribute to the complexity and loss of original character of this building which would also be to the detriment of the visual amenities of the Area of Outstanding Natural Beauty in which it is set. 

It is for these reasons that the scheme should be resisted.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














