
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/CMS

	Application No: 
	3/2006/0994/P (PA) & 3/2005/0995/P (LBC)

	Development Proposed:
	CONSTRUCTION OF A CONSERVATORY TO PROVIDE ADDITIONAL LIVING AT RODHILL LODGE, 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) - No observations received.

Environment Agency – N/A.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H18 - Extensions to Converted Buildings.



	POLICY REASONS FOR REFUSAL:

	The proposal would be harmful to the agricultural character of the listed building because of its size and domestic form and appearance.This would be contrary to Policy ENV19 of the Districtwide Local Plan and Policy 21 of the Joint Lancashire Structure Plan.



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

	Rodhill Gate Farmhouse is a Grade II listed house with attached barn.  The gable end section of the barn is now Rodhill Lodge (converted in 1990).

In 2001 listed building consent and planning permission was refused for a proposed dormer at the front elevation.  The officer’s file report notes that “The previously approved barn conversion scheme, dating from 1990 would not meet current design standards insofar as it introduces a very strong domestic appearance to the gable end elevation …”.

In August 2001 listed building consent and planning permission was granted for studio in roof space and addition of three roof lights at the front elevation roof slope.This does not appear to have been implemented.

I would agree with the officer’s file report of 2001 and in my opinion the barn conversion has had a detrimental impact upon the character of the listed building.  The gable was completely re-modelled in the conversion and unfortunately is the element of the listed building first seen on the approach along Rodhill Lane.  Public rights of way pass the site along its south east and south west boundaries – the proposed conservatory would be seen from the bridleway to the south west.

Whilst the proposal is part hidden from public views by land levels in my opinion it further domesticates this agricultural building to the detriment of listed building character.



	RECOMMENDATION: That planning permission and listed building consent be refused.
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