Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/JS

	Application No: 
	3/2008/0138/P (PA) and 3/2008/0139/P (LBC)

	Development Proposed:
	Internal alterations and replacement of windows to north elevation (part) at The Spread Eagle Hotel, Sawley. 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.  Why not all windows on northern side?



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	English Heritage – Do not wish to offer any comments on this occasion.  Determine in accordance with national and local policy guidance and on basis of RVBC specialist conservation advice.  If minded to grant, forward to Government Office North West.

Lancashire County Council (Archaeology):  No archaeological comments to make.

Historic amenity societies – Consulted, no representations have been received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV19 - Listed Buildings.

Policy ENV20 – Alterations/Partial Demolition of Listed Buildings

Policy ENV16 - Development Within Conservation Areas.

Policy ENV1 - Area of Outstanding Natural Beauty.



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

	The Spread Eagle Hotel is a Grade II listed public house of the early 19th Century prominently sited (corner site) in Sawley Conservation Area. The site is within the Forest of Bowland Area of Outstanding Natural Beauty.

In 1965 (BO1034) the property was extended along its elevation to the River Ribble – with flat roofs and large picture windows.  

At pre application concern was expressed that the proposed windows would be “dishonest” and too close a copy of the distinct tripartite windows at the front elevation of the historic build.  In my opinion this would have resulted in the extensions dominating the historic build and a confused “reading” of the historic site.  Whilst I still have some concern as to the “honesty” of the new fenestration, I believe the overall impact will be positive and therefore acceptable. 

A historic photograph (from the 1920s) displayed in the Hotel shows the historic gable with single arch headed windows at both ground and first floor. Application BO 1570 confirms that the ground floor window was replaced with a large picture window in the 1960s. The suggestion of a faithful restoration of this treatment has been declined by the agent.  

A site inspection revealed that considerable and important internal historic fabric was proposed to be demolished.  Following negotiation most of this work has now been deleted from the scheme.

In my opinion the scheme now has an acceptable impact on the character and setting of the listed building and the character and appearance of Sawley Conservation Area.

The works for which referral to Government Office North West would have been necessary have been deleted.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal, subject to amendment by condition, will have an acceptable impact upon the character and setting of the listed building. 



	RECOMMENDATION: That conditional planning permission and listed building consent be granted.


DATE INSPECTED: 














