
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/EL

	Application No: 
	3/2009/0082 (PA) & 0083 (LBC)

	Development Proposed:
	First floor bedroom extension and associated alterations at The Spread Eagle Hotel, Sawley

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No objections on highway safety grounds.  However, grateful for agent/applicant’s confirmation that no scaffolding/other introduced to reduce operating width of highway. 

Lancashire County Council (Archaeology) – No archaeological comments.

Environment Agency – No objection in principle; in Flood Zone 2 and no Flood Risk Assessment, however first floor proposal and risk low.  



	CONSULTATIONS: Additional Representations

	Objections received from residents of Mystle Cottage.

1.
Misleading description – implies an extension to an existing room but 11 new bedrooms;

2.
Bedroom and terrace that would overlook their property, particularly garden;

3.
Increased height would impact in terms of loss of light to their property;

4.
Increased noise disturbance especially late at night.



	RELEVANT POLICIES:

	Planning (Listed Buildings & Conservation Areas) Act 1990.

Policy ENV19 - Listed Buildings (setting).

Policy ENV20 - Proposals Involving Partial Demolition/Alteration of Listed Buildings.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy G1 - Development Control.



	POLICY REASONS FOR REFUSAL:

	Extension dominates historic build in scale, material and situation. Overlooking of adjoining residents.  



	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 (B01034) the property was extended along its elevation to the River Ribble – with flat roofs and large picture windows. 

In February 2008 (letter 11/02/08) the agent was advised that a proposed first floor extension ‘would further emphasise the domination of the modern build to the detriment of the listed building’.  

In April 2008 (3/2008/0138 & 0139) planning permission and listed building consent was granted for proposed internal alterations and replacement of windows to the north elevation of the modern build. 

The site inspection (24 March 2009) has revealed that the previously whitewashed ‘slobbered watershot rubble’ referred to in the list description and the hitherto unified appearance of the front elevation has been lost – whilst the exposed stonework provides evidence for the building being constructed in a number of phases, it has resulted in an unfinished and undignified main façade.  Furthermore, the wall appears to have been repointed wholesale in a ribbon-type pointing which contrasts in colour with the limestone section of the façade and is particularly inappropriate for the newly exposed watershot stonework (see photos seh2 and se3). Furthermore, the open timber porch mentioned in the list description has been stripped of its paintwork.

In my opinion the proposed first floor extension would result in the domination of the historic build in scale (relationship between and massing of new build and historic build), material (weather boarding is not generally part of Lancashire’s vernacular and has strong associations to the south east of England and the United States of America) and situation (side elevations are prominent, including views from Sawley Abbey scheduled monument).  This would be contrary to the guidance in PPG15 paragraph C.7.  Photos seh7 and 14 indicate the likely intervisibility between the extension and the scheduled monument.

Little information/justification as regards proposed internal alterations has been submitted.  However, site inspection shows that historic fabric is to be lost.  

Site inspection included an assessment from the (flat) roof top of the modern build.  Photo seh13 indicates likely overlooking from proposed bedroom 11 and its terrace which I consider to be harmful to the residential amenities of the residents of Mystle Cottage.  



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


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














