
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: AD/JS

	Application No: 
	3/2009/0179/P (LBC) AND 3/2009/0178/P (PA)

	Development Proposed:
	Lounge extension to side of dwelling at Rodhill Lodge, Bolton-by-Bowland.

	CONSULTATIONS: Parish/Town Council

	Parish Council – No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	RVBC (Countryside Officer) – following comments on previous application (the Silver Birch has some visual amenity value and is significant) has undertaken a formal assessment of visual amenity value and calculated the necessary root protection zone. The proposed development will result in loss of the Silver Birch.

Historic amenity societies – consulted, no representations received.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990

Policy ENV19 – Setting of Listed Buildings

Policy ENV20 – Demolition/Alteration of Listed Buildings

Policy ENV1 - Area of Outstanding Natural Beauty.



	POLICY REASONS FOR REFUSAL:

	The proposal would be harmful to the character and setting of the listed building because of the unsympathetic design of its south-west elevation and the considerable loss of important historic fabric. The proposal would result in the loss of the adjacent Silver Birch tree which makes a positive contribution to the Forest of Bowland AONB.  



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

	Rodhill Gate Farmhouse is a Grade II listed house of the early 18th Century.  It is conjoined with former agricultural buildings in a single rectilinear range in the common local vernacular farmstead planform.  The former agricultural elements are not referred to in the list description but it would appear that they are part of the listing by virtue of section 1 (5) of the Planning (Listed Buildings and Conservation Areas) Act 1990.

Rodhill Lodge is a residential conversion (3/90/0622) of the gable end section of the range.  Public rights of way pass the site on its south east and south west boundaries.  The site is within the Forest of Bowland Area of Outstanding Natural Beauty.  

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.  

In February 2007 listed building consent and planning permission was refused for a proposed conservatory at the north west elevation. In September 2007 a revised scheme was refused listed building consent and planning permission; this decision was upheld at appeal. In October 2008 officer’s advised of concerns in respect to a revised scheme; the scheme now submitted differs to this in having additional demolition of historic fabric.

PPG15 para 3.13 advises that:

“Many listed buildings can sustain some degree of sensitive alteration or extension to accommodate continuing or new uses… nevertheless, listed buildings do vary greatly in the extent to which they can accommodate change without loss of special interest …. some listed buildings are the subject of successive applications for alteration or extension:  in such cases it needs to be borne in mind that minor works of indifferent quality, which may seem individually of little importance, can cumulatively be very destructive of a building’s special interest”.  

PPG 15 para 2.16 advises that:

“… the setting is often an essential part of the (listed) building’s character…”

Para 2.17 advises that:

“The setting of individual listed buildings very often owes its character to the harmony produced by a particular grouping of buildings… and to the quality of the spaces created between them”. 

The Conversion of Traditional Farm Buildings: A Guide to Good Practice ( English Heritage, October 2006 ) states at page 29 that ‘’ ..Overtly domestic extensions such as porches and usually conservatories are alien in character and can rarely work successfully within the context of historic farm buildings.’’

Para 5.13.19 of the Districtwide Local Plan indicates the general design requirements of the Borough Council in respect of building conversions:  

“(d) Extensions and Additions

Farm buildings are operational structures with a functional simplicity which is part of their appeal.  Changes to the roof slope, amendments to the eaves line, addition of porches and chimney stacks would contribute to complexity and a loss of original character.  It is important that farm buildings are preserved in their original form without alien, urban additions or alterations.”

Para 5.13.17 also states that :

…conversion of listed farm buildings to residential use can seldom be carried out without significant damage to the fabric of the building.  Such development will only be allowed as a last resort in securing their conservation…”

A design and access statement has been submitted by the agent.  This suggests that Rodhill Lodge is a former shippon.  It is also stated that the habitable rooms of Rodhill Lodge have only two views, to the south west and the north west.  Other views are blocked by the garage, the barn and the dwelling of the neighbour.  Ground floor rooms, ie the kitchen and lounge, have narrow heavy mullioned windows which limit natural light penetration.  The lounge has two sets of windows, one overlooking the parking area at the side of the dwelling, the other into a high embankment towards the rear field.  In the long Summer evenings and during the day little natural light enters the living room via the windows which are set into the deep revealed walls, resulting in the need for electric lights to be switched on.  

Whilst the Planning Inspector agreed that the works of conversion that formed Rodhill Lodge were not particularly sensitive he believed that the important agricultural origins of Rodhill Lodge were still readily discernible. He accepted that whilst views of the proposal were very limited no great weight could be attached to this because listed buildings are protected for their intrinsic value. He also referred to the proposed stone gables being of simple form and not out of place against the agricultural origins of the listed building and of the Silver Birch making a positive contribution to the AONB [he believed its loss would be harmful and contrary to ENV1 (AONB) and ENV13 (trees)].

The proposed extension has window openings behind ‘stable style door shutters’ at the south-west gable which replaces the blank stone gable in the scheme considered at appeal ; this elevation would be immediately adjacent to the barn’s most altered walling and, in my opinion, would further compromise the integrity and honesty of form of the historic agricultural building. The proposal would result in the loss of the Silver Birch. The proposal would result in demolition of the former shippon’s ground floor north-west wall. 



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


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














