Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: JM/JS

	Application No: 
	3/2010/0242/P and 3/2010/0243/P (LBC) 

	Development Proposed:
	First floor extension to form bedrooms at The Spread Eagle Hotel, Sawley.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to the above but have the following observations regarding concerns of on-street parking at the entrance which may be due to the deteriorating car park. Improvements to the hotel have been long supported. However road safety issues  cannot be compromised.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Amenities Societies – No representations have been received.



	CONSULTATIONS: Additional Representations and Advertisement

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Building in Conservation Areas) Act 1990.

PPS5 – Heritage

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV19 - Listed Buildings.

Policy ENV20 - Proposals Involving Partial Demolition of Listed Buildings.

Policy G1 - Development Control.



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

	The main considerations in the determination of these applications relate to the impact of the extensions as well as the internal works and the character of the setting of the listed building and whether the proposed works would bring substantial benefits to the community.

Further considerations also relate to the impact on the appearance of the Sawley Conservation Area, residential amenity and highway safety.

It is relevant to have regard to a recent appeal decision in which, although dismissing a planning appeal for a similar proposal, the Inspector concluded that the main harm related to the internal works which have now been approved.  In assessing the external impact the planning inspector stated “the development would result in the loss of the flat roof; the provision instead of a first floor with pitched roof in the north elevation facing the river and the north west elevation facing towards the bridge over the river. This new build would blend in well with the existing buildings in terms of roof shape, fenestration and choice of external finishing materials.  Paragraph 3.13 of PPG15 points out the impact that works, cumulatively, can have on buildings of special interest.  Although the massing of the building would be further increased the works would, on balance, preserve the character and appearance of the listed building and cause no harm to its setting.  They would preserve the character and appearance of the Conservation Area and conserve the natural beauty of the Area of Outstanding Natural Beauty.  They would not be out of accord with policy in the development plan or national policy advice”.
Although I remain of the opinion that the proposal would cause visual harm and in many respects the flat roof scheme is the lesser of two evils, I must be pragmatic and have regard to the Inspector’s decision.  In doing so I consider that it is proper to approve the application.

In terms of residential amenity impact there are no significant issues nor would the proposal result in any conditions to the detriment of highway safety. 

There may be increase in usage of the public house, which in many respects may benefits its retention as a local facility.  

Notwithstanding the case that there will be some visual impact I consider, having regard to the Inspector’s decision, that a recommendation of approval for both planning permission and listed building consent are appropriate.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant visual impact on the listed building or adverse affect upon the setting of the Conservation Area. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














