
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/JS

	Application No: 
	3/2006/0278/P (LISTED BUILDING CONSENT)

	Development Proposed:
	Retrospective application for installation of 19 No. uPVC windows and 2 No. uPVC doors (LBC) at Hodder Bank, Hodder Court, Knowles Brow, Stonyhurst

	CONSULTATIONS: Parish/Town Council

	Parish  Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Nearby Residents

	Two letters received from owners of Hurst Bank and Apartment 5 Hodder Court (same people) – no objections as Hodder Bank is a rendered property and looks modern.  

One letter of objection refers to the presence of other uPVC windows on the building.  Suggests that little of the fabric of Hodder Court is original.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990



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

	Hodder Place is a grade II listed house, once a preparatory school for Stonyhurst College, now divided into flats.  Late 18th Century with early 19th Century additions and later 19th Century extensions (list description).  The list description refers to the south front and east façade only.

Following consultation with the Borough Council’s Legal Services Manager and based on the evidence available, the applicants were advised in February 2006 that Hodder Bank was considered to be part of the “listed building”.  

Hodder Bank has a modern appearance.  The applicants have discussed the property with the original developer and report (10 November 2005) that the house was built around 1927 and was the Infirmary.  It was constructed of brick and breeze block with the gable end wall being thermolite block;  the house was gutted inside with no internal walls;  the concrete floors are the only surviving structures of the building inside.

Application 81/446 appears to be the implemented conversion.  The plans for application 81/1007 (amendment to main scheme) may also show what 81/446 proposed for Hodder Bank.  The present modern appearance of Hodder Bank would appear to date from this time, ie balcony, oriel window, garage provision.  There are no existing plans but the proposed plans (no elevations) do not refer to window changes (other than blocking or conversion to doors).  No reference to window change elsewhere at Hodder Court is made.  Also, the degree of new build suggested by the developer for Hodder Bank is not evident from the plans.

Hodder Court (particularly the rear elevation) suffers from modern window installation (uPVC windows and stained timber double glazed).  I am mindful of that shown on 81/1007 in respect of minimal change to fenestration but also conscious that, according to the applicants, the building wasn’t listed until the 22 November 1983.  The list description refers to the property already having been divided into flats.  Therefore, could much of this work been undertaken prior to listing?

The applicants confirm (27 March 2006 telephone conversation) that they replaced existing timber windows with the uPVC windows.  Unfortunately, no photos of the timber windows and their contribution to the character of the listed building has been provided with this application.  I understand the applicants have been unable to find any historic photos for this site.

Therefore, it would appear that the late date of listing has resulted in some loss of character and a re-modelling of this early C20 rear extension to Hodder Place. I am of the opinion that in this instance, given the existing character of this part of the listed building, the use of uPVC windows does not detract from the character and setting of the listed building to an extent to warrant refusal.



	RECOMMENDATION: That conditional listed building consent be granted.


DATE INSPECTED: 

















