Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/EL

	Application No: 
	3/2009/0203 (LBC) & 3/2009/0204 (PA)

	Development Proposed:
	Extensions and alterations to listed building and its setting to provide improved accommodation (established Class C2 Use) including proposed alterations and introduction of en-suites within existing rooms (LBC), proposed alterations to modern rear extension to provide improved accommodation and improved disabled access, erection of new free standing accommodation block and improved parking and circulation areas.  Amended details following listed building consent 3/2006/0913/P and 3/2008/0824/P at Thistle Manor, Edisford Road, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Lancashire County Council (Highways) – No objection on highway safety grounds. The access on to Edisford Road is of a satisfactory design, providing safe ingress and egress and securing acceptable visibility splays.  The parking provisions: 13 car parking spaces including two mobility spaces, and an additional motor cycle space, comply with the relevant LCC standards.

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

Society for the Protection of Ancient Buildings – In general do not object to the proposals.  However, draw attention to 

1.
The design and access statement explains that all window glass will be replaced with toughened glass.  Suggest that if of significant age and worthy of retention, that an alternative solution is proposed.  Perhaps providing secondary glazing might be more appropriate.

2.
The design and access statement explains that some restrictive access widths will be widened but does not identify exactly where this will occur.  Clearly, this will require special attention to ensure minimal damage to the historic fabric.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990.

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

Policy ENV19 - Listed Buildings (setting).

Policy G1 - Development Control.



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

	Roefield is a Grade II listed house of the 18th century with 19th century alterations (list description).  Roefield and its Grade II listed stables (now part of Roefield Leisure Centre) form a group.  The historic walled garden to Roefield is immediately to the east and is now the site of the detached residential Roefield Reach.  Roefield has been extended to the rear (two storey) in modern times with the formation of a part enclosed yard.  

3/2008/0824/P – LBC granted 18 November 2008 for alterations and introduction of en-suites within existing rooms to provide bedroom accommodation for residents of the care home.

3/06/0912 & 3/06/0913 – LBC and PP granted 7 February 2007 for extensions and alterations to adjoining bedroom annex to form additional bedrooms.

3/06/0634 & 0635 – LBC and PP applications.  Withdrawn 14 September 2006 for extensions and alterations to form additional bedrooms.

3/06/0528 – LBC refused 31 July 2006 for the retention of a rough cast render to the west gable.

3/05/0755 – Reserved matters application granted 27 October 2005 for the erection of a 10 bed accommodation block.

3/05/0013 – Outline planning permission application.  Granted 4 March 2005 for the erection of a 10 bed accommodation block.

3/04/1055 – Outline planning permission application.  Withdrawn 12 November 2004 for the erection of a 10 bed accommodation block.

The proposed works involve some loss of/alteration to historic fabric.  Accommodation of the new lift results in the removal of historic walling including the loss of a decorative coloured glass rear first floor window in an Arts and Crafts style.  The proposed wholesale replacement of glazing with toughened glass will also impact.  However, in my opinion the works necessary to install the lift are considered and the loss of historic fabric is limited.  Most existing external glazing is mid-late 20th century (also most window frames appear to be late Victorian/Edwardian).  However, mindful of the advice of PPG15 paragraph C.48, Old Glass, I would be concerned at loss of the rear stair window and internal vestibule glazing which is distinctive and appears to date to Victorian and Edwardian re-modellings.  The agent has confirmed (12 May 2009) that this glazing is not to be altered.  He also confirms that no historic fabric will be lost in the installation of the toughened glass.  

I am concerned at the proposed refenestration of the modern build in windows with UPVC frames (existing are timber).  This would be inconsistent with existing buildings and extant consents.  It is noted that proposed windows in the new block are now shown to be casement/fixed pane rather than sash style (previous consent).  This is acceptable subject to agreement of opening mechanisms.  

The current use of the site is stated as Class C2, residential care home.  No change of use is proposed.  

The application states that trees will not be affected by development and the site is not within an area of risk of flooding.  

In my opinion, mindful of the potential impact of previous consents, and subject to the obscuring of one window, the proposed development will have an acceptable impact on the adjoining and nearby properties and residents.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has an acceptable impact upon residential amenity and the character and setting of the listed buildings.



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


DATE INSPECTED: 














