
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: AD/CMS

	Application No: 
	3/2009/0709/P (LBC)

	Development Proposed:
	Alteration to roof of extension under construction from sloping roof to pitched roof and change door to window in east elevation of extension at 1 and 2 Edisford Hall Cottages, Edisford Bridge, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Parish/Town Council – Bashall Eaves and Mitton Parish Council has no objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

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

Policy ENV19 - Listed Buildings (setting).



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal, subject of amendment by condition, would have an acceptable impact upon the character and setting of the listed building.



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

	Edisford Hall Farmhouse and two cottages adjoining to north form a single range building which is Grade II listed.  The list description states that it is late 18th century with 17th century remains and late medieval fragments.  However, an appraisal of the cottage’s architectural and historical significance submitted with previous applications suggests that the building might be substantially of the 17th century (or late 16th century) with mid 18th century and c.1800 refurbishment and alterations.

Edisford Hall Farmhouse and cottages is prominently sited on an escarpment above the River Ribble although views into the site are restricted by trees.  A number of adjacent former agricultural outbuildings adjoining the range have been converted to residential use.

09/0057/P – Removal of staircase and reorganisation of ground and first floor layouts – listed building consent refused 17 March 2009.

09/0052/P – Works to chimney stack, floors, damp proofing and dry lining – listed building consent refused 17 March 2009.

08/0821/P – Discharge of conditions application – see letter 19 November 2008.

08/0491/P – Insertion of a new rear elevation window and the addition of one window to the side of the proposed single storey extension (3/2006/0927/P) – listed building consent granted 6 August 2008.

06/0927/P and 0933/P – Single storey extension and alterations to the existing cottages – listed building consent and planning permission granted 20 December 2007.

06/0231 – Insertion of roof windows in attic, reinstatement of six bay stone mullioned window, lime rendering of elevations, renovation of windows and surrounds, various internal alterations and single storey ground floor extension (cottages) – listed building consent refused 9 May 2006.

06/0232 – Single storey side extension (cottages) – planning permission refused 25 October 2006.

The adjoining Edisford Hall Farmhouse is part of the listed building.  Unfortunately, it recently suffered drastic and very detrimental damage to its character and setting.  This included the unauthorised demolition, with consequent loss of substantial historic fabric, of the whole of the buildings historic front elevation, and the building of a new wall in modern character and construction.  In September 2007, listed building consent was granted for cosmetic amelioration works to lessen the visual impact of the damage (consent was not granted for the demolition works, which remain unauthorised).

07/0344 – Render east elevation, reconstruction of chimney, removal of velux windows, replacement of patio doors with three light window, reconstruction of porch (Edisford Hall Farmhouse) – listed building consent granted 10 September 2007.

02/0389 – Re-roofing of east facing roof slope to three dwellings (includes cottages) – listed building consent granted 26 June 2002.

02/0635 – Proposed alterations to existing windows in front elevation (Edisford Hall Farmhouse) – listed building consent granted 24 September 2002.

95/0447 – Remove cement render from the elevations of the dwelling (Edisford Hall Farmhouse) – listed building consent granted 5 September 1995.

84/0588 – Demolition of existing lean-to and erection of kitchen extension and porch, and internal alterations and improvements (Edisford Hall Farmhouse) – listed building consent granted 11 December 1984.

The application has been submitted following officer pre-application advice that a double-pitch roof extension would be likely to be acceptable in principle.

In my opinion the purposed alteration of extension roof form is acceptable in principle.  Both the proposed and the lean-to form previously approved are part of the vernacular tradition.  However, the projection of the new roof beyond the defining east and west walls of the historic range is an unfortunate and incongruous detail.  It is also noted that the submitted plans show no set back of the extension walls from the historic east and west walls (as shown on the approved plans for 3/2006/0933/P).  Whilst having only a marginal impact on the development note is also made of the flatter roof pitch to the extension.

In my opinion the roof projection undermines the extension as a subsidiary feature of the historic building range and I am mindful of PPG15 paragraph C7 that ‘Modern extensions should not dominate the existing building in …. situation’.  Note is also made of the conclusions of a Planning Inspector in respect of similar detailing to an otherwise acceptable extension at Bolton Hall, Copster Green (APP/T2350/A/03/1132263). Therefore, I would suggest that the receipt of revised details for this element be conditioned (RVBC Building Control advice that an acceptable detail can be achieved).

In my opinion the replacement of the proposed door with a window is acceptable.  



	RECOMMENDATION: That consent be granted conditionally.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














