Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2009/0592/P

	Development Proposed:
	Proposed single storey garden room to side elevation. Resubmission. At Holkers Cottage, Whins Lane, Read, BB12 7RB.

	CONSULTATIONS: Parish/Town Council

	Read Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy ENV19 - Listed Buildings.

Policy H10 - Residential Extensions.

Planning Policy Guidance 15: Planning and the Historic Environment.

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

	Planning permission was previously refused for a single storey pitched roof extension which was refused as it appeared as an alien feature on this relatively uninterrupted façade.

The application now seeks to erect a single storey flat roof extension, similar to the extension on the adjoining terraced property and to demolish the existing lean-to porch addition.

The application property is one of a pair of terraced cottages which extend at right angles from Houlker’s Farmhouse, a substantial stone faced building which is listed as a building of architectural or historical interest. The two cottages make up Houlker’s Fold of which this property is at the end with its gable extending up to the edge of the carriageway on Whins Lane. The cottages are not listed in their own right although they appear to be designed in a similar architectural style to the original farmhouse. The complex of buildings includes a farmhouse and yard Houlker’s Farm, to the south side of Whins Lane and is largely surrounded by open countryside. Houlker’s Fold is shown on the 1845 Ordnance Survey Map and the layout of the group of buildings (not including the porch addition) is clearly evident. 

The two main issues in the determination of this application are the effect of the proposed extension on the character and appearance of the dwellings which comprise Houlker’s Fold, and the effect of the proposed extension on the Grade II listed building known as Houlker’s Farm.

The flat roof extension proposed would have approximate dimensions of 4.0m x 5.3m x 3.0m. The existing porch detracts from the visual qualities of the cottage due to the contrast in materials with the original dwelling and this would be removed as part of this application leaving a simple unadorned elevation.  The extension would appear as an unobtrusive addition, simplistic in design.  A similar extension exists on the gable of the Grade II Listed Farmhouse which considering the circumstances would make this application difficult to resist.  The extension is sympathetically designed with the windows similar in size and design to the existing property.  Materials used in the construction of the extension would comprise of pebbledash cement render with painted corner stones and a stone slate roof to match the existing property.

Overall it is considered that this revised application is far more considerate of the history of the property, it would be far less intrusive when viewing the property from the east, and thus I recommend the application accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 24th August 2009














