Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SK

	Application No: 
	3/2013/0360

	Development Proposed:
	Proposed demolition of the existing sunroom and replacement with a garden room to the rear; restore stone surrounds to rear and side windows; new timber frames to the rear and side elevations. Internal alterations comprising: formation of new W.C. in corridor adjacent to the garage; wall broken out between kitchen and dining room and window opening restored to a door opening at Wilkinsons Farm, Simonstone Lane, Simonstone, Read.

	CONSULTATIONS: Parish/Town Council

	No Response.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Council for British Archaeology – No response

The Society for the Protection of Ancient Buildings – No response

The Victorian Society – No response

The Georgian Group – No response

Ancient monuments Society – No response

	CONSULTATIONS: Additional Representations

	N/A

	RELEVANT POLICIES:

	Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990.
Ribble Valley Districtwide Local Plan:

Policy G1 - Development Control.

Policy ENV19 – Development of Listed Buildings

ENV20 – Demolition (or partial) of Listed Buildings

SPG – “Extensions and Alterations to Dwellings”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

Policy DMG1 – General Considerations

Policy EN2 – Landscape & Townscape Protection

Policy DME2 – Landscape & Townscape Protection
Policy EN5 – Protecting Heritage Assets

Policy DME4 – Protecting Heritage Assets


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

	Consent is sought for numerous alterations to Wilkinsons Farm, Simonstone Lane, as detailed above.  Wilkinsons Farm is a Grade II Listed building (Listing NGR SD7742434257), the listing description is as follows:


“Farmhouse, probably earlier C18, altered, now house. Coursed sandstone blocks (end and rear walls now rendered and painted white), tiled roof with chimney at left gable. Rectangular 3-bay plan. Two storeys; at junction of 1st and 2nd bays a doorway with large jambstones and rectangular lintel, windows of 4 lights to the left, 3 lights to the right, and 2, 2 and 3 lights above, all with flush mullions and plain surrounds; 3rd bay has 3 square windows at
ground floor. End and rear walls altered; interior not inspected.”

The East elevations (front) remain largely unaltered and intact, it is evident that the rear elevations (West) have been the subject to a number of unsympathetic additions/alterations including the introduction of UPVC windows and the addition of a largely UPVC framed single storey mono-pitched rear extension.  The south and north elevations remain largely simple in their language in comparison to the front elevation with UPVC windows having been introduced.

The proposal seeks to undertake alterations/additions that will be more sympathetic to the original building, the submitted plans propose the removal of the single storey rear extension/sun room and the construction of a single storey garden room constructed of natural stone and slate with timber framed glazing, the removal of the existing window frames to the north, south elevations and rear elevations and the introduction of natural stone mullions a heads and cills to the existing openings with new timber framed glazed units.

In assessing the proposal I am mindful of the inherent character and heritage value of the existing building and must assess whether the proposed works undermine the aforementioned characteristics.  In this case, given the works propose to largely remove unsympathetic elements/introductions and replace them with elements and features that are largely more reflective of the original character of the building I consider, in principle, the overall approach to be acceptable.

The proposed rear extension/sunroom projects approximately 3300mm rearward and is 14000mm in width, seeking to infill the area between the existing single storey extension and the existing utility room, the proposal will therefore project an additional 500mm rearward than that of the existing extension.  Given the distance from neighbouring properties and the isolated nature of the property I do not consider that the proposed extension/alterations would not result in a detrimental impact upon residential amenity.

In relation to overall detailing and architectural language, amended plans detail the removal of the hipped roof element of the single storey rear extension to the southern extents of the west elevation, allowing the main roof plane of the extension to be more reflective of the existing roof form. 

I consider the proposed fenestrational arrangement and window proportions to be largely in-keeping and reflective of a building of this era and typology, an overall vertical emphasis is embodied within the glazing units, which is further reinforced by the introduction of intermittent stone mullions. Details of the glazing and framing will be required to be submitted through planning condition although the applicant has stated the intention is to utilise a timber framed system throughout.

In assessing the proposed works I am also mindful of the Town and Country Planning (Listed Buildings and Conservation Areas) Act 1990 and in light of the above considerations consider the proposal acceptable.
As such, it is for the above reasons that I recommend accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have a significant visual impact on the building.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 29/05/2013














