
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	2/2004/0671/P

	Development Proposed:
	ERECT DOUBLE GARAGE AND CHANGE OF USE OF APRON OF LAND AT THE SIDE OF THE OLD BREW HOUSE TO RESIDENTIAL USE TO ACCOMMODATE THE NEW GARAGE AT THE OLD BREW HOUSE, GISBURN ROAD, BOLTON-BY-BOWLAND

	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects to the application for the following reasons:

1. 
A previous application was turned down due to the extension being outside the village boundary.  This is still the case with this application.  

2. 
It would be visually obtrusive to neighbours.  

3. 
The property did, until recently, have a garage, until permission was given to convert it into a study.

4. 
The apron of land on which the garage is proposed to be built is agricultural land whose status may have been abused by the planting of trees etc.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	CONSULTATIONS: Nearby Residents and Statutory Advertisement

	Five letters have been received in which the following objections are made to the proposal:

1. 
A similar application has recently been refused as being contrary to Policies G1, ENV1, ENV16 and H10 of the Local Plan.  

2.  
The development is on agricultural land, outside the settlement boundary and adjacent to a Listed Building of outstanding importance.

3.  
I
t will neither preserve or enhance this part of the village but, rather, it will harm the character and appearance of the locality.  

4. 
It will expand the edge of the village and detract from the adjoining Bolton Hall parkland. 

5.  
Adverse effects on the setting of the Grade I Listed St Peter & St Paul Church.

6.  
The building has already been extended too much, and further development would be totally 
unacceptable.  

7.
The Brew House building is already out of keeping in style and appearance with the other buildings in the village and the proposed garage would be very much an intrusion into the village environment.

8.  
There used to be a garage at this property but it has been turned into a room.

9.  
Harm to the Conservation Area and the Area of Outstanding Natural Beauty.

10. Concern over precedent should this proposal for development outside the village boundary be approved. 

11. The land is already being used as curtilage with a well manicured lawn and ornamental shrubs, which are out of place in the Conservation Area. 



	RELEVANT POLICIES:

	Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H10 - Residential Extensions.

Policy H12 - Curtilage Extensions.



	POLICY REASONS FOR REFUSAL:

	G1, ENV1, ENV16 – the proposal results in visual detriment to the locality and extends the built form into the open countryside.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	A recent application (3/2004/0167/P) sought permission for a two storey side extension, a detached double garage and an extension of the residential curtilage into agricultural land which is outside the settlement boundary of Bolton-by-Bowland.  The land in question is not within the residential curtilage of the property although it has been fenced off from the adjoining field.  Permission was refused for reasons concerning harm to the character of the building and the Conservation Area and extending the built form beyond the village boundary into the open countryside.

The previously proposed extension has been deleted from this resubmission application.  The detached garage for which permission is now sought (as in the previous application) is to be sited to the east of, and forward of, the dwelling.  Permission is still sought for the change of use of the land at the eastern side of the dwelling from agricultural to residential curtilage.  Whilst one element of the previous application has been deleted, two remain, and the reasons for refusal of the previous application related to all three parts of that proposal.  I, therefore, remain of the opinion that the garage would represent an inappropriate extension of built form into the open countryside and that the extension of residential curtilage would exacerbate the harmful effects on the visual amenities of the locality.  I therefore consider that permission should be refused for these reasons. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 2 AUGUST 2004





TELEPHONE CLLRS:  YES / NO


DATE:














