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PROPOSED EXTENSION TO GARAGE AT GLEBE HOUSE, GISBURN ROAD, BOLTON-BY-BOWLAND

	PARISH COUNCIL:
	Object to the application.  Members are referred to the file for full details which can be summarised as follows:



	
	1.
	Reference to highway safety and that in the last few years five entrances have been built for entry on to Gisburn Road.



	
	2.
	It was conditional and is mandatory that access, parking and turning areas shall be provided within new developments.  This was overlooked in the planning process and created a serious imbalance between the amount of new build and the amenity area with the addition of a garden room and garage/store room is almost opposite.  Hard standing on two levels provides no room for a turning area resulting in vehicles entering the road in reverse or parking outside on the road.  



	
	3.
	Reference to potential breach of condition 9 of planning consent and request that raised kerbs are removed in order to provide a level footpath for pedestrians.  



	
	4.
	The garage/store clearly seen from the street has a damaging effect on Bolton-by-Bowland Conservation Area, the Area of Outstanding Natural Beauty and listed buildings it forms a part of.  It is a later edition unrelated to a historic barn and seen from the street visually intrusive.



	
	5.
	Reference to the extent of new build that has been allowed within the rectory curtilage within the last 13 years and effect of this on the Conservation Area, Area of Outstanding Natural Beauty and those living nearby.



	
	6.
	Recently installed iron gates breach planning conditions of a Conservation Area Consent approval.



	
	7.
	Further extensions will cumulatively have a damaging effect on the character and appearance of the listed setting. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Three letters have been received.  The correspondence is very detailed and goes into some length about the history of the site.  Members are referred to the file for full details of this which includes a detailed rebuttal from the applicant of Glebe House to the objections received from both the Parish Council and neighbouring properties.  The letters of objection can be summarised as follows:



	
	1.
	It would be detrimental to occupation of the Old Rectory, village and Conservation Area in terms of the impact it is likely to have in relation to parking issues and to the nature of the use of the proposed development.  



	
	2.
	A concern that the existing development has been undertaken outside the bounds of the planning consent – the garage to which the workshop is to be attached does not comply with the permission originally granted.



	
	3.
	The combined size of the garage and workshop will exceed the footprint of the average cottage in the village.



	
	4.
	Noise from the workshop.



	
	5.
	The plans propose a slate roof which will be in conflict with the existing stone roof.


Proposal

 Consent is sought to erect an extension to a detached garage within the curtilage of a detached property set to the south of Gisburn Road.  The garage is at the southern extreme of the site with the proposed workshop to be attached to its western gable.  Approximate dimensions of the works are 4.8m x 6.3m x 4.5m in height with construction materials of stone under a slate roof.  

Site Location

Glebe House is set to the south side of Gisburn Road with the Old Rectory, a Grade II listed building, to the east.  The site is within the settlement limit of Bolton-by-Bowland, the Conservation Area and Area of Outstanding Natural Beauty.  

Relevant History

3/2006/0384/P – Proposed conversion of disused barn to dwelling and erect detached garage (revised scheme planning reference 3/03/0600/P).  Approved with conditions 21 July 2006.  

3/2006/0383/P – Further demolition and partial rebuilding required to stabilise defects in structure.  Resite front single storey element and archway on east elevation in order to improve sightlines to vehicular access and also to enhance the composition of the building (Conservation Area Consent application).  Approved with conditions 1 August 2006.  

3/2003/0600/P – Conversion of disused barn to dwelling and erection of detached garage.  Approved with conditions 11 September 2003.

3/2003/0599/P – Partial rebuilding required to stabilise structure.  Resite front single storey element and archway on east elevation due to instability and to enhance composition of building (Conservation Area Consent application).   Approved with conditions 11 September 2003.

3/2001/0006/P – Change of use of buildings to form one dwelling (Listed Building Consent).  Approved with conditions 9 October 2001.

3/2001/0584/P – Change of use of buildings to form one dwelling.  Approved with conditions 9 October 2001.

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy ENV16 - Development Within Conservation Areas.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration are the visual impact of the works – their effect on the Conservation Area and Area of Outstanding Natural Beauty and potential impact on adjacent residential amenity.  

The garage to be extended is set to the rear of the site with the views of this from the roadside being gained from looking directly down the driveway or via glimpses at an acute angle across neighbouring gardens to its east through the mature planting in those garden areas.  The extension is modest in nature and given its siting would not be a prominent visual feature in the wider street scene of the Conservation Area.  In fact, given its relationship with the main property the extension would not be visible when looking directly down the existing driveway.  Therefore, in terms of the impact of this development on the visual qualities of the Conservation Area and Area of Outstanding Natural Beauty I do not consider that any significant detriment would be caused.  I am mindful that there is a Grade II listed building set to the east of the existing garage but consider that the works proposed here would have no significantly greater impact on the setting of that property than exists at present.

With regard to potential impact on residential amenity, the Old Rectory is set to the east and Kirkbeck Mews to the west.  The development proposed is a workshop extension to a domestic garage which has a planning condition attached to it under 3/06/0384/P to ensure that it is used for private and domestic purposes only.  I do not consider that a workshop used for purposes incidental to the enjoyment of the main dwelling would prove so significantly detrimental to neighbours in terms of noise as to warrant an unfavourable recommendation.  Given the location of the extension in relation to surrounding properties there would be no detrimental effect on their existing amenities as a result of the proposed built form.  

Thus I conclude that in terms of the development’s relationship with surrounding properties, the scheme accords with the provisions of Policy G1 of the Ribble Valley Districtwide Local Plan.  

Members will note that there has been quite detailed correspondence received regarding the development that raise historical matters concerning the way in which the site has developed and potential breaches of planning consent.  As is evident from the planning history section of this report there is an extensive record of consents on this site and matters concerning potential breaches have been examined in the past.  Members should consider the workshop extension on its own merit and not be influenced by issues not directly relevant to the determination of this particular application.  Reference has been made to the size of the garage not being as approved and, on the last set of approved drawings, under 3/06/0384/P, the officer’s report stated it would measure approximately 9.15m x 6.6m x 4.4.m to the ridge.  The garage in situ has a height of approximately 0.3m above that previously approved yet is smaller in footprint area and it is not considered expedient to take action on this.  With regard to the roofing material for the garage, the applicant’s agent has confirmed that the extension will be roofed in stone to match the existing garage.

Therefore, having regard to the above I am of the opinion that the scheme represents an appropriate form of development and would not impact adversely on neighbouring amenity nor the visual amenities of the Conservation Area and Area of Outstanding Natural Beauty in which the property is set.  

I thus recommend 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 subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2. 
This permission shall be implemented in accordance with the proposal as detailed on drawing 3995-2A Proposed Plan and Elevation.


REASON:  For the avoidance of doubt to clarify which plans are relevant.

3.
The proposed workshop shall be for private and domestic purposes only and no trade or business whatsoever shall be carried out from within the building.  


REASON:  In order to safeguard nearby residential amenities as provided for within Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Precise specifications and samples of walling and roofing materials and details of any window and door surrounds including materials to be used shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

5.
All doors and windows shall be in timber and retained as such in perpetuity.


REASON:  To comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of appearance in the interests of visual amenity.

6.
Notwithstanding the details shown upon the approved plans, the proposed Velux roof lights shall be of the Conservation Type, recessed with a flush fitting, details of which shall be further submitted to and approved by the Local Planning Authority before development commences upon the site.


REASON:  In the interests of visual amenity and to comply with Policies G1 and ENV16 of the Ribble Valley Districtwide Local Plan.

