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	Development Description:
	Proposed alterations to domestic outbuildings/annexe to reinstate garage door and insert patio doors. Retention of unauthorised pergolas. Retention of unauthorised extension of domestic curtilage.

	Site Address/Location:
	Withgill House Clitheroe Lane Withgill Great Mitton BB7 3LW   

	

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME2 – Landscape and Townscape Protection
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework
National Planning Policy Guidance

	Relevant Planning History:
3/1996/0221 – Proposed change of use of land and erection of double garage and implements store. Approved with Conditions.

3/1996/0474 – Amendments to previously approved details of garage and implements store. Refused. Appeal dismissed.

3/1997/0489 – Window revisions and rooflights to existing garage. Approved with Conditions.

3/1999/0611 – Erection of a polytunnel. Approved with conditions.

	

	ASSESSMENT PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Withgill House is located approximately 5km east of Clitheroe in the open countryside. It is a large semi-detached property and was the original farmhouse at Withgill. During the 1990’s the traditional stone barns and outbuildings at the site were converted into dwellings, now known as Withgill Fold, and at the same time the garden area and outbuilding to which this application relates were created.

The large detached outbuilding is set within the garden to the south west of the house. Withgill House is located to the south of the group of dwellings at Withgill Fold. Access to the site is via a private road which is also a public bridleway and passes to the east of the group of dwellings.

	Proposed Development for which consent is sought:
The application seeks to regularise some minor alterations to the building which also necessitate a minor extension of the residential garden. It relates specifically to the addition of wooden pergolas on the south and northern elevations of the detached outbuilding, part of which extends beyond the previously approved garden area for the dwelling.

The site has some planning history relating specifically to the outbuilding in question. A double garage and store were approved under planning application 3/1996/0221. Later in 1996 the applicant sought to amended the building design through the insertion of additional windows and roof lights. The application was refused on the basis that it would result in harm to character and appearance of the building and the surrounding area. The decision was subject to an appeal that was dismissed in June 2017, the Inspector agreeing with the reason for refusal.

Shortly thereafter, planning application 3/1997/0489 was submitted proposing window revisions and rooflights to the building considering some of the earlier concerns. This application was subsequently approved.

Part of the ground floor of the outbuilding has been adapted from garaging and storage to storage and annexe accommodation including the replacement of garage doors with windows on the northern elevation. It is now proposed to reinstate the garage doors and revert back to using part of the ground floor for garaging. It is also proposed to add patio doors on the west elevation in place of a small window.

The remainder of the ground floor is used as annexe accommodation for the applicant’s mother for occasional visits or her full-time use if required.

	Principle of Development:
Policy DMH5 of the Core Strategy states that the extension of residential curtilage will be approved only if the site is within a settlement or is on the edge of a settlement. The application site is neither and therefore the extension of the residential planning unit in this location is contrary to Policy DMH5. Even so, each planning application must be determined on its own merits.

Key Statement EC2 states that the landscape and character of those areas that contribute to the setting and character of the Forest of Bowland Areas of Outstanding Natural Beauty will be protected and conserved and wherever possible enhanced. As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.

There is also a requirement under Policy DMG1 for development proposals to be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. Policy DMG1 also places particular emphasis on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

It is stated within the Planning Statement that the pergolas and extension of domestic curtilage occurred more that 10 years ago. 

	Visual Amenity:
It is noted that the trees and hedges at the site have matured since 1996 such that the building is now well-screened. However, as referenced within the appeal decision, it is not considered that screening of the site would justify works that would prove harmful to the building’s appearance. The concerns identified in the 1997 appeal decision relate predominantly to the alterations to the ‘important elevations to the south and west’, the north and east elevations being inward facing so less sensitive to change.

It appears that the building has not been built in accordance with the approved plans, or has been subsequently altered after its substantial completion. For example, there are three ground floor windows on the south elevation that are not denoted on the approved drawings. There are two ground floor windows instead of a single door on the west elevation. However, on visiting the site it is not considered that the appearance of the building at present is in anyway harmful to the character or appearance of the area and refusal of the application would not be justified. 

The proposed patio doors on the west elevation have been removed on request and the proposal includes reinstatement of the garage doors that were originally approved.

	Observations/Consideration of Matters Raised/Conclusion:
The applicant may have been able to regularise some of the alterations to the building and land due to the passage of time although whether this development was undertaken more than 10 years previous has not been established. 

Nonetheless, the situation on the ground appears to have altered significantly since the approval of the garage/store building in the mid-1990s and it is considered that the alterations to the building and minor extension of curtilage have not resulted in undue harm. Accordingly it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.
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