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	Date Inspected:
	31/3/2022
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Proposed erection of a single-storey, open-fronted, roofed, outdoor amenity space.

	Site Address/Location:
	Glebe House Gisburn Road Bolton-by-Bowland

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Planning (Listed Buildings and Conservation Areas) Act 1990 -‘Preservation’ in the duties at section 66 and 72 of the Act means “doing no harm to” (South Lakeland DC v. Secretary of State for the Environment 
[1992]).

Ribble Valley Core Strategy: 
Key Statement EN5 – Heritage Assets
Key Statement EN2 - Landscape
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets 

NPPF
NPPG


	Relevant Planning History:
3/2011/0297 - Proposed extension to existing garage, insertion of opening light to arched window, 2no. additional velux roof lights in the barn, construction of garage gable and wall on the line of the existing boundary wall, removal of rear wall gate and stoning up to match plus removal of velux roof light to rear pitch of the garage roof. PP granted 27/5/2011.

3/2010/0116 - Proposed extension to garage. PP granted 21/5/2010.

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.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Glebe House is prominently sited within Bolton by Bowland Conservation Area and the setting of ‘The Old Rectory’ (Grade II listed; House, formerly rectory, c.1840 with possible C18th remains), ‘Church Gates’ (Grade II listed; house, probably late C18), ‘Church of St Peter and St Paul’ (Grade I) and its sundial (Grade II) and wall, steps and gatepiers (Grade II). 

Glebe House was largely rebuilt in 2006 and has the appearance of a traditional barn.

The boundary wall with the Old Rectory appears to be a curtilage structure and part of the listing (see correspondence on 3/2010/0116). The case officer’s site inspection of 21 May 2010 suggested re-building to this wall.

The structure is to be sited in the location of a raised planter/raised patio area.


	Proposed Development for which consent is sought:
Planning permission is sought for an open-fronted and roofed structure at the rear of the site which is proposed to adjoin an existing garage extension (3/2011/0297) and the boundary wall with the Old Rectory. Revised plans received 20 June 2022 (following correspondence in concern to the potential  impact on the special architectural and historic interest of the listed building) now show roof truss end bearing sitting on post/pier (on a stone plinth) independent of existing wall (previously the end bearing was enclosed within the wall). The agent has confirmed (21 June 2022) that the stone plinth and posts sitting thereon will be totally independent of the boundary wall and will be separate from it.

Materials - natural stone plinth; green oak structural timber; natural stone slate roof.

The re-siting of a log burner/stove to within the structure (with flue in the rear roofslope of similar height to the new roof apex) was originally proposed (element withdrawn 23/6/2022). 

The proposed plans do not suggest any below ground disturbance/footings.

	Impact upon the character and appearance of Bolton by Bowland Conservation Area and the setting of listed buildings:

The proposal has an acceptable impact upon the character and appearance of Bolton by Bowland Conservation Area and setting of listed buildings.

Historic OS maps and previous site inspection suggest that outbuildings have lined the boundary wall in the past. Whilst closely adjoining the boundary walling, the revised plans appear to show a gap with the proposed structure (a condition requesting details of this interface is recommended). 

The proposals are in accordance with Key Statement EN5 and Policy DMG1, DME4 and DMH5 of the Ribble Valley Core Strategy.


	Residential Amenity:
Concerns initially expressed by RVBC Environmental Health in respect to proposed log burner/stove (element withdrawn 23/6/2022). 

The proposal has an acceptable impact upon residential amenity.

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duties at section 16, 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF and Key Statement EN5 and Policies DME4, DMG1 and DMH5 of the Ribble Valley Core Strategy it is recommended that planning permission be granted.

	RECOMMENDATION:
	That planning permission be granted subject to conditions.
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