
 

 

 

 

 

 

 

 

 

1. SITE AND SURROUNDING AREA 
The application site is an irregularly shaped plot of approximately 0.02 hectares in area. 
It is located due east of the junction of Bury Road and Duckworth Road in an area of 
residential development.  
 
The site is currently occupied by a vacant freestanding stone and blue slate building. 
This was formerly used as a garage and gymnasium in conjunction with 2 Fold House 
next door but it has apparently since been sold separately and is currently vacant. 
 
The building measures approximately 8.9m x 7.7m and has a hardstanding of 
approximately 7.5m in length between its door and the boundary with Bury Road. It 
stands approximately 1m from the blank gable of the house at no. 412, three metres 
from the party boundary with 2 and 4 Fold House (and approximately 7.5m from the 
nearest side facing windows within those properties) and immediately adjacent to the 
boundary with 35 Horncliffe Close. 

 
The site is identified within the Development Plan as forming part of the Urban Boundary 
of Rawtenstall. 

 
 
2. RELEVANT PLANNING HISTORY            

            2000/357       Proposed detached double garage with gym over, side extension to 
                                  dwelling to provide a utility room and store under existing patio, and  
                                  boundary walls & gates  
                                  Approved 12/09/13 – Garage building built. 
 
 
3. PROPOSAL           

            Permission is sought to convert and extend the garage building in order to form a 

dwelling with 2 bedrooms. The works involve the introduction of a new door and ground 

and first-floor window in the front elevation, window in the south elevation, small round 

window in the east-facing pike and rooflights within the existing building and the 
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construction of a 1-storey lean-to’ extension on the north side of stone/rendered 

blockwork/blue slate construction. Parking for the development is to be located to the 

front of the building on the existing hard surfaced forecourt. 

 

 

4.       CONSULTATION RESPONSES           

          LCC (Highways) 
          Object.  
 
         Concerned that the proposal will lead to the loss of parking facilities for use in conjunction 

with 2 and 4 Fold House next door, leading to additional ‘on street’ parking on Bury Road 
to the detriment of highway safety. 

 
 
5.        NEIGHBOUR NOTIFICATION RESPONSES            
           No comments received. 

 

 

6.        RELEVANT PLANNING POLICIES           

           National             

           National Planning Policy Framework            

           Section 6 - Delivering a Wide Choice of High Quality Homes 

           Section 7 - Requiring Good Design  

           Section 11- Conserving and Enhancing the Natural Environment 

 

           Development Plan Policies           

           RBC Core Strategy (2011)            

           AVP4     -   Strategy for Rawtenstall, Crawshawbooth, Goodshaw and Loveclough                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                                  

           Policy 1 –   General Development Locations and Principles 

           Policy 2 –   Meeting Rossendale’s Housing Requirement 

           Policy 3 –   Distribution of Additional Housing 

           Policy 23 – Promoting High Quality Design and Spaces 

           Policy 24 – Planning Application Requirements 

 

7.        ASSESSMENT  

          The main issues for consideration in this instance are : 

 

a) the principle of the development, 

b) the design, scale and layout of the development and the likely effect it will have upon 

the appearance of the surrounding area, 

c) the likely effect that the development will have upon the amenity of neighbouring 

properties, and 

d) the likely effect that the development will have upon highway safety. 

 



Principle 

         The proposal is considered to be acceptable in principle. The building is located 
within a residential area that lies within the Urban Boundary of Rawtenstall;                                                                                                                                                                                                                                                                                                                                                                      
the proposal is considered to be sustainable in so far as it seeks to bring an 
existing vacant building, located on a bus route, back into productive use. 

 
         Visual Amenity 
        The dwelling will lack amenity space to the side and rear which is not considered to 

be ideal. However, it will maintain the linear form of development in this locality 
and will face Bury Road in the same way that other properties do. In view of this it 
is considered that, on balance, it will relate in a satisfactory manner to its 
surroundings. 

          

         The proposal is considered to be acceptable in design and scale terms. The building is to 

be enlarged in order to accommodate the desired living space. However, the extension 

will be quite modest and will appear subservient to the existing building, being 1-storey 

structure located to the side and set marginally back from the front elevation. The 

extension is to be constructed in part using natural stone and blue slate, materials that will 

match the host building and are therefore considered acceptable. The proposal to use 

rendered blockwork is considered slightly less desirable. However given that the 

elevations to be constructed using this material will be largely screened from Bury Road it 

is considered that a refusal of this application on such grounds could not reasonably be 

sustained. 

        

          Neighbour Amenity  

         It is contended that this development will not affect the level of light currently received by 

the surrounding properties to the extent that a refusal of this proposal could reasonably be 

justified. The proposed lean-to extension will stand approximately 7.5m from side facing 

windows within the property to the immediate north (2 Fold House) and may therefore 

have some effect upon the level of light that those windows currently receive. However, 

light received by these windows is already limited by the existing garage building and the 

addition of the extension is unlikely to make matters materially worse. The extension will 

be screened from all other immediate surrounding properties by the ‘garage’ building itself 

and by a conifer hedge which lies along the eastern site boundary. 

 

The proposal will not lead to unacceptable overlooking of neighbouring properties. All 

windows to be formed within the converted building will either be obscure glazed, ‘high 

level’ roof lights or will face the blank gable of 412 Bury Road or Bury Road itself. 

 

         Highway Safety 

         The proposal is considered to be acceptable in highway safety terms, notwithstanding the 

advice of the Highway Authority.  

 

         Vehicles will be able to enter and exit the site using the existing access from Bury Road 

without detriment to their own safety or that of other users of the highway. Furthermore, it 



is considered that it will be possible to park two cars within the parking area to the front of 

the building, a level of parking that accords with the parking standard for a dwelling of 2 

bedrooms. Turning within the site would be possible, although tight, but this situation 

could be improved by widening the site access and a condition to this end is therefore 

recommended. Taking the worst case scenario however it is not envisaged that the 

reversing of vehicles onto Bury Road at this point would give rise to undue highway 

concerns in this instance as it would be possible to turn into an adjoining lay-by prior to 

entering the main carriageway.  

 

         LCC Highways has expressed concern that the conversion of the garage to a separate 

dwelling will lead to the loss of parking facilities for use in conjunction with 2 and 4 Fold 

House. However, both 2 and 4 Fold House have their own dedicated ‘off street’ parking 

facilities in the form of double garages. Furthermore, the planning permission for the 

garage, the subject of this application, does not require it to be retained for parking 

purposes in conjunction with either property. Finally, it is understood that, in any case, the 

garage has already been sold off separately from those properties and is not therefore 

available for use in conjunction with them. With this in mind, it is considered that a refusal 

of this proposal for the reasons outlined by the Highway Authority could not reasonably be 

sustained in this instance. 

  

 

9.      SUMMARY REASON FOR APPROVAL  

         The proposed development is considered to be acceptable in principle and, subject to the 

conditions, is not considered likely to detract to an unacceptable extent from visual and 

neighbour amenity or highway safety. It is therefore considered to accord with Policies 

AVP4, 1, 2, 3, 23 and 24 of the Council’s adopted Core Strategy DPD (2011) and the 

relevant provisions of the National Planning Policy Framework.  

 

 

10.    RECOMMENDATION 

         Approve 

        CONDITIONS 

1. The development hereby permitted shall be begun before the expiration of three   
years from the date of this permission.    
Reason : To accord with the requirements of Section 91 of the Town and Country 

Planning Act 1990. 

2. This permission relates to the Location Plan and Drawing Number 2013/48-01A, 

received by the Local Planning Authority on 23 October 2013, and Drawing Number 

2013/48-02D, received on 7 November 2013. Any variation to the approved 

drawings may require the approval of the Local Planning Authority. 

Reason : For the avoidance of doubt. 



        3.       The new stone to be used in the front elevation of the building and extension, and 

the new roof slates, shall match in colour, form and texture those used in the 

construction of the external walls and roof of the host building. 

Reason : In the interests of visual amenity, in accordance with Policies 1, 23 and 24 

of the Council’s adopted Core Strategy DPD (2011). 

 

        4.       Prior to first occupation of the building as hereby permitted the northern and eastern 

elevations of the proposed extension shall be rendered and given a stone-coloured 

finish, unless otherwise first agreed in writing by the Local Planning Authority.  

Reason : In the interests of visual amenity, in accordance with Policies 1, 23 and 24 

of the Council’s adopted Core Strategy DPD (2011). 

 

         5.       Details of the proposed treatment of the site boundaries shall be submitted to and 

approved in writing by the Local Planning Authority before development 

commences; the submitted details shall make provision for widening the vehicular 

access/suitable visibility for drivers. The approved boundary treatment shall be 

completed in accordance with the approved details before the dwelling is first 

occupied and shall thereafter be retained. 

Reason  : In the interests of visual amenity and highway safety, in accordance with 

Policies 1, 23 and 24 of the Council’s adopted Core Strategy DPD (2011). 

 

         6.      The first floor landing window to be formed in the rear elevation and the kitchen 

window in the south elevation shall be obscure-glazed, and any opening-light top-

hung, and shall remain as such thereafter. 

Reason : To safeguard the amenities of neighbours, in accordance with Policy 24 of 

the Council’s adopted Core Strategy DPD (2011). 

 

         7.      The hard-surfaced area to the front of the building shall be kept freely available at all 

times for the parking and manoeuvring of vehicles in conjunction with the approved 

dwelling.  

                   Reason : In the interests of highway safety, in accordance with Policy 24 of the 

Council’s adopted Core Strategy DPD (2011). 

 

         8.       The workshop hereby approved shall be used solely for purposes incidental to the 

enjoyment of the dwelling house as such and shall not at any time be used for 

business purposes.    

 

 Reason : In the interests of neighbour amenity and highway safety, in accordance 

with Policy 24 of the Council’s adopted Core Strategy DPD (2011). 

         9.      Notwithstanding the provisions of Part 1 of Schedule 2, Article 3 of the Town and 

Country Planning (General Permitted Development) Order 1995 (or any Order 

amending, or revoking and re-enacting that Order) the dwelling hereby permitted 

shall not be enlarged or altered externally in any way (other than as shown on the 



approved plans), unless Planning Permission has first been applied for and obtained 

from the Local Planning Authority. 

 Reason :  To enable the Local Planning Authority to retain control over future 

alterations and extensions in the interests of visual and neighbour amenity and 

highway safety, in accordance with Policies 1, 23 and 24 of the Council’s adopted 

Core Strategy DPD (2011). 

 

        NOTE TO APPLICANT 

1. This decision requires the construction, improvement or alteration of an access to the 

public highway. Only the Highway Authority, or a contractor approved by the Highway 

Authority, can carry out these works. Therefore, before any access works can start you must 

contact the LCC District Highway Office, Willows Lane, Accrington, BB5 0RT and quote the 

planning application number. 

2. The proposed development lies within a coal mining area which may contain unrecorded 

mining related hazards. If any coal mining feature is encountered during development, this 

should be reported to The Coal Authority. Any intrusive activities which disturb or enter any 

coal seams, coalmine workings or coal mine entries (shafts and adits) require the prior 

written permission of The Coal Authority.Property specific summary information on coal 

mining can be obtained from The Coal Authority's Property Search Service on 0845 762 

6848 or at www.groundstability.com  
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