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	Date Inspected:
	Pre app
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed garden room extension to south west gable of existing Friends Meeting House, Caretakers Cottage, linked to existing dining room

	Site Address/Location:
	Former Friend’s Meeting House, Sawley Road, Grindleton

	


	CONSULTATIONS: 
	Town Council

	No objections

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LAAS:
	No objection to the proposal but advise if Home office Licence may be needed if encounter human remains from the adjacent burial ground

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Key Statement EN5 – Heritage Assets

Planning and Listed Building Conservation Area Act 1990
National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Description of Proposed Development:

The proposal seeks to demolish the existing garden room previously used as Sunday school facility with a larger and more substantial garden room but of similar proportions. The building would be linked to the existing house with the creation of a doorway where an existing widow opening exists. The building is still predominantly glazed and a flat roof structure with a protruding rooflight. 

	Site Location/Address:

The property is situated outside any settlement boundary in the open countryside within in the AONB and Sawley Conservation Area. The property forms an important building within the Sawley Conservation Area and is a Grade 2 Listed Building.


	Impact on Conservation Area/Listed Building:

In considering the extension and  alterations I consider that given the existence of a similar structure the proposal itself would not  harm the impact of the Conservation Area. The building is listed so the external and internal do have some  impact on the listed building but having regard to Paragraph 132 of NPPF which advises that when considering the impact on the significance of designated heritage assets, great weight should be given to the asset’s conservation I consider that the interventions or changes are ones that would be less than substantial. and having regard to the balance as per Para 134  which would include the wider renovation I am satisfied the Listed Building Consent should be granted. 
In assessing the impact of the extension which has been slightly modified following pre application advice I do not consider them to result in significant or substantial harm and that the foot print of the new build would not detract from the character of te existing property given the existing structure. Some changes will result from the alterations of a window to doorway but given that this is part of the extended property I do not consider this would adversely impact on the character of the building. This advice is consistent with that offered during pre application from Urban Vision.

Residential amenity issues

I do not consider the proposal would have an impact on any adjacent residential anenities as the building does not leading to overlooking or loss of light issues given the distance away from any other properties.
.

Relevant legislation, policy and guidance
Section 16(2) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that when considering applications for listed building consent, special regard shall be had to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.
Section 72 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that in the exercise of planning functions special attention shall be paid to the desirability of preserving or enhancing the character or appearance of a conservation area.

I am mindful of case law regarding harm, public benefit and weight afford to each case as per the Lyveden Court of Appeal and J. Lindblom's recent judgment in Forge Field I am satisfied that the proposal is acceptable. 


	Observations/Consideration of Matters Raised/Conclusion:

In this instance I am satisfied that the resultant development would not significantly harm the character of the Conservation Area and that it would not significantly be harmful to the listed building and the various alterations will not result in substantial harm nor have an impact on residential amenities. 

	RECOMMENDATION:
	That conditional planning permission be granted


