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	Date Inspected:
	31/10/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	Listed Building Consent - APPROVAL

	


	Development Description:
	LBC - Demolition of redundant farm building and conversion of farm building adjoining existing offices to create additional office space. Construction of car park with landscaping works new sewage treatment plant and soakaway.

	Site Address/Location:
	Redundant farm building and land at the rear of Richard Turner and Son Ltd, Old Sawley Grange, Gisbun Rd, Sawley

	


	CONSULTATIONS: 
	Parish/Town Council

	No observations received at the time of determination.

	

	CONSULTATIONS: 
	Additional Representations.

	RVBC Engineers – No comment
RVBC Env. Health - Noted that specific details with regards the septic tank and soakaway are missing from the application. Also queried whether there are to be air-conditioning units. Agent confirmed via e-mail on the 14/12/2017 that the rainwater drainage will remain as existing and the foul will discharge into the existing system, thus removing the need for a new septic tank and soakaway. Furthermore, the building will not be air conditioned.
Victorian Society – The lack of information submitted regarding the age or significance of the buildings affected or the details of the proposed works hinders any assessment of impact on the significance of the Grade II-Listed farmhouse and barn, and any curtilage-listed buildings surrounding these buildings. We recommend that the application is not determined until further information is received on both the buildings affected and on the extent and nature of the proposed works.

Updated Design, Access and Heritage Statement submitted 22/12/2017 which addresses the above concerns.
Lancashire Archaeological Advisory Service - In principal have no objection to the proposals, but note that there are many details missing from the application and the Heritage Statement appears very superficial. Recommend that the application is not determined until full details of the proposals have been submitted, along with a revised Heritage Statement, sufficient for informed decisions to be made, as set out in the NPPF paragraphs 128-141. Updated Design, Access and Heritage Statement submitted 22/12/2017 which addresses the above concerns.



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape

Key Statement EN5 – Heritage Assets

Key Statement EC1 – Business and Employment Development

Policy DMG1 – General Considerations

Policy DME4 – Protecting Heritage Assets

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMB2 – The conversion of barns and other rural buildings for Employment Uses

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2002/0968 & 3/2002/1002 (Listed Building Consent) – Demolition of redundant farm shed and conversion of farm building adjoining existing offices to create additional office space, construction of car park and associated landscaping works, and provision of new sewerage treatment plant and soakaway at redundant farm building and land at rear of Richard Turner and Son Limited offices, Old Gisburn Road, Sawley, Clitheroe – Approved with Conditions 17/01/2003

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The offices for Richard Turner & Son Ltd are in a stone built converted barn which is attached to the original stone farmhouse (which is occupied) at Sawley Old Grange on the south side of the A59 at the top of Sawley Brow. Attached to the rear of the Listed building is an 11m  x 45m red brick built, unused agricultural building of single storey height with a roof which is part slate and part profiled sheets. To the east of this building is a detached agricultural building constructed of blockwork walls and timber boarding with a profiled sheet roof.

The nearest residential properties not associated with the site are ‘Sawley Grange Bungalow’ just over 42 metres west of the attached red brick former agricultural building, ‘New Sawley Grange over 45 metres south-west  and 1-4 Sawley Grange Barn just over 17 metres south of the site.


	Proposed Development for which consent is sought:

The red brick single-storey former agricultural building attached to the rear of Old Sawley Grange is to be converted into offices on the ground floor with storage accommodation within the roof space. Windows would be provided in both elevations to match the existing limited number of windows, and four entrance doors would be formed in the eastern side elevation to serve a conference room and three separate suites of offices. The storage accommodation at first floor level would be served by 12 small conservation type roof lights in each roof slope. An open porch of timber supports and a blue slate roof would be erected at the end of the eastern elevation where it is attached to the Listed Building. The existing mixture of roof materials would be replaced with blue slates throughout. 
The existing detached agricultural building of blockwork construction and a profiled sheet roof to the east of the building to be converted is to be demolished and the area used to form a landscaped parking area.
The application originally included a new sewage treatment plant and soakaway. An e-mail received on the 14th of December from the agent has confirmed that the sewage plant and soakaway will not form part of the scheme.

	Principle:

The works would result in the conversion of a former agricultural building and the creation of additional office space on the site which is closely related to the A59 corridor. The development would therefore be in compliance with DMB1, DMB2 and  EC1 of the Core Strategy.

	Impact Upon Residential Amenity:

New window openings are proposed to the western side elevation of the building but no new doorways. I am therefore satisfied that any impact of the use of the building will have a negligible impact upon the amenity of residents at ‘Old Sawley Grange Farm’.  To protect the amenity of these residents in perpetuity a condition shall be placed on the decision notice requesting that no future openings or alterations shall be made to the western elevation of the building without the prior consent of the LPA. The intervening distance between the development and other residential properties within the immediate vicinity are considered to be sufficient to ensure that any impact upon the amenity of neighbouring residents will be minimal.

	Visual Impact / Heritage:

The conversion works have sought to retain the plan form of the building with the only additions being minor in nature, ensuring that the appearance of the building as a former agricultural building is maintained following the conversion works. The building to be converted is of no particular architectural merit, in fact, in its present condition (which is likely to deteriorate further over time) it detracts from the appearance and character of the Listed building to which it is attached. In my opinion the works will enhance the significance of the associated buildings and setting of the site in compliance with EN5 and DME4 of the Core Strategy.
In response to the comments made by The Victorian Society and Lancashire Archaeological Advisory Service the agent has sent a more comprehensive Design, Access and Heritage Statement which in my opinion addresses their concerns. Furthermore, the agent has confirmed that the sewage plant and soakaway will not form part of the scheme as rainwater drainage will remain as existing, and the foul will discharge into the existing system. 

 

	Ecology:

A bat survey dated the 28th of September has been submitted in which a preliminary roost assessment (scoping survey) has found that the level of probability that bats are using the property is low.

	Conclusion:

In conclusion, it is considered that the proposed development would not result in significant harm to the character, appearance or setting of adjacent Listed Buildings or the surrounding area, nor will it cause any significant harm to the amenity of neighbouring residents. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That conditional planning permission be granted.


