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	Date Inspected:
	Various
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of two agricultural outbuildings and replacement with a new office building including alterations to an existing listed building

	Site Address/Location:
	Old Sawley Grange Gisburn Rd Sawley BB7 4LQ

	


	CONSULTATIONS: 
	Parish/Town Council

	

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to condition (construction method statement) and note (no impact on right of way).



	LAAS:
	No objection subject to imposition of pre commencement condition relating to securing the implementation of a phased programme of archaeological investigation, recording and analysis.

	LLFA:
	No comment because LLFA Flood Risk Standing Advice should have been applied and not listed in the 'When to Consult the LLFA' document or in the Development Management Procedure Order 2015

	CONSULTATIONS: 
	Additional Representations.

	6 letters of objection raising concerns about the nature of the business and hours of use, overlooking and privacy issues, external lighting, external boundary treatment and water supply issues. Following reconsultation additional comments raised include the changes will result in further privacy issues as the building extends further along the rear boundary, traffic issues resulting from the vehicle movements associated with the offices, design issues regarding the roof gable.


	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 16 and 66 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 DS1 – Development Strategy

Key Statement EC1 – Business and Employment Development 

Key Statement EN5 – Heritage Assets 

Key Statement EN2 – Landscape

Policy DMB1 – Supporting Business Growth and the Local Economy 

Policy DMG1 – General Considerations 

Policy DME4 – Protecting Heritage Assets 

Policy DME2 – Landscape and Townscape Protection

Policy DMG2 – Strategic Considerations
Policy DME3 – Site and Species Protection and Conservation

Policy DMB5 – Footpaths and Bridleways
National Planning Policy Framework (NPPF) 

National Planning Policy Guidance (NPPG)


	Relevant Planning History:

3/2017/0968 & 0969 - 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. PP & LBC granted 31 January 2018. Concerns from the Victorian Society and LAAS in respect to the paucity of the Heritage Statement and significance information.
3/2019/0435 Alterations including removal of agricultural extension and subsequent repairs LBC Approved

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

‘Sawley Grange farmhouse and barn adjoining to east’ is a Grade II listed (27 April 1984) farmstead prominently sited in the open countryside adjacent to the A59 boundary of the main body of the Forest of Bowland AONB (the Pendle Hill outlier is also in close proximity).       

The list description identifies:

“House, c.1800 and mid C19th, with remains of aisled building probably c.1500 … Presumably the building was part of a grange of Sawley Abbey”.  Uncommonly, the rear elevation is described “Rubble, rendered at rear, with stone slate roof”.
The submitted Heritage Statement map regression identifies that the single range farmstead form (and its extent) remained unchanged from 1849-1949. 
The barn element of the listed building has been converted to offices with some inevitable loss to agricultural character (e.g. introduction of large expanses of glass). The 1950s single storey cow shed is an awkward perpendicular addition but is subservient and retains its agricultural character. 

The historical association identified in the list description and Heritage Statement suggests that the listed building is within the setting of Sawley Abbey (Grade I and scheduled monument).

The site is a nexus to the public right of way network (FP18; FP23).



	Proposed Development for which consent is sought:

It is proposed to remove a 1950s single-storey brick/slate cowshed extension (which projects at right angles from the converted listed barn rear elevation).

Following negotiation minor changes to the design have been submitted as well as changes to the layout. There is now a greater separation distance between the existing office/ barn complex with a grass courtyard and open space between the new office and the old building. The building remains an L shape arrangement but has a greater expanse along the rear boundary. The overall height remains the same.
Locational/ strategic issues
The proposed office accommodation would help address a requirement for quality office space to support growth in professional services (as identified in the Council’s Economic evidence base) enhancing rural diversification opportunities and supporting growth in the local economy. It is well related to the strategic transport corridor and would provide opportunities for local workspace that will reduce the need to travel outside the borough which is a key sustainability objective of the Core Strategy. The proposal would help contribute to the enhancement of local employment opportunities which is also a key objective. The nature of the scheme would offer high quality space suited to the local economic need. It is consistent with the Council’s Corporate Strategy and the emerging Economic Plan. The proposal is supported from an economic development viewpoint. 

In planning policy terms, the proposal, as a principle is supported being consistent with the provisions of the Core Strategy, in particular Policy EC1 which supports employment development well related to the A59. It will help serve to strengthen the wider village economies. The principle of the development is further supported through the provisions of Policy DMB1. The proposal as a principle is consequently supported from the planning policy viewpoint, although considerations in relation to the heritage asset do need to be taken into account in accord with national and local policy as part of the planning balance. 

The scheme is at an appropriate scale to the location consolidating an existing business site with the benefit of being located on the A59 corridor. It provides the potential to support diversification of the rural economy and growth opportunities for the local area. It has the potential to be a flagship business location to the east of the borough and will serve to deliver local economic benefit.

	Impact upon the special architectural and historic interest and setting of the listed building:
The listed building is significant and of special interest (and national importance) as a farmhouse with adjoining barn in a single range typical of the vernacular. Additionally, it retains important elements of an aisled building of c.1500 and is closely associated with the operation of Sawley Abbey (the only Sawley Abbey grange, farmstead of typical linear pattern of development; “aesthetically, the building is modest in its appearance and is of traditional vernacular construction and lacks any architectural embellishment”; HS).

NPPF paragraph 193 requires that great weight be given to the listed building’s conservation “irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance”. Furthermore, NPPF paragraph 194 requires that “any harm to, or loss of, the significance of a designated heritage asset (from its alteration or destruction, or from development within its setting), should require clear and convincing justification”. NPPF paragraph 196 requires ‘less than substantial’ harm to be “weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use”. 

LBC  has been granted in relation to alterations requiring LBc so consideration in relation to the new office courtyard is based on the impact on the setting of the LB and courtyard buildings.The benefits associated with this scheme include employment uses which can be regarded as public benefits. It is accepted that the new buildings have a greater impact than the original consent but it is considered that the public benefits outweigh any additional harm. 

	Ecology:
The submitted protected species information is satisfactory mitigation for works.



	Highways:

No objection has been received from a highway perspective and the existing access arrangement is considered adequate.


	Other

A lighting report has been submitted which addresses possible concern regarding light spillage and residential amenity issues. The hours of use has been clarified and it is confirmed that the business is not a 24 hour operation and as such there is limited impact on residential amenity.

The concerns expressed are noted but in relation to highway matters and the vehicular activity the highway authority has no objection. In terms of privacy and overlooking the scheme will result in some overlooking of gardens from the first floor office and limited overlooking of windows associated with the barn conversion.However, there is a considerable distance and it is not direct overlooking so it is considered acceptable.

	RECOMMENDATION:
	That planning permission  be granted.


