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	Date Inspected:
	1 July 2019
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Alterations including removal of agricultural extension and subsequent repairs.


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

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received at time of report writing.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to condition (construction method statement) and note (no impact on right of way).
LCC Highways advised 25 July 2019 “no issues with including our suggested condition as a note to the applicant for the demolition works of the listed building consent application”.
Historic England:

Do not wish to offer any comments. Suggest that the views of the RVBC specialist conservation and archaeological advisers be sought. 

LAAS:

The physical impacts on the Listed Building are relatively minor. The demolition of the late buildings will have a major impact but the very low importance of these elements mean that this will have negligible significance to the historic value of the site. Evidence may be revealed relating to the origins and alterations of the historic range whilst the works are undertaken - sensible for roof and wall works to be monitored (and recorded as appropriate).

The replacement of the late buildings to the rear of the historic range will have some visual impact, but given the existence of the present buildings this would not appear to be major. Therefore, happy to leave consideration of impacts on the setting of the site to the RVBC conservation specialist.

Buried remains - possible that there were earlier structures on this site, of which some remains may yet survive. The probability of this, and the probability of any impact from the proposed demolition, new groundworks, landscaping, etc. is however impossible to estimate with the information currently available. Recommend that the approach in the Heritage Statement is followed - proposed works are preceded by the excavation of trial pits and the excavation and landscaping accompanied by a formal watching brief, to mitigate any potential archaeological impacts (Condition suggested).
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.

	None received.



	

	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:

Pre-application advice provided 5 December 2018:

“In principle the removal of existing, more modern structures at the rear of the site would be welcomed as they currently detract from the appearance of the site. In accordance with paragraph 200 of the Framework and subject to the application of suitable methods to remove the attached building/reinstate original features, the works could be considered an enhancement and help to better reveal the significance of the assets.

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.

3/2002/0968 & 3/2002/1002 – 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. PP & LBC granted 17 January 2003.

3/1999/0901 – Floodlit sign on entrance walls. AC granted 3 February 2000.

3/1997/0704 & 0705 – Conversion of barn into offices & flat, demolish some recent farm buildings, layout parking area and provision of septic tank. PP & LBC granted 4 September 1998. Residential permitted development rights removed in respect to extensions, external alterations or development within curtilage. Condition 7 – office accommodation shall inure for the benefit of R. Turner & Son only. 

3/1997/0448 & 0449 – Conversion of barn into offices.  Demolish some recent farm buildings.  Layout parking area and provision of septic tank. PP & LBC withdrawn.

3/1998/0627 - Provision of new door in front elevation & internal alterations. LBC granted 16 October 1998.


	

	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 applicant has been asked to comment on the significance of this linear form as identified in ‘Historic Farmsteads: Preliminary Character Statement – North West Region’ (Historic England, 2006) and responds:

“predominantly in the upland areas, which includes the Ribble Valley … less common towards the south of the region. Such farmsteads are the most common type of historic farmstead found in the area and often have medieval origins as in the case of Old Sawley Grange. They are small in nature … often only contained a house, a barn and possible one or two more outbuildings i.e. stables or stores … small scale cattle rearing and dairying. The appearance and plan of Old Sawley Grange matches this description and is typical of a linear farmstead with the house sited to the west, an adjoining barn to the east and a series of other outbuildings following on forming this typical linear pattern of development. However linear farmsteads sometimes had buildings flanking both sides of the farmhouse, whereas at Old Sawley Grange the progression flows from west to east, with no adjoining buildings to the west of the house. The size of such farmsteads is often dictated by the size of the farm itself and the number of livestock. The size of Old Sawley Grange is as expected and is again typical”.

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 Heritage Statement identifies:

“The building is also evidence of the wider organisation of Sawley Abbey, as a grange would have produced the necessary raw foods and produce that would be consumed by the monks of the abbey with any surplus being sold to contribute to the abbey’s monetary funds … The agricultural use of the site is something that had continued well into the 20th century and preserves evidence of the changes in land use during the medieval period (i.e. from settlement to agriculture) and offers evidence of the impact that the abbey would have had on the economic and social life of the area … Sawley Abbey itself was not particularly wealthy in comparison to other such as Fountains Abbey and Bolton Abbey and this is reflected in the size of the grange and the fact that it is poorly documented. This is also the only known grange associated with Sawley Abbey and the wealthier monastic abbeys sometimes had numerous granges all performing various functions, again providing an indication as to the wealth of the abbey”.

“Aesthetically, the building is modest in its appearance and is of traditional vernacular construction and lacks any architectural embellishment”.

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).
Method statements have been submitted for the demolition of the rear extension and the removal of render at the interface with the historic build.

Section 7 of the Act identifies that listed building consent is only required for works affecting the character of the listed building and which comprise either its demolition, alteration or extension (free-standing new build does not require consent). The agent confirmed 22 July 2019 following discussion of the development description (new build office complex) that “I confirm it is ‘freestanding’ as clearly illustrated in the supporting drawings and information”. The agent also confirmed in respect to Section 1(5) of the Act that “the other detached agriculture building has been built after 1st July 1948”.
The case officer advised 26 July 2019:

“Further to our discussions, I would suggest the following development description (in my understanding, the magnitude of work does not result in ‘demolition’ to the listed building – see Shimizu 1997):

“Alterations including removal of agricultural extension and subsequent repairs”.

The agent confirmed acceptability 5 August 2019.

	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”. 

Mindful of the comments of Lancashire County Council Archaeology, the existing brick and block buildings have limited significance (some contribution to the agricultural character) and on balance their removal is welcome as harm from their loss is clearly outweighed by restoration of the historic farmstead linear form. The condition suggested by Lancashire County Council Archaeology appears necessary in respect to the recording of significance during demolition.


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



	Observations/Consideration of Matters Raised/Conclusion:

Therefore, in giving considerable importance and weight to the duty at section 16 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage assets (NPPF paragraph 193) and in consideration to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that listed building consent be granted.


	RECOMMENDATION:
	That listed building consent be granted.


