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	Application Ref:
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	Date Inspected:
	29/11/19
	

	Officer:
	AD
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Alteration of the principal elevation to include a single-storey porch and a two-storey gabled elevation.  Replacement conservatory with decked terrace to south west.

	Site Address/Location:
	The White House Sawley Road Sawley BB7 4LE

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Historic England:
	

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


	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.

LCC Archaeology:
(11 12/19) The location of the building, within the former Abbey precinct raises the potential for below-ground archaeological remains associated with the Abbey to be encountered by the proposed development. Details requested re: removal of existing foundations and excavation of new ones (namely their width and depth) as well as the nature of any ground preparation works required for the proposed decked terrace.

Request reiterated 6/1/20.


	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES :

	Planning (Listed Buildings and Conservation Areas) Act 1990. ‘Preservation’ in the duties at sections 66 and 72 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 EN5 – Heritage Assets 
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations 
Policy DME4 – Protecting Heritage Assets 
Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework (NPPF) 
National Planning Policy Guidance (NPPG)


	
Relevant Planning History:

Pre-application advice was provided in June 2019 (see plans which differ considerably to those now submitted). In conclusion:
 “Taking in to account the style, age and nature of the host dwelling, which is of little architectural merit when compared to some of the older properties in Sawley, I do not consider that the alterations and extensions as proposed would unduly impact on its character or appear disproportionate in scale within the street scene. 

Some of the additions will, however, be visible from public vantage points and seen in the context of the heritage assets detailed earlier in this response. Therefore the Council’s duty under Section 66 of the Act and the relevant sections of the Framework and Core Strategy must be afforded weight, with the emphasis on the need to preserve or enhance. Due to the sensitivity of the site I would suggest that a suitably detailed Heritage Statement is prepared to full consider the impacts of the scheme”.

3/1989/0474 – Foundation and dwarf wall for/and erection of U.P.V.C. conservatory. PP granted 11 September 1989.

3/1986/0691 – Formation of new vehicular access. PP refused 20 November 1986.

3/1986/0271 – 2 storey extension and a new drive access. PP granted 18 June 1986.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	
Site Description and Surrounding Area:

The White House is a modern detached dwelling prominently sited (views from Sawley Abbey to the front and Grindleton parish at the rear) within Sawley Conservation Area. It is within the immediate setting of a number of designated Heritage Assets - opposite Sawley Abbey scheduled monument/Grade I listed and adjoins ‘Arches Cottage’ (Grade II) and curtilage buildings to the ‘Spread Eagle Hotel’ (Grade II listed). ‘Ivy Cottage, Reading Room, and connecting buildings in same range’ is a Grade II listed ‘Row of buildings, probably early C19th and industrial’ (list description). Bank Hall (Grindleton; Grade II) and its Gazebo (Grade II) look towards the site from the west and are also included within the Sawley Conservation Area.

Public footpath FP9 passes NW to SE through the Sawley Abbey site. The Sawley Conservation Area Townscape Appraisal Map identifies Important Views from this hillside towards the Abbey ruins. There are also Important Views from the west of the conservation area towards the Abbey and proposed development site.  

The Sawley Conservation Area Appraisal (The Conservation Studio consultants; adopted by the Borough Council 3 April 2007 following public consultation) identifies:

(i) “The ruins of the Cistercian Abbey … Grade-I listed building and its surroundings are designated as a Scheduled Monument”; “Its listed buildings”; “The setting of the village on the banks of the Ribble, whose meanders provide many scenic views from various points in the village”; 
 “Its open and dispersed character, with green fields forming an important component of most views”; “location within the Forest of Bowland Area of Outstanding Natural Beauty” (Summary of special interest);
(ii) “location makes it a scenically attractive village in which the river plays a prominent part. 
Though they make less of an impact visually, the remains of Sawley’s Cistercian Abbey are also of great importance to the character of the village, partly because they have prevented development on the eastern side of the village … Sawley has a typical agglomerated village plan with no clear nucleus. The earliest settlement probably consisted of six or so tenanted farms established after the Abbey’s dissolution. The spaces between these farms remained undeveloped until relatively recently: half of the houses along the main street are modern (1950s or more recent) and of the remainder, half again are recent conversions of farm buildings” (General character and plan form);
(iii)  “The open green fields, crossed by footpaths, and the views of the river from various parts of the village and the backdrop of wooded hills all contribute to the special character of the village. The following views are of particular merit and should be protected: Eastward views from the banks of the Ribble opposite Bankview Cottages …  Westerly views across Sawley Park and down onto the Abbey from the Noddle Hill road. In the twentieth century there has been much infill along the main street and the Sawley Road, so that half of the houses in the vicinity of the Abbey are of recent construction. Again this fact was noted and regretted in the Sawley Conservation Area Draft Proposal (1971), which said that these modern encroachments were not in keeping with the architectural character of the village, competed with the Abbey for visual dominance, and detracted from the setting of these important medieval remains”(Spaces and views); 
(iv)  “Most of the historic dwellings in Sawley are farmhouses and converted barns or small cottages, mostly dating from the late 18th and early 19th centuries, built of gritstone rubble (probably sourced from the Abbey ruins) under sandstone roof tiles” (Plan form and building types);
(v) Sawley’s buildings are for the most part relatively simple and conservative, but are attractive because of the homogeneity of the stone walls and roofs all built from local stone with boundary walls of the same material. The older buildings within the conservation area are generally built from squared stone set in even courses or of rubble more or less set in courses of even width. Doors and windows have very plain lintels and cills made from single slabs of gritstone without decoration or moulding” (Architectural qualities);
(vi) “attractive scenic features of the village that attract visitors, as does the back drop of fells to the north and south” ; “Abbey ruins and associated features in the surrounding fields” ; “existence of buildings of character and individuality associated with the Abbey or with the subsequent textile printing works” (Strengths);
(vii) “The number of modern buildings that have been sited along the main street opposite the Abbey”; “The replacement of many of the windows and doors in the conservation area with UPVC or treated timber in a different style from the original, including the very large and blank windows” (Weaknesses);
(viii)  “Continuing loss of original architectural details and use of inappropriate modern materials or details. 
Many of the buildings in the conservation area have been adversely affected by the use of inappropriate modern materials or details. Common faults include: 

- 	the replacement of original timber sash windows with uPVC, aluminium or stained timber windows; 
- 	the loss of original plank and panelled front doors and their replacement with stained hardwood, uPVC or aluminium doors; 
- 	the use of pink pebble dash or grey cement render as a wall covering” (Threats);

 
(ix) “The kinds of work that it is proposed to control include: installation of new windows and doors; alterations to the roof, including changing the roof materials and installing rooflights …  It is proposed that the restrictions will only relate to development visible from a public highway (this includes a footpath)” (Article 4 Directions).
(x) The Townscape Appraisal Map identifies that the existing building has no interest but does not suggest that it is a particular detractor requiring demolition. 

The submitted Heritage Statement recognises that the existing building has a “simple design” and “there are long views towards the west across the fields and the River Ribble”.

	
Proposed Development for which consent is sought:

Planning permission is sought for extension at all four elevations. This includes a raised decking area to the north-east; the formation of a three-storey gable at the front (south-east; towards Sawley Abbey), a two-storey extension to the north-west and towards Arches Cottage and dormer windows at the north-west facing the river valley. Three rooflights are proposed adjacent the roof ridge of the front elevation.

The case officer advised 2 December 2019:

“I would concur with the submitted Design, Access and Heritage Assessment that the existing building is of “simple design”. In particular, the  uncomplicated roof form ensures the building has some sympathy to the ‘Architectural qualities’ of the conservation area (and its historic, largely agricultural, buildings) identified above. 

In my opinion, the proposed development is conspicuous and strident and draws attention to the incongruity of the building within Sawley Conservation Area and the setting of listed buildings. It is my intention to recommend refusal of the application in this regard.

Mitigation of potential overlooking of the property immediately to the south appears to be reliant on the protection and management of the intervening hedge. However, no information has been submitted in this respect”.

The case officer advised 3 January 2020:

“My email of 2 December 2019 noted the absence of a heritage statement meeting the requirements of NPPF paragraph 189 and therefore summarised the relevant significance in the Sawley Conservation Area Appraisal and Management Guidance relating to this modern building and its setting before identifying my intention (with reasons) to recommend refusal of the application. I also made note of the absence of details of the protection and management of the boundary hedge. On 11 December 2019, I forwarded Lancashire County Council’s request for information on the removal of existing foundations, excavation of new foundations and the nature of ground preparation works for proposed decking.

I do not envisage that a revised Heritage Statement relating to this modern building will now expand the Borough Council’s understanding of the impact of works on significance or necessitate a delay in application decision. Please advise if you consider there to be any other reasons for the Borough Council to consider an extension of time on application decision”.

The case officer advised 21 January 2020:

“accepted the extension of time on application consideration on the understanding that you were addressing the concerns identified in my email of 2 December 2019. I will consider any proposed amendments to the scheme on their receipt (please ensure that they are submitted before 31 January 2020)”.

The case officer advised 27 January 2020 in respect to Heritage Statement received 21 January 2020:

“the submitted Heritage Statement … “of quite simple appearance … restricted palette of materials” and “some have dormer windows (e.g. Monks Lodge). Like the White House, these do not contribute to the CA’s special interest” (paragraph 8.2)”.

Revised plans received 27 January 2020 showing the roof dormers to be faced in slate, a reduction in glazing to the front gable extension and deletion of proposed solar panels to the front elevation.

	
Impact upon the character and appearance of Sawley Conservation Area, the setting of listed buildings and Sawley Abbey scheduled monument and the cultural heritage of the Forest of Bowland AONB:

The existing building is an unfortunate aberration in respect to its historic landscape setting (including proximity to Sawley Abbey). However, it is of simple detail and form (e.g. front two-storey Dining/Bedroom is of ‘catslide’ form and does not impose on roof character) and its ground floor is partly screened from public views at the front and sides by vegetation.

The revised proposals introduce an incongruous (the conservation area has understated vernacular historic buildings where dormers are not characteristic, construction above two-storeys identifies the historic mill, walls have a high solid : void ratio and materials are largely limited to traditional palette of stone or stone/slate) and conspicuous (uncharacteristic alteration to roof form and prominence) front gable/wing and rear dormers. The rear appears as a four-storey building. The front elevation timber board horizontal band and first floor balcony introduces further complexity and conspicuousness.  

The applicant is unwilling to provide further information on groundworks and it is therefore unclear what the impact of development will be on archaeology in proximity to the scheduled monument.

The above issues were considered and advised upon at Pre-application stage.

The comments of Historic England have been considered in respect to impact upon the setting of the scheduled monument.

The Sawley Conservation Area Management Guidance identifies:

“All development, but particularly in the Sawley Conservation Area, must respond to its immediate environment, its “context”, in terms of scale, density, form, materials and detailing”; “Where a more traditional approach is appropriate, the Council will expect new buildings which are designed in a traditional form within the conservation area to be detailed in a manner appropriate to the historic setting. Roofs should be pitched and covered in stone slates or natural slate. Dormers and rooflights should be avoided, unless appropriate to the building, modestly sized and away from the public viewpoint”; “Complement the human scale, height and massing of historic development in the immediate streetscape and the wider conservation area” (New Development).

Core Strategy Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature. Policy DMG1 refers to the 8 Building in Context Principles (from the CABE/Historic England Building in Context Toolkit) for a successful development. Six Principles are relevant in respect to the need for consideration to the geography and history of the place (2); whether development character and identity will be appropriate to its context (3); whether the development will: respect important views (5), respect the scale of neighbouring buildings (6), use materials and building methods which are as high quality as those used in existing buildings (7) and create new views and juxtapositions which add to the variety and texture of the setting (8). 

Consideration (particularly paragraph 47-48) has also be made to the National Design Guide (MHCLG, 2019).


	
Impact Upon Residential Amenity:

The applicant is unwilling to provide further information on boundary hedge retention and it is therefore unclear what the impact of development will be on the amenity of neighbour’s.

	

	Ecology:

The submitted Bat Roost Assessment Report identifies no evidence for roosting bats and negligible potential for roosting bats. 

	

	Observations/Consideration of Matters Raised/Conclusion:
Therefore, in giving considerable importance and weight to the duties at section 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) and Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy it is recommended that planning permission be refused.


	RECOMMENDATION:
	That planning consent be refused for the following reason:


	
	The proposals have a harmful impact upon the character and appearance of Sawley Conservation Area and the setting of vernacular listed buildings because of the undue prominence and conspicuousness of the modern building resulting from incongruous forms of extension, roof alteration and wall cladding. This is contrary to Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.
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