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	Date Inspected:
	15/12/2020
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Part demolition of building to rear and demolition of existing conservatory to front. Enclosing of canopy to front through construction of walls to side and front. Construction of single storey extension to rear and erection of sun room of footprint of demolished conservatory. 

	Site Address/Location:
	Ribble Valley Care Home. Sawley Old Brow, Sawley, BB7 4LF 

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received within Consultation Period

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections to the amendment development.

	Historic England
	No comments

	CONSULTATIONS: 
	Additional Representations.

	None received within Consultation Period

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development


Key Statement EN5 – Heritage Assets

Key Statement EC1 – Business and Employment Development

Key Statement EC2 – Development of Retail, Shops and Community Facilities and Services
Key Statement EN2 - Landscape


Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME4 – Protecting Heritage Assets
Policy DMB1 – Supporting Business Growth and the Local Economy

Planning (Listed Buildings and Conservation Areas) Act

National Planning Policy Framework (NPPF)



	Relevant Planning History: 

None relevant 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application property is a detached property that is used as a care home. The site is located within Sawley Conservation Area and the Forest of Bowland AONB. 


	Proposed Development:

Consent is sought for multiple alterations to the property as follows:

· Part demolition of existing single storey extensions to the rear of the property and demolition of existing lean to conservatory to side of the property. 
· Construction of walls to enclose existing roof overhang to the front entrance of the property. 
· Erection of sun roof on foot print of demolished conservatory. The sun room will measure 4.3m by 15.2m and will have a lean to roof measuring 2.1m at the eaves and 3.8m at the highest point. The extension will have dwarf walls that are facing brick with upvc windows above and the roof will be concrete tiles to match the main building.
· Erection of single storey extension to the rear of the dwelling to replace partly demolished extension. This extension will have a footprint of 10.5m by 8.2m. This extension will have a flat roof measuring 3.1m in total height. The extension will be faced with timber cladding with an edpm flat roof 

	Impact Upon Residential Amenity:
The application site benefits from a substantial sized plot and therefore as the development relates to single storey extensions the development site is a significant distance from the neighbours to ensure that the development would not negatively affect these properties. 


	Visual Amenity/External Appearance/Conservation Area:

The application site is located Sawley and is sited within the Sawley Conservation Area and the Forest of Bowland AONB.
Key Statement EN2 of the Core Strategy states “As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, features and building materials”
Section 72 of the Planning (Listed Buildings and Conservation Area) Act 1990 places a duty on the local planning authority to pay special attention to the desirability of preserving or enhancing the character or appearance of conservation areas.   
Similarly, Policy DME4 of the Ribble Valley Core Strategy does not support development that would cause harm to the significance of a heritage asset, in this case the s the Conservation Area.   

Paragraph 190 of the NPPF states that “Local planning authorities should identify and assess the particular significance of any heritage asset that may be affected by a proposal (including by development affecting the setting of a heritage asset) taking account of the available evidence and any necessary expertise. They should take this into account when considering the impact of a proposal on a heritage asset, to avoid or minimise any conflict between the heritage asset’s conservation and any aspect of the proposal.” 
Paragraph 193 of the NPPF states that “When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be).” 

The application site is not mentioned within the Sawley Conservation Area Appraisal as being of any significance. The existing conservatory is of a plastic construction and the removal of such conservatory would benefit the property as the replacement sun room is to be constructed in more appropriate building materials but will be of the same scale and size.

The proposed extension to the rear of the property will be of a similar scale to the existing extension. The applicant’s agent has stated that this area of building is no longer fit for purpose and the extension will allow this section of the property to be used as bedroom space for the care home. The proposed building materials will match the existing extension. Although this material is not the most appropriate. As the extension is to the rear of the property this area is not visible from public view and would therefore have minimal impact on the character of the Conservation Area. Similar to the above the enclosing of the existing canopy area would create a more useable space within an existing structure. The walls are to be constructed in facing brick to match the main property. It is considered that the enclosing of this area would have minimal impact on the character of the property and the Conservation area. 
The Councils Conservation Officer has confirmed that they have no historic environment concerns with the proposed development following the receival of the updated heritage statement. 

In summary, it is considered that the proposed extensions will have an acceptable impact on the character of area including the Conservation Area and Forest of Bowland AONB. 


	Highways:

The LCC Highway Officer has raised no objection to the amended proposal.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact. I therefore recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted. 



