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	10/12/2021
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	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Proposed sun room replacement for existing conservatory, loft conversion and amendments to garden layout.

	Site Address/Location:
	1 Southport Barn Cottages, Sawley Road, Sawley. BB7 4LE

	

	CONSULTATIONS: 
	Parish/Town Council

	Bolton by Bowland, Gisburn Forest & Sawley Parish Council consulted on 24/11/21 – no re4sponse.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 - Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Key Statement EN2 – Landscape 
Key Statement EN5 – Heritage Assets 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DME4 – Protecting Heritage Assets 
Policy DMH4 - The Conversion Of Barns And Other Buildings To Dwellings
Policy DMH5 – Residential and Curtilage Extensions

NPPF


	Relevant Planning History:

No recent planning history relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a converted barn property in Sawley. The property consists of stone, slate roof tiles and brown UPVC doors and windows. The property is situated on the Western side of Sawley Road which is predominantly characterised by detached and semi-detached stone and render based dwellings. The surrounding area comprises a mixture of open countryside, agricultural land and woodland.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a single storey rear extension and internal works to convert the property’s loft space.


	Principle of development:

The proposal relates to a converted barn property therefore consideration will be given with regards to the impact of the proposal upon the traditional character of the existing dwelling. The proposal site lies within the Forest of Bowland Area of Outstanding Natural Beauty and is situated within the Sawley Conservation Area therefore consideration will also be given towards the effect of the proposal on the visual and historic character of the surrounding area.


	Residential Amenity:

The bi-folding doors proposed for the extension’s rear elevation would be sited in a similar position to the patio doors and windows forming the rear elevation of the property’s existing conservatory therefore it is not considered that the proposal would provide any new opportunities for overlooking.

The extension would be almost identical to the property’s existing conservatory in terms of its height and footprint, with its roof pitch leaning away from the adjoined neighbouring property of 2 Southport Barn Cottages. Accordingly, no loss of light or outlook to the adjoined neighbouring residents is anticipated as a result of the proposed works.


	Visual Amenity / Landscape:

The extension would incorporate a relatively small footprint in comparison to the main property with its eaves and roof pitch being set well below the eaves and roof pitch of the primary dwelling therefore the extension would be a modest and subservient addition to the main property.

In general alterations to barns should be designed to retain original features however in this case the property already has an unsympathetic conservatory with the traditional character of the rear elevation having been largely lost through subdivision and rear extensions. As such, the addition of a stone-based extension with slate roof tiles would be far more sympathetic to the traditional features of the property in terms of design and choice of materials. Furthermore, the barn’s traditional character would be retained by virtue of its largely unaltered front elevation which faces Sawley Road.

The extension would be visible from the rear of the adjoined neighbouring properties and partially viewable from Sawley Road however the extension would otherwise be largely screened away from the public realm within the property’s rear garden therefore the visual impact of the proposal would be minimal. The addition of a conservation style roof light to the property’s rear roof plane would also carry a negligible visual impact. As such, it is not considered that the proposal would have any adverse impact upon the visual amenities of the area.

The proposal lies within the Forest of Bowland Area of Outstanding Natural Beauty. With regards to development in the AONB, Key Statement EN2 of the Ribble Valley Borough Council Core Strategy states that: ‘The Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’ 

The rear extension would be a stone based structure with slate roof tiles which would be in keeping with the external features of the main property and other dwellings in the local area which underpin the character of the surrounding landscape. As such, the proposed works are considered to be in accordance with Key Statement EN2 in as much that the proposal would not detract from or have any undue impact upon the aesthetic character of the surrounding AONB landscape.


	Ecology: 

A survey carried out at the property on 1/11/21 found evidence of bat activity in the form of small bat droppings in the roof void of the property with the property being deemed to offer moderate roost potential for bats. The report concluded with a recommendation to carry out a minimum of two further dusk emergence / dawn re-entry surveys during the months of May and September prior to any works taking place. As such, an additional planning condition has been added to the consent in order to safeguard any protected species on site.


	Highways: 

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works would not affect the property’s existing parking and access arrangements it is not considered that the proposed works would lead to any adverse impact upon highway safety.


	Heritage:

The proposal site is situated within the Sawley Conservation Area. With reference to making decisions on applications for development in conservation areas, Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that: “...special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.” 

Moreover, Key Statement EN5 of the Ribble Borough Valley Core Strategy stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

The Sawley Conservation Area Appraisal (2005) identifies the ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ as being the primary threat to the Sawley Conservation Area. 

The proposal involves the removal of an existing conservatory which is largely unsympathetic to both the traditional features of the property and the historic character of the area. As such, the removal of this structure would have a positive effect with regards to preserving the historic character of the property and surrounding area, with the optimal outcome being removal of the structure with no replacement extension. Notwithstanding this, the addition of stone based extension would be an improvement on the current extension and would not result in any significant harm to the historic character of the barn or the surrounding Conservation Area.


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the proposal would have any undue impact upon residential amenity for any neighbouring residents, nor is it considered that the proposal would have an oppressive or overbearing visual presence.
 
Moreover, it is not considered that the proposal would detract from the aesthetic character of the AONB landscape or historic character of the property or surrounding Conservation Area.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	In consideration of due weight of section 16, 66 and 72 (where relevant) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2021) it is recommended that planning permission be granted.
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