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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Application for planning permission for a proposed single storey glazed extension to the side. Resubmission of application 3/2022/0850.

	Site Address/Location:
	Southport House, Sawley Road, Sawley. BB7 4LE

		

	CONSULTATIONS: 
	Parish/Town Council

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Bolton-by-Bowland, Gisburn Forest & Sawley Parish Council:
	Consulted on 20/12/22 – no response.

	

	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 DMH5: Residential and Curtilage Extensions

NPPF – Chapter 16

Planning (Listed Buildings and Conservation Areas) Act 1990: Sections 16 and 66

Planning (Listed Buildings and Conservation Areas) Act 1990: Section 72


	Relevant Planning History:

3/2022/0850 & 3/2022/0851:
Proposed single storey glazed extension to the side (Withdrawn)

3/2017/0210 & 3/2017/0211:
Amendment to previously approved holiday let (Approved)

3/2016/0493:
Discharge of condition(s) 3 (removal of render), 4 (pointing), 5 (new entrance gate), 6 (roof slate) and 7 (windows and doors) of planning permission 3/2016/0201 and 0202 (Approved)

3/2016/0201 & 3/2016/0202:
Proposed internal and external alterations including change of use of outbuilding to holiday let (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two storey property in Sawley. The property consists of stone and render, slate roof tiles and timber doors and windows. The property is sited within an L-shaped curtilage which comprises numerous smaller outbuilding structures. The surrounding area is residential and largely comprises a mixture of detached two storey and bungalow properties with woodland, agricultural land open countryside located to the periphery.

The application property is Grade II Listed Building. The official listing description for Southport House is as follows: 

House, 1720. Rendered rubble with roof of tiles imitating stone slates. 2 storeys, 2 bays. The left-hand bay has 4-light double- chamfered mullioned windows, the ground-floor one having a hood. The right-hand bay has sashed windows with plain stone surrounds. The door, between bays, has a chamfered surround with elaborately shaped lintel. Above is a plaque inscribed 'RIBIE 1720'. Lintel and plaque are enclosed by a hood with spiral stops. To the right is a re-set stone with 3 carved designs, taken from Sawley Abbey. Gable chimneys, the left-hand (west) one projecting with offsets. 


	Proposed Development for which consent is sought:

The application seeks consent for a proposed single storey side extension which would form a link between the host dwelling and an existing detached outbuilding.


	Principle of Development:

The property is a Grade II Listed Building. 

The LPA must accord with their duties at sections 16 and 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 which state:

16. In considering whether to grant listed building consent for any works the local planning authority or the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

66. In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.

The NPPF at paragraph 16 sets out expectations with regards to conserving and enhancing the historic environment. Applicants are required to describe the significance of any heritage assets affected, including any contribution made by their setting.

The council should consider any loss of historic fabric to constitute harm, but to make an assessment as to the significance of the asset and apply weight to its conservation accordingly. 

Paragraph 202 of the NPPF states:  

‘Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use’.

The proposed works to the listed building would be subject to careful consideration with respect to the duties above and the other material considerations. 


	Impact upon Listed Building and Setting:

Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states:

‘In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses’.

In addition, Paragraph 199 of the National Planning Policy Framework states:

‘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)’.

Furthermore, Policy DME4 of the Ribble Valley Core Strategy states that:

‘Alterations or extensions to listed buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.’

Moreover, Making changes to heritage assets (Historic England, 2016) states:

‘It would not normally be good practice for new work to dominate the original asset or its setting in either scale, material or as a result of its siting…doors and windows are frequently key to the significance of a building…replacement is therefore generally advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail and materials…it is not appropriate to sacrifice old work simply to accommodate the new…new elements may be more acceptable if account is taken of the character of the building, the roofline and significant fabric’.

In this instance, the proposed single storey side extension would be a predominantly glazed structure punctuated with aluminium frames and topped with a flat roof design comprised of aluminium and metal. Accordingly, it is considered that the proposed extension would be visually at odds with the traditional stone and render based features and slated pitched roof design of the host property by virtue of its use of modern materials and flat roof design. In addition, the proposed incorporation of a new doorway opening and steps between the extension and the North-eastern gable end of the host property would result in the loss of historic fabric and the building’s original planform by virtue of the removal of an existing gable end window. 

Taking account of the above, it is considered that the proposed development would be harmful to the special architectural and historic interest of the heritage asset. Notwithstanding this, the proposed extension would be a relatively modest sized structure in terms of its height and footprint therefore it is considered that the level of harm to the heritage asset from the proposed extension would be less than substantial harm in this instance.

Paragraph 202 of the NPPF states:

‘Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use.’

In this instance, the proposed development would serve as an extension to the existing dwelling for private use therefore there would be no public benefits from the proposal that would outweigh the harm to the heritage asset. 

Taking account of all of the above, it is considered that the proposed extension would be an unacceptable addition to the heritage asset and would therefore be in direct contravention of Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, Key statement EN5 and Policy DME4 of the Core Strategy and Paragraph 199 of the National Planning Policy Framework.


	Impact upon character / appearance of Conservation Area:

The application property lies within the Sawley Conservation Area. With reference to making decisions on applications for development in a Conservation Area, 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.” 

This guidance is reiterated in Key Statement EN5 of the Ribble Borough Valley Core Strategy which stipulates that all development proposals should respect and safeguard the character, appearance and significance of all Conservation Areas. 

Policy DME4 of the Ribble Valley Core Strategy states that ‘proposals within, or affecting views into and out of, or affecting the setting of a Conservation Area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance’.

Moreover, the Sawley Conservation Area Management Guidance (2005) states that all new development should ‘maintain the historic pattern of development by respecting the historic grain associated with historic plots and the historic morphology of development in the immediate area’.

Furthermore, the Sawley Conservation Area Appraisal (2005) identifies a ‘continuing loss of original architectural details and use of inappropriate modern materials or details’ as being one of the key threats to the historic character of Sawley’s Conservation Area.

In this instance, the proposed development would involve the construction of an extension predominantly comprised of modern materials including glazed elevations with aluminium framework and a flat roof design comprised of aluminium and metal, all of which would be largely incongruous in the context of the historic built form within the surrounding area. 

Accordingly, it is considered that the proposal would be an inappropriate form of development that would be harmful to the character and appearance of the Sawley Conservation Area therefore the proposal is considered to be in conflict with Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy.


	Impact upon Residential Amenity:

The proposed extension would solely provide views into the property’s curtilage therefore it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents. 


	Visual Amenity / External Appearance:

Paragraph 130 of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Furthermore, Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style’ and ‘not adversely affect the amenities of the surrounding area’.

Moreover, with regards to development in the AONB, Key Statement EN2 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…development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the AONB by virtue of its size, design, use of material, landscaping and siting’.

In addition, The Forest of Bowland AONB Management Plan (April 2014 - March 2019) states:

‘The natural beauty of AONBs is partly due to nature, and is partly the product of many centuries of human modification of ‘natural’ features…the area was designated as a landscape of national significance due to a variety of factors, including the landscape’s historic and cultural associations and the distinctive pattern of settlements…collectively these historic and cultural elements of the environment serve to enrich the landscape’s scenic quality, meaning and value.’

The application property is sited within the Forest of Bowland AONB and comprises a stone and rendered based dwellinghouse with a slated pitched roof and modestly sized timber framed window openings. The various outbuildings within the property’s curtilage also bear the same traditional features as the application property by virtue of their slated pitched roofs, timber doors and windows and stone based elevations. Properties within the immediate locality are largely similar in external appearance by virtue of their stone elevations and slated pitched roof design. As such, the application property and its outbuildings reflect the rural vernacular of dwellings within the locality which, collectively, underpin the aesthetic of the surrounding AONB landscape.

In contrast, the single storey extension proposed would be a predominantly glazed structure punctuated with aluminium frames and topped with a flat roof design comprised of aluminium and metal. In addition, the extension would serve as a link between the host property and an existing outbuilding which in turn would result in the creation of a hybrid stone and glazed extension to the North-eastern side elevation of the property whereby the flat roof design and glazed elevations of the link extension would be visually at odds with the stone based elevations and slated pitched roof profile of the existing outbuilding to which it would be adjoined. 

Furthermore, the application property occupies a prominent main road plot whereby the proposed extension would be visible from Sawley Road and also from the track situated opposite the site’s frontage therefore the extension would have a undue visual impact on the streetscene and public vantage points, particularly when the internal space of the extension would be illuminated during hours of darkness.

With the above in mind, it is considered that the proposed development would fail to reflect the local distinctiveness of the area by virtue of its flat roof design, inappropriate use of modern materials and level of visual prominence within the public realm, all of which would be harmful to the aesthetic of the surrounding AONB landscape. As such, the proposal is considered contrary to the aims and objectives of Policy DMG1 and Key Statement EN2 of the Core Strategy and Paragraph 130 of the NPPF.


	Highways and Parking:

The proposed works would not affect the property’s existing parking arrangement therefore it is not considered that the proposal would have any undue impact upon highway safety.


	Landscape/Ecology:

No ecological constraints were identified in relation to the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development by virtue of its flat roof design, use of modern materials and resultant loss of historic fabric would be harmful to the historic character of the host property and surrounding Conservation Area. In addition, the works proposed would be harmful to the visual amenities of the area which underpin the aesthetic of the surrounding AONB landscape.


	RECOMMENDATION:
	That planning permission be refused for the following reasons:

	01:
	The proposed development, by virtue of its flat roof design, use of inappropriate modern materials and resultant loss of historic fabric would detract from the traditional features of the Grade II Listed Southport House and historic character of the surrounding area which in turn would result in harm to the historic character and appearance of the heritage asset and the Sawley Conservation Area. As such, the proposal would be in direct conflict with Sections 66 and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy 2008 – 2028 and Paragraph 199 of the National Planning Policy Framework.


	02:
	The proposal would result in the introduction of an incongruous form of development into an area characterised by rural dwellings comprised of traditional features within the setting of the Forest of Bowland AONB. The proposal by virtue of its flat roof design, inappropriate use of modern materials, and taking account of the level of visual prominence within the public realm, would result in an unsympathetic form of development to the detriment of the AONB landscape contrary to Policies DMG1 and EN2 of the Ribble Valley Core Strategy 2008 – 2028 and Paragraph 130 of the National Planning Policy Framework.
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