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	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed single storey lean to extension to rear.

	Site Address/Location:
	Riverside Cottage, Sawley Bridge Lane, Sawley. BB7 4NH

		

	CONSULTATIONS: 
	Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest & Sawley Parish Council:
	Consulted on 17/1/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Cadent Gas:
	No objection.

	

	RVBC Countryside:
	No objection.

	

	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 DME6: Water Management
Policy DMH5: Residential and Curtilage Extensions

NPPF – Chapter 16

Planning (Listed Buildings and Conservation Areas) Act 1990: Sections 16, 66, 72


	Relevant Planning History:

3/2020/0632:
Single storey extension to rear. Resubmission of application 3/2020/0173 (Refused)

3/2020/0173:
Single storey extension to rear (Refused)

3/2016/0286:
To replace wooden windows with sash uPVC windows at Riverside Cottage (Refused – dismissed on appeal)

3/2008/0713:
Application to remove condition no.2 of application 3/2001/0664 to allow use of cottage as separate dwelling (Approved)

3/2001/0664:
Annexe of main house to be used as a holiday cottage (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached single storey property located on the Northern extents of Sawley. The property consists of stone, slate roof tiles and timber doors and windows and has historic origins as an agricultural building. The application property forms part of a small cluster of dwellings situated directly on the Southern banks of the River Ribble with Bridge End Farm and Riverside Barn lying directly adjacent. Riverside Barn annex lies immediately to the South-west. The wider area comprises a mixture of agricultural land, woodland and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for a rear single storey lean-to extension.


	Impact upon setting of Listed Building:

The application property lies within close proximity of Sawley Bridge which is a Grade II Listed Building. 

The official listing description for Sawley Bridge reads as follows: 

‘Bridge, probably c.1800 with earlier remains. Sandstone ashlar. 3 segmental arches with triangular cutwaters, piers, string course, and solid parapets with weathered copings. On the western side there are outer chamfered arches around the voussoirs. The soffits of the arches have straight joints which suggest that the bridge has been widened.’

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.’

Sawley Bridge is viewable from numerous vantage points within the vicinity of the application site with optimum views of the heritage asset gained from looking Westwards from Sawley Bridge Road, facing South-east from the junction between Sawley Road and Smalden Lane and facing East from Bank View Cottages on Sawley Road.

Bridge End Farm, Riverside Barn and the front elevation of the application property are all viewed in concert with the heritage asset from Sawley Bridge Road however the application property’s rear elevation is not visible from this viewpoint.

Riverside Barn and annex are read in concert with Sawley Bridge when looking South-east from the junction between Sawley Road and Smalden Lane however Riverside Cottage is not visible from this viewpoint. 

Facing East from Bank View Cottages on Sawley Road provides the most comprehensive view of the heritage asset with numerous features read in concert with Sawley Bridge from this viewpoint however views of the application property’s rear elevation from this view point are almost non-existent due to separation distance and tree / hedgerow coverage. 

Taking account of all of the above, it is not considered that the works proposed to the rear elevation of the application property would detract from the setting of the identified heritage asset.


	Impact upon Character/appearance of Conservations Area:

The application property lies 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.” 

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. 

In addition, Policy DME4 of the 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’.

The Sawley Conservation Appraisal (2005) makes reference to several views of merit within the Sawley Conservation Area with recommends made for their protection. One of the views referred to is the aforementioned Eastwards view from Bank View Cottages however as previously stated, views of the application property’s rear elevation from this view point are almost non-existent. 

Furthermore, the application property does not feature within any of the other views of merit referred to, nor is the application property’s rear elevation visible from anywhere else within the Sawley Conservation Area. 

Riverside Barn and Bridge End Farm lie directly adjacent to the application property, with both properties noted as Buildings of Townscape Merit within the Sawley Conservation Appraisal however the application property’s rear elevation is not read in concert with either of these properties from within the Conservation Area due to the screening afforded by the application property’s rear garden.

Accordingly, it is not considered that the proposed development would detract from the historic character, appearance or significance of the Sawley Conservation Area.


	Impact Upon Residential Amenity:

The proposed extension would solely provide views into the rear garden of the application property whereby the extension would be screened from the nearest neighbouring properties of Riverside Barn, Riverside Barn annex and Bridge End Farm therefore it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents. 


	Visual Amenity/External Appearance:

The proposed extension would serve as an infill between the property’s South facing kitchen wall and West facing utility room outrigger with the overall footprint of the extension being modest in size. In addition, the extension would be set in from the property’s Western facing kitchen wall and back from the South facing utility room elevation with its roof pitch set below the roof pitch of the dwelling. As such, the extension proposed would read as subservient addition to the host property.

The modern appearance of the extension would be somewhat in contrast to the traditional features of the application property by virtue of its glazed design however following pre-application discussions it was conveyed to the applicant that a glazed based extension would be considered if the design in question was able to facilitate views of any internal walls to be retained as this would showcase the evolution of the property. 

In this instance, the stone quoins and upper section of the property’s South facing kitchen wall are to be retained and would remain visible through the proposed extension which in turn would preserve the original plan form of the property’s rear elevation. In addition, the extension would be comprised of non-reflective glass which would amplify the transparency of the extension. Furthermore, the proposed extension would not be visible within the public realm therefore the visual impact of the proposal would negligible.

With the above in mind, it is not considered that the proposal would be harmful to the character of the host property, visual amenities of the immediate area or aesthetic of the wider AONB landscape.


	Highways and Parking:

The proposed development 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.


	Flood Risk

A FRA has been submitted which is appropriate for the development proposed.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed works would not be harmful to the amenity of any neighbouring residents, character of the host property or visual amenities of the immediate area or wider landscape. 

In addition, it is not considered that the proposed development would have any undue impact upon the setting of the adjacent Grade II Listed Sawley Bridge or historic character of the Sawley Conservation Area.

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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