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	Date Inspected:
	3/11/23
	Site Notice:
	N/A
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Prior notification under class Q (a) and (b) for the conversion of the existing agricultural building to form 3 new dwellings (pursuant to variation of condition 2 (approved plans) of prior approval 3/2021/0954.

	Site Address/Location:
	Old Sawley Grange, Gisburn Road, Sawley, BB7 4LQ.

		

	CONSULTATIONS: 
	Parish/Town Council

	Bowland-by-Bowland, Gisburn Forest and Sawley Parish Council:
	Consulted 23/1/24 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	
Schedule 2, Part 3, Class Q (a) and (b) of the Town and Country Planning (General Permitted Development) Order 2015.

National Planning Policy Framework (NPPF)

Planning practice guidance: Flexible options for planning permissions


	Relevant Planning History:

3/2024/0019:
Approval of details reserved by conditions 4 (materials), 5 (boundary treatment), 8 (bat and bird boxes), 9 (EV charging points) and 10 (construction method statement) of Prior Approval 3/2021/0954 under class Q (a) and (b) for the conversion of the existing agricultural building to form 3 new dwellings. (Approved)

3/2023/0815:
Prior notification under Class Q (a) and (b) for the conversion of the existing agricultural building to form 3 (4 bed) new dwellings. (Refused)

3/2021/0955:
Change of use of land from agricultural to proposed offices (Approved)

3/2021/0954:
Prior notification under class Q (a) and (b) for the conversion of the existing agricultural building to form 3 new dwellings (Permission Not Required)

3/2019/0435:
Demolition of two agricultural outbuildings and replacement with a new office building including alterations to an existing listed building (LBC) (Approved)

3/2019/0434:
Demolition of two agricultural outbuildings and replacement with a new office building including alterations to an existing listed building (PP) (Approved)

3/2017/0969:
Demolition of redundant farm building and conversion of farm building adjoining existing offices to create additional office space. Construction of car park with landscaping works new sewage treatment plant and soakaway (LBC) (Approved)

3/2017/0968:
Demolition of redundant farm building and conversion of farm building adjoining existing offices to create additional office space. Construction of car park with landscaping works new sewage treatment plant and soakaway (PP) (Approved)

3/2002/0968:
Demolition of farm shed and conversion of farm building adjoining existing offices to create additional office space, construction of car park & associated landscaping (Approved)

3/1999/0901:
Floodlit sign on entrance walls (Approved)

3/1997/0704:
Conversion of barn into offices & flat, demolish some recent farm buildings, layout parking area and provision of septic tank (resubmission) (PP) (Approved)

3/1997/0705:
Conversion of barn into offices & flat, demolish some recent farm buildings, layout parking area and provision of septic tank (LBC) (Approved)

3/1997/0449:
Conversion of barn into offices. Demolish some recent farm buildings. Layout parking area and provision of septic tank (LBC) (Withdrawn)

3/1997/0448:
Conversion of barn into offices. Demolish some recent farm buildings. Layout parking area and provision of septic tank (PP) (Withdrawn 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an agricultural building situated on the Eastern outskirts of Sawley. The building in question comprises a rectangular footprint with a split level gabled roof profile, steel portal framework, blockwork, vertical timber cladding and fibre cement roof sheets. The building in question is sited within a farmstead comprising a converted barn and adjoined farmhouse property with additional agricultural buildings adjoined to the rear South-eastern elevation of the converted barn. Access to the site is from the A59 Gisburn Road via an existing access track. A small cluster of residential dwellings lies immediately to the South of the application site with the wider area comprising a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Planning consent was granted as part of application 3/2021/0954 for the conversion of an existing agricultural building to form three new units of residential accommodation under Schedule 2, Part 3, Class Q (a) and (b) of the Town and Country Planning (General Permitted Development) Order 2015.

Consent is sought for design amendments to the original consent granted which are summarised as follows:

· Three pane full length casement windows replaced with two full length windows in North elevation 

· Three pane full length casement windows replaced with two full length windows in South elevation 

· Eastern elevation 

· omission of roof light in Southern unit
· minor reduction to cladded roof section on Southern unit
· omission of roof light in middle unit
· minor reduction to cladded roof section on middle unit
· omission of one full length window in middle unit
· omission of roof light Northern unit
· minor reduction to cladded roof section on Northern unit

· West elevation

· omission of roof lights in all units

· [bookmark: _Hlk161215882]Minor increase to footprint of all units (all still contained within roof structure of building)

· Mezzanine level omitted from all units

The applicant has stated that the proposed changes would facilitate the creation of single storey residential units. Accordingly, consent is sought to replace the approved plan numbers forming part of previous planning application 3/2021/0954 with revised plans submitted as part of this S73 application. Case Law supports a s73 application to be made where minor alterations are proposed to an existing Prior Approval consent.


	Principle:

Having regard to the previously approved prior approval scheme and the external works permitted to facilitate the conversion of the building to residential use, it is considered that the proposed changes would fall within the scope of that previous approval and amount to a minor material amendment.  

Visual Amenity/External Appearance:

Paragraph 135 (c) 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’.

The changes proposed to the existing consent include increases to the footprints of each of the three approved residential units. Whilst these changes would amount to a cumulative increase in floor space at the ground floor level with respect to the previously approved development, the proposed footprint increase would be minimal relative to the consent originally approved. The walls would remain contained within the roof structure of the building as such the minor increase would not be discernible. Furthermore, the proposed omission of the previously approved mezzanine levels for each of the residential units would amount to a net reduction in footprint on the previous development from 465m2 to 408m2. Additional changes proposed to the original consent include the omission of roof lights and minor alterations to cladded roof features and fenestration and whilst these would be visible changes, their implementation (and omission) would not amount to a fundamental change in design and external appearance with respect to the originally approved development.

Taking account of above, it is not considered that the changes proposed to the development originally approved would result in any harm to the visual amenities of the immediate or wider area. The proposed development would therefore satisfy the requirements of Paragraph 135 (c) of the NPPF.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed variation to condition 2 of prior approval 3/2021/0954 is considered acceptable on the basis that the changes proposed are considered to amount to a minor material amendment to the development approved and it is not considered that these changes would result in any harm to the visual amenities of the immediate or wider 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:
	That the application be approved.
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