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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Planning permission for chimney reconstruction and new boundary wall and gate to rear.

	Site Address/Location:
	Old Mill Cottage, 9 Long Buildings, Sawley Road, Sawley, BB7 4LE.

		

	CONSULTATIONS: 
	Parish/Town Council

	Parish Council:
	Consulted 16/4/24 – no response.

	

	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: Sustainable Development
Key Statement EN2: Landscape
Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DME3: Site And Species Protection And Conservation
Policy DME4: Protecting Heritage Assets
Policy DMH5: Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act Section 16, 66 & 72

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0235:
Listed Building Consent for proposed internal alterations to ground floor layout, chimney reconstruction and new boundary wall and gate to rear (Ongoing)

3/2024/0014:
Regularisation of replacement of softwood doors and windows with hardwood (Approved)

3/1987/0143:
Erection of dwelling adjacent to the Old Mill, Sawley (PP) (Approved)

3/1987/0144:
Alterations to and erection of new dwelling adjacent the Old Mill, Sawley (LBC) (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a three storey terraced property situated within the defined settlement area of Sawley within the Forest Of Bowland National Landscape. The property comprises stone elevations and a slated gabled roof with the fenestration within the Southern elevation of the property comprising a regimented layout consisting of three square window openings at the first and second floor levels and two square window openings and a single width doorway opening at the ground floor level. The Northern elevation of the property is largely similar in appearance, save for a single storey lean-to feature which straddles the Northern elevations of both the application property and adjoining neighbouring property of Mystle Cottage. Access to the property is from Sawley Road with the ruins of Sawley Abbey lying approximately 90 metres away to the North-east. The surrounding area is predominantly residential with the wider area comprising a mixture of woodland, agricultural land and open countryside. 

Old Mill Cottage holds Grade II Listed Building status by virtue of forming part of the range of buildings known as No. 1 – 10 Long Buildings and Ivy Cottage. The official Historic England listing description for the building range (referred to as ‘Ivy Cottage, Reading Room, And Connecting Buildings In Same Range’) reads as follows: 

‘Row of buildings, probably early C19th and industrial, with medieval remains, partly converted for domestic use and partly converted into a Methodist Chapel in 1867. Sandstone rubble with stone slate roof. Ivy Cottage, at the east end, is of 2 storeys, and of one bay to the south, having tripartite windows with plain stone surrounds and square mullions. To the right is a door with plain stone surround. The main range has openings with plain reveals, including 5 doorways on the ground floor. Towards the left is the chapel, with 3 windows on the 1st floor with plain stone surrounds and semi-circular heads. To its right is a chamfered ground-floor window. The west gable wall adjoins the site of the former Abbey mill and incorporates a wide chamfered fireplace with segmental head and with a narrower arched recess to its left. On the 1st floor is a blocked chamfered doorway with Tudor-arched head. The north wall has openings with plain reveals, some 1st floor doors towards the left reached from an external platform, The chapel, further right, has 3 windows with plain stone surrounds and semi-circular heads. At the left is a 1st floor door with similar surround. At the far right is a chamfered slit opening on the ground floor. Interior not fully inspected, but 2 ground-floor windows on the north side and one on the south side have splayed reveals and chamfered inner arches of dressed stone. The site of the former Abbey Mill, at the west, is a Scheduled Ancient Monument.’


	Proposed Development for which consent is sought:

Planning consent is sought for the construction of a new boundary wall and gate to the property’s Southern elevation and reconstruction of the property’s chimney. Such works would normally fall within the realm of permitted development however historic planning records show that permitted development rights pertaining to future extensions and alterations were removed from the application property following the grant of planning permission 3/1987/0143. As such, planning consent is required for the works outlined above.


	Impact upon Listed Building:

Paragraph 205 of the NPPF 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). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.’ 

In addition, Key Statement EN5 of the Ribble Valley Core Strategy states: 

‘There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings.’ 

Furthermore, Policy DME4 of the Core Strategy states: 

‘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.’ 

Heritage impact is considered to be the potential level of harm upon the significance of a heritage asset caused by development proposals. The NPPF defines significance as ‘the value of a heritage asset to this and future generations because of its heritage interest’. Such interest can be archaeological, architectural, artistic or historic. 

Statements Of Heritage Significance, Historic England (2019) defines these as follows: 

‘Archaeological Interest: There will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence of past human activity worthy of expert investigation at some point.’ 

‘Architectural And Artistic Interest: Interests in the design and general aesthetics of a place. They can arise from conscious design or fortuitously from the way the heritage asset has evolved. More specifically, architectural interest is an interest in the art or science of the design, construction, craftsmanship and decoration of buildings and structures of all types. Artistic interest is an interest in other human creative skills, like sculpture’.

‘Historic Interest: An interest in past lives and events (including pre-historic). Heritage assets can illustrate or be associated with them. Heritage assets with historic interest not only provide a material record of our nation’s history but can also provide meaning for communities derived from their collective experience of a place and can symbolise wider values such as faith and cultural identity.’

National Planning guidance requires applicants to describe the significance of any heritage assets affected, including any contribution made by their setting in order to allow the LPA to come to a judgment about the level of impact on that significance and therefore on the merits of the proposal. 

A Heritage Statement has been provided in support of the application which summarises the significance of the Old Mill Cottage as follows:

‘…the name Old Mill Cottage relates to former Abbey Mill which once occupied the site. The monastic mill served the main Abbey…associative value of the site’s previous occupation, around 1790 as a textile printing works Messrs Peel of Blackburn, established on the site of the former Abbey Mill…the Peel family (the same family as former Prime Minister Robert Peel) settled in Sawley…the building was originally a textile printing plant and was designed with function over form. The building is constructed of locally sourced stone, most likely sourced from the ruins of the Abbey with a blue slate roof. The buildings also contain medieval moulded stone incorporated into Ivy Cottage.’


Accordingly, the above observations indicate that the significance of the application property is largely underpinned by its historic interest (historic ties to Abbey Mill and the Peel Family) along with some archaeological interest (medieval moulded stone within Ivy Cottage and reference to on-site medieval remains in statutory listing) and architectural interest (functional design of building reflective of historic architectural practices).

The proposed works include internal alterations to the property’s ground floor layout, reconstructive works to the property’s chimney and the construction of a new boundary wall and gate to the property’s Southern elevation.

The Institute Of Historic Building Conservation (2021) states:

‘…the plan of a building is one of its most important characteristics. Interior plans and individual features of interest should always be respected and left unaltered as far as possible…chimney stacks contribute greatly to the interest of the roofscape and the silhouette of the building…they should be retained even if on elevations not normally seen from the public realm…where chimney stacks added later are to be altered, and have pots, these should usually be retained.’

Furthermore, Historic England guidance Making Changes to Heritage Assets (2016) states:

‘The main issues to consider in proposals for additions to heritage assets are proportion, height, massing, bulk, use of materials, relationship with adjacent assets [and] alignment…new features added to a building are less likely to have an impact on the significance if they follow the character of the building…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.’

In this instance, the alterations proposed to the interior of the property would be limited to the removal of a small quantity of wall fabric between the property’s utility and dining room and within the property’s WC. An existing single width doorway between the property’s utility room and WC would also be infilled. As such, given the small scale nature of the works proposed, the internal plan form of the property would remain clearly legible. Furthermore, the existing internal walls within the property are modern blockwork additions installed as part of the original residential conversion of the property therefore the proposed alterations would not result in any loss of historic wall fabric. Accordingly, the proposal internal works would have a neutral impact upon the significance of the heritage asset and are therefore considered to be acceptable.

The works proposed to the property’s chimney would involve the replacement of damaged stone which would be replaced with like-for-like natural local sandstone pointed with mortar to match the existing. Furthermore, the property’s existing chimney pots would be retained and reused. As such, the proposed repair works to the property’s chimney would contribute towards the preservation of the heritage asset and are therefore considered acceptable. 

The boundary wall proposed for the Southern elevation of the property would comprise of random coursed stone topped with natural stone copings which would match the materiality of the neighbouring boundary wall fronting Mystle Cottage and the property’s buttress feature. In addition, the height of the proposed boundary wall would symmetrically align with the height of the adjacent neighbouring boundary wall and additional boundary walling spanning along the Southern profiles of No. 1-7 Long Buildings and Ivy Cottage. As such, the proposed boundary walling would appropriately assimilate into the historic building range with the proposed boundary treatment having a neutral impact upon the significance of the heritage asset. These works are therefore considered acceptable.

Taking account of all of the above, the works proposed would be compliant with current heritage guidance and would not result in any harm to the archaeological, architectural or historic significance of the heritage asset. The proposed development would therefore satisfy the requirements of Section 16 of the Listed Buildings and Conservation Areas) Act 1990, Paragraph 205 of the NPPF and Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy.


	Impact upon Character/appearance of Conservation Area:

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.” 

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. 

The Sawley Conservation Area Appraisal (2005) identifies numerous elements as contributing to the Conservation Area’s special interest which include:

· The ruins of Sawley Abbey (Grade I Listed Building and Scheduled Monument)

· Sawley Bridge (Grade II Listed Building)

· Numerous additional Listed Buildings

· Setting of the village on the banks of the River Ribble

· The backdrop of high hills and fells

· Numerous key views centred around the Northern and Eastern perimeter of the Conservation Area as referenced on the Sawley Conservation Area Townscape Appraisal Map

In this instance, the proposed external alterations to the application property would involve the reconstruction of an existing chimney feature with like for like materials and the construction of a boundary wall that would be in keeping with the materiality and alignment of existing adjacent boundary wall treatments. As such, the proposed external alterations to the application property would be respectful to the historic character of the area and would not adversely impact upon any of the Conservation Area’s elements of special interest or key views referenced above. 

Taking account of the above, it is considered that the proposed external works to the application property would have a neutral impact upon the character and appearance of the Sawley Conservation Area. As such, the proposed development would satisfy the requirements of Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.


	Impact Upon Residential Amenity:

Given the nature of the works proposed, no concerns are raised with respect to impacts upon neighbouring amenity from the proposed development. 


	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’.

With respect to development within Areas Of Outstanding Natural Beauty (now known as National Landscapes), Paragraph 182 of the NPPF states:

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty.’

The above is reiterated within Key Statement EN2 of the Core Strategy: 

‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area. As a principle 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.’

Policy DMG1 of the Ribble Valley Core Strategy provides general design guidance as follows: 

‘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…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

As previously, the proposed external alterations to the application property would in this instance involve the reconstruction of an existing chimney feature with like for like natural local sandstone and the construction of a boundary wall that would be in keeping with the materiality and alignment of existing adjacent boundary wall treatments.

Taking account of the above, it is not considered that the proposed development would result in any  harm to the visual amenities of the immediate area or wider National Landscape. The proposal would therefore satisfy the requirements of Paragraph 135 (c) and 182 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy.


	Highways and Parking:

The proposal would not involve any change to the existing parking arrangement on site therefore it is not considered that the proposed development would have any undue impact upon highway safety.


	Landscape/Ecology:

A bat survey carried out at the application property on 4/6/24 found no evidence of any bat related activity. The application property was deemed to hold negligible roosting potential for bats therefore no further survey work has been recommended. No other ecological constraints were identified in relation to the proposal. Mitigation measures require securing by condition.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed external alterations would be respectful to the historic character of the application property and surrounding Conservation Area and would not be harmful to the amenity of any neighbouring residents or visual amenities of the area. Furthermore, the proposed development would not lead to any adverse impacts upon protected species. 

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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