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Application for Planning Permission.
Town and Country Planning Act 1990

Publication of applications on planning authority websites.
Please note that the information provided on this application form and in supporting documents may be published on the Authority's website,
If you require any further clarification, please contact the Authority’s planning department

- . N : ™~
(1. Applicant Name, Address and Contact Details
Title: Firstname: |R ‘ Surname: IGifford |
Company name | I
Country National Extension
Street address: Rakefoot Farm Code Number Number
Thornley Road Telephone number: | ] [ ' l I
igl
Chaigley Mobile number: l F ' ! | I
Town/City Clitherce
Fax number: ( | I I ' I
County: Lancs
Country: Etnail address:
Postcode: BB7 3LY ,
Are you an agent acting on behalf of the applicant? {# Yes { No
\. v
r . N
2. Agent Name, Address and Contact Details
Title: FirstName:  |[Judith ‘ Surname:  |[Douglas |
Company name: IJanet Dixon Town Planners Ltd |
Country National Extension
Street address: 10A Whalley Road Code Number Number
Telephone number: I | '01 200 425051 | | : ’
1 Mobile number: l l J , J '
Town/City Clitheroe
Fax number: l j ‘ —I l ‘
County: Lancs
Country: l Emait address:
Postcode: EB7 1AW —’ ljudith@jdixonplanners.co.uk {
\ L/
. \
(3.. Description of the Proposal
Please describe the proposed development including any change of use:
|Revised details for conversion of bamn to dwelling erection of garage, plant reom and creation of driveway and garden
Has the building work or change of use afready started?  Yes (& No
\. . J
fief 04:2309 Planning Fortal Reference:




(4. Site Address Details

Description:

Full postal address of the sité ﬁnciu:ding ful]:i:;'cistc{:i'dé where available}

House: ' I - T suffie [:l )

House name; RAKEFCOT FARM

Street address: THORNLEY ROAD
CHAIGLEY

Town/City: CLITHEROE

County:

Postcode: M

Description of location or 2 grid reference
{must be completed if postcode Is not known):

366235

Easting:

441604

_Norching:

.

fsu Pre-application Advice

Has assistance or prior advice been sought from the local authority about this application?

(_n_'-_".Yes " No

If Yes please complete the following information about the advice you were given {this will he!p the authority to deal with this application more efficiently):

Officer name:

Title: ,C] First name: ISarah Surname; ,Westwood

Refarence: IRV/ZDI 0/ENQ/00273 l

Date {(DDAMMYYYY): |12/04/201 0 [ (Must be pre-application submission}

Details of the pre-application advice recefved:

JPlease see Design and Access Statement

(. - . .
6. Pedestrian and Vehicle Access, Roads and Rights of Way

Is a new or altered vehicle access proposed to or from the public highway? { Yes (= No

Is a new or altered pedestrian access proposed to or from the public highway? (" Yes (@ No

Are there any new public roads to be provided within the site?  Yes (& No

" Yes (@ No
! Yes (% No

Are there any new public rights of way te be provided within or adjacent to the site?

Do the proposals require any diversions/extinguishments and/or creation of rights of way?

J

.

r7.. Waste Storage and Collection
Do the plans incorporate areas to store and aid the collection of waste? (& Yes {(No

If Yes, please provide details:

[There is adequate space within the curtilage for the storage of waste

(& Yes ( No

Have arrangements been made for the separate storage and collection of recyclable waste?

If Yes, please provide details:

\Iﬁre is adequate space within the curtilage for the storage of recyclable waste

)

(8. Authority Employee/Member

With respect to the Authority lam:
(a) a member of staff
{b) an elected member
{c) related to a member of staff

{d) related to an elected member
Do any of these statements apply to you? ( Yes (& No

.

J\

r79,. Maieria!s

Piease state what materials (including type, colour and name) are to be used externally §if applicable):

" Ref: 042309 Planning Portal Reference:



. {Materials continued)

Walls - description:
Description of existing materials and finishas:

320110674P

ICoursed and random stone together with red brick and timber panels

Description of proposed materials and finishes:

,Coursed and random stone together with red brick and timber panels

Roof - description:
Description of existing materials and finishes:

|Stone slate

Description of proposed materials and finishes:

|Natura| blue slate

Windows - description:
Description of existing materials and finishes:

I'l"lmber

Description of proposed materials and finishes:

ﬁmber

Doors - dascription:
Description of existing materials and finishes:

I'ﬁmber

Description of proposed materials and finishes:

|T1mber

Boundary treatments - description:
Description of existing materials and finishes:

|Dry stone wall

Description of proposed materlals and finishes:

|D1y stone wall with hedge of native species

Vehicle access and hard standing - description:
Descripticn of existing materials and finishes:

Tarmac

Description of proposed materials and finishes:

ITarmac

Are you supplying additional information on submitted plan(s)/drawing(s)/design and access statement?

If Yes, please state references for the plan{s)/drawing(s)/design and access statement:

(& Yes {T Mo

Addendum to Design and access Statement 2011
Design and Access Statement Janet Dixon Town Planners 2010
Structural Survey Romala Design October 2010
Plans:

TRI-0654-01 Location plan 1:50 600

TRI-0654-02 Existing site plan 1:200
TRI-0654-03Existing plan and elevation

TRI-0701-04 Proposed Site Plan

TRI-0654-07 Proposed plans and elevation of garage
TRI-654-08 Location plan

Protect Species Survey Denis Lambert Wildlife Survey
Heritage Statement Janet Dixon Town Planners Ltd

\ Klagester BioDisc

(10. Vehicle Parking

Please provide information on the existing and proposed number of on-site parking spaces:

Existing number

Type of vehicle of spaces

Total proposed {including spaces
vetained)

Difference in
spaces

Cars o

3

3

Light goeds vehicles/public carrier vehicles

Motorcyclas

Cycle spaces

0
0
Disability spaces i}
o]
0

Other (e.g. Bus)

ol|lo|o|lOo|C

LB L e B B e O o= I N )

Short description of Other

Ref 04:2309  Planning Portal Reference:



{11, Foul Sewage - S L S
Please state how foul sewage is to be disposed 6f; ', R : ' :
Mains sewer . [] Package treatment plant - X Unknown ]
Septic tank N Cess pit R
Other ‘ N .
Are you proposing to connect to the existing drainage system? { Yes (& MNeo { Unknown
\. i, i _ _/
(12. Assessment of Flood Risk )
Is the site within an area at risk of floading? {Refer to the Environment Agency's Flood Map showing
floed zones 2 and 3 and consult Environment Agency standing advice and your local planning authority
requirements for informatien as necessary.) - _ {7 Yes (o No
if Yes. you will need to submit an appropriate flocd risk a:ssessment to consider the risk te the"proposed site. .
Is your proposal within 20 metres of a watercourse {e.g. river, stream or beck)? - (> Yes (& No
Will the proposal increase the flood risk elsewhere? (7 Yes (s, No
How will surface water be disposed of?
[ Sustzinable drainage system [i Main sewer [ Pondfiske
[X soakaway [T} Existing watercourse
L N ; A
( . . . . )
13. Biodiversity and Geological Conservation
To assist in answering the following questicons refer to the guidance notes for further informaticn on when there Is a reasonable likelihood that any important biodiversity
or geological conservation features may be present or nearby and whether they are likely to be affected by your proposals.
Having referred to the guidance notes, is there a reasonable likelihood of the following being affected adversely or censerved and enhanced within the application site. OR
on land adjacent to or near the application site:
a) Protected and priority species
("  Yes, onthe development site " Yes, on land adjacent to or near the proposed development {& No
b) Designated sites, Important habitats or other biodiversity features
(" Yes, onthe development site (" Yes, onland adjacent to or near the proposed development (¢ No
c) Features of geological conservation importance
(. Yes, onthe development site (" Yes, on land adjacent to or near the proposed development (& No y
\.
(12 Bt )
14. Existing Use
Please describe the current use of the site:
|Bam J
Is the site currently vacant? (¢ Yes { No
If Yes, please describe the last use of the site:
Iﬂgricultural and storage J
When did this use end (f known) (DD/MM/YYYY)? |
Does the proposal involve any of the following?
if yes, you will need 1o submit an appropriate contamination assessment with your application
Land which is known to be contaminated? { Yes (¥ No
Land where contamination is suspected for all or part of the site? " Yes (& MNo
A proposed use that would be particularly vulnerable to the presence of contamination? { Yes (s No
. S
(15. Trees and Hedges
Are there trees or hedges on the proposed development site? (C Yes (& No
And/or: Are there trees or hedges on land adjacent to the proposed developn'\:ent site that could influence the
development or might be important as part of the local landscape character? (C Yes (& No
if Yes to either or both of the above, you may need to provide a full Tree Survey, at the discretion of your local planning authority 1f a Tree Survey is required, this and the
accompanying plan should be submitted alongside your application Your local planning authority should make clear on its website what the survey should contain, in
accordance with the current 'BS5837: Trees in relation to construction - Recommendations',
\___ -
/- ™
16. Trade Effluent
Does the proposal involye the need to dispose of trade effluents or waste? C Yes (‘_?_ No

N -

Raf:04:2309 . - Planning Portzl Reference:



— )

. Residential Unjts ' i 3 2 U 1 1 0 6 7 4 P )

Does your proposal include the galn or loss of residential units? _ E = -_Ye:ﬁ _ No =

Market Housing - Proposed : Market Housing - Eﬁ(i.{fjng
Number of bedrooms o Number of bedrooms
1 2 3 4+ Urknown . 1 ﬁT 41 Unknown
Houses 1 Houses
Flats/Maisonettes Flats/Maisonettes
Live-Work units Eive-Work units
Cluster flats Cluster flats
Shettered housing Sheltered housing
Bedsit/Studios Bedsit/Studios
Unknown Unknown - L ]
Propesed Market Housing Total l:l Existing Market Housing Total D
Cverall Residential Unit Totals
Total proposed residential units i
Total existing residential umnits 0
\ : /
(- on-resident ™)
18. All Types of Development: Non-residential Floorspace
Does your proposal invelve the loss, gain or change of use of non-residentiat floorspace? & Yes O No
Existing gross Gross .Total ross new internal Net additional
sing g Internal floorspace to be g m “esaaditional gross
internal floorspace proposed internal floorspace
Use class/type of use lost by change of use or . " X
floorspace demolition {including changes of use) |  following development
(square metres) (square metres) (square metres) (square metres}
Al Shops Net Tradable Area 0.0 00 0.0 0.6
A2 Financial and prefessional services 00 0.0 00 0.0!
]
A3 Restaurants and cafes 00 0.0 00 0 0:
Ad Drinking estabishments 0.0 0¢ 00 0.0‘
AS Hat food takeaways 00 0o 0.0 00
B1 (a) Office (other than A2) 00 0o 0.0 0 05
B1(b) Research and development 0.0 00 0.0 0..0}
B1 (c} Light industrial 0.0 00 co 0.0
B2 General industrial 0.0 0.0 00 0,0l
|
Bg Storage or distribution Q0 090 00 0 Oi
i
&) Hotels and halls of residence 0.0 0.6 00 0 DI
cz Residential institutions 0.0 oo 0.0 0 0!
D1 Non-residential institutions 0.0 00 0.0 0 01
D2 Assembly and leisure 0.0 0.0 0o 0.0:
: f
Other Please Specify 1480 1480 00 -148 0‘
1
Total 1480 148.0 00 -145 l'i
For hotels, residential institutions and hostels, please additionally indicate the loss or gain of rooms:
Use Class Types of use Existing rooms to be Ios.t-by change of use| Total rooms proposed {Induding Net additional roorms
or demolition changes of use)
\. S
~,
rl 9. Employment
If known, please complete the following information regarding employees:
Full-time " Part-time Equivalent number of full-time —‘
Existing employees 0 0 0
Proposed employees 0 0 0 i
\ ./
(" _ I
20. Hours of Opening
If known, please state the hours of opening for each non-residential use proposed: )
e

Ref: 4:2309 Flanning Porte! Reference:
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{" 20, Hours of Opening (continued). ..

Use Monday te Friday e Sl Saturday . . Sunday and Bank Holidays Not ';
4 Start Time End Titne - Start Time End Time Start Time™ . .- End Time Knewn j
. ™
(2'1 . Site Area
What is the site area? 0040 EIhectares o -
\ : : <
~\

r22. Industrial or Commercial Processes and Machinery

Please describe the activities and processes which would be carried out on the site and the end products including plant ventilation or air conditioning, Please include
type of machinery which may be installed on site:

the

was a tenant of an agricultural holding on all or part of the land to which this application relates, as listed below:

If any part of the land is an agricultural holding, of which the applicant is the sole tenant. the applicant should complete part (B) of the form by writing sole tenarnit -
not applicable® in the first column of the table below

[na
| s the proposal for a waste management development? > Yes (w No
\, : _ - S
{ - ™y

23. Hazardous Substances _

Is any hazardous waste involved in the proposal? {3 Yes (& No )
. . .
(24, Site Visit B ™

Can the site be seen from a public road public footpath, bridleway or other public land? C Yes {& No

f the planning authority needs to make an appointment to carry out a site visit, whom should they contact? (Please select only one)

(& The agent {" The applicant (" Other person
\.. A
r . N ™Y

25, Certificates (Certificate A)

Certificate of Ownership - Certificate A
Town and Country Planning {Development Management Procedure) (England) Order 2010 Certificate ynder Article 12

| certify/The applicant certifies that on the day 21 days before the date of this application nobody except myseli/ the applicant was the owner {owner is a person with a

freehold interest or leasehold interest with at Jeast 7 years left to run) of any part of the land or building to which the application relates.

Title: First name: J}udith J Surname: |Doug|as

Person role: rAgent ] Declaration date: l18/08/2011 l |E Declaration made
\, S

g . . N
(25‘. Certificates {Agricultural Land Declaration)
Agricultural Land Declaration
Town and Country Planning (Development Management Procedure} (England) Order 2010 Certificate under Article 12

Agricultural Land Declaration - You Must Complete Either A or B

(A} None of the land to which the application relates s, or is part of an agricultural helding. C

(B} | have/The applicant has given the requisite notice to every person other than myself/the applicant who, on the day 21 days before the date of this application @

Notice recipient Date notice served

Name: iSoIe tenant not applicable I

Number: :[ Suffix:
Street: I
| | ]

Locality:

Town: ! . |

Postcode: [ l

Title; First Name: ‘Judith J Surname; iDouglas
Person role: |Agent Declaration date: 18/08/2011 Declaration Made
e

|

r26.. Declaration

l/we hereby apply for planning permission/consent as described in this form and the o
accompanying plans/drawings and additional information X

Date  [18/08/2011
N

Rel: 04: 2309 Plzanning Portzl Raference:
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HERITAGE STATEMENT

IN SUPPORT OF A PLANNING APPLICATION TO
CONVERT A BARN TO A DWELLING

AT

RAKEFOOT FARM, THORNLEY ROAD,
CHAIGLEY, LANCS, BB7 3LY

Janet Dixon Town Planners Ltd.
10A Whalley Road

Clitheroe

Lancashire

BB7 1AW

Tel. no. 01200-425051/07887-554397



'HERITAGE STATEMENT IN SUPPORT OF A PLANNING APPLICATION TO CONVERT A
BARN TO A DWELLING AT RAKEFOOT FARM, THORNLEY ROAD, CHAIGLEY, LANCS, BB7

3LY

Planning Policy Statement 5: Planning for the Historic Environment.

Planning Policy Statement &: Planning for the Historic Environment (PPS5, 2010} has
amended the national abproach to considering the impabt of development proposals on
~ the historic environment. PPS5 and the companion practice guide, require applications for
planning permission to be accompanied by a Heritage Statement where the proposal
affects a heritage asset. In deciding whether a heritage asset is affecied by a proposed
development any potential heritage assets need to be identified. In some cases this is
quite obvious because the building or structure has statutory protection such as a listed
building or registered park or garden these are termed as designated assets. In other
cases the heritage asset may have been identified by the local planning authority through
the plan making process eg. building of townscape merit, within a conservation area, or it
may have been identified through the development management process. The PPS5
practice guide defines the difference between a heritage asset and other components of
the environment is that a ‘herifage assef holds meaning for society over and above its

functional ulility.” 1t is this heritage significance that justifies a degree of protection in

planning decisions.

The purpose of this Heritage Statement is to identify the heritage asset. Following
identification of the heritage asset it is necessary fo assess the significance of the

heritage asset. Finally it is necessary fo assess the impact of the development on the

heritage asset.

Policy HE6 of PPS5 requires the level of detail of information provided by the applicant on
planning applications affecting heritage assets to be proportional fo the importance of the
heritage asset, and no more than is sufficient to understand the potential impact of the
proposal on the signiiicance of the heritage asset The heritage interest may be
archaeological, architectural, artistic or historic It may include a building or feature and its
setting. This information is to be accompanied by an assessment of the impact of the

proposal and should be set out in the application as part of the explanation of the design

concept




320110674P

o '-"'Pblicy HE? of PPS5 gives guidance to local planning authorities on decision making in

relation to heritage assets. It requires them to assess the significance of the heritage asset
and the effect of the proposal on the heritage asset. In doing so, they are to take account
of the particular nature of the significance of the heritage asset and the desirability of
sustaining and enhancing the significance of heritage assets, the positive contribution that
conservation of heritage assets and the historic environment generally can make to the

- establishment and maintenance of sustainable communities and economic vitality.

Identifying the Heritage Asset.
Rakefoot Farm comprises a farmhouse, two large detached stone barns, various small

stone outbuildings and large modern agricultural buildings. The older buildings are
grouped around a yard area which is in between the farmhouse and the stone barns The

principle wagon entrance to each of the stone barns face the yard as does the principle

elevation of the farmhouse.

The modern agricultural buildings are positioned behind the stone barns on the northern
side of the site and at a lower level These buildings open onto a second yard area/

circulation space also behind the stone barns.

This group of buildings is set on the hillside and is surrounded by open grazing land, the
land slopes downhill from south to north so that the farmhouse has the dominant position

in the landscape being situated at the highest point on the site.

Designated Assets, Local Plan, Desk Based Assessment.
The site is not within a designated conservation area and none of the buildings within the

group are statutorily listed

The site is within the Area of Outstanding Natural Beauty as identified in the adopied
Ribble Valley District Wide Local Plan. Policy ENV1. Traditionally constructed rural
buildings are identified as being suitable for conversion to other uses in.the local Plan, in
order to ‘kesp these buildings well mainfained and protect them as a feature Within the
landscape for future generations’. Paragraph 5.13.2 The Local Plan recognises fraditional

butli stone barn as a heritage asset in making this statement |t also distinguishes between



traditionally constructed barns which are worthy of retention and modern farm buildings or f.

properties constructed in a style or in materials not in keeping with the area. Policy H16.

We can assess from this that the traditionally constructed stone farmhouse, barns and
outbuildings can be considered as a heritage assets, whereas the modern agricultural
buildings or modern unsympathetic additions to the stone buildings are not. The landscape

setting of the group of buildings is also a heritage asset.

We have consulted the historic maps available on the Lancashire County Council mapping
service Mario. The 1:10,000 map surveyed between 1844 and 1850 indicates three
buildings in the position of the farmhouse, and the two stone barns. They appear to be of a
similar size to the current buildings except for the farmhouse which appears to be smaller
than it is today and without the lean-to extension on the rear of the larger barn. The same
buildings appear on the 1:2500 map surveyed between 1884 and 1892. On both maps the
access track to the site and field boundaries appear to be similar to what we see today.
The 1960's aerial photograph shows the stone farmhouse and barns in their present
position and the lean-to structures on the rear of the larger barn are obvious. The

photograph appears to show none of the modern farm buildings on the northern side of the

site.

We have also consulted the Community History Section of Clitheroe Library who have
provided the maps attached in the appendix. The Yates map of Lancashire 1786 shows a
building annotated as Rake Foot, but is too small scale to identify specific buildings.
However it appears that there was a building on the site at that date although it cannot be
certain that it is the buildings we see today. The Greenwood map of Lancashire 1818 also
appears to show a Rake Foot in the right location although the spelling is differént; again
the map is too small scale to identify buildings. The 6” to 1 mile map of 1847 clearly shows
three buildings on the site and are named Rakefoot This confirms the evidence on the
Mario system described above. The 25” to 1 mile 1891 map clearly shows ihe farmhotse,
although smaller than today, the iarge barn with a wagon entrance and the small barn

possibly with two wagon entrances on the north side of the barn.

The map has been manually amended to show and addition on the northern side of the

large barn. On the source map it is hatched red. The Community Histery Manager




"'32ﬂ1106i@?

explained that the m_ép was originally from the Rural District Council and was used by the

Council until 1932, There were other examples on the same sheet where additions to
buildings had been added to the map. We can assume from this that the red brick lean to

on the northern side of the building was erected some time between 1891 and 1832

We can conclude that the heritage assets of this site are the farmhouse, the two stone
barns and stone outbuildings, the Iaybut of these buildings, and the setting of the buildings
in the landscape. Th.e dates for the construction of buildings are highly likely to before
1891 and possibly before 1847. it is likely that there have been buildings on the site since

1786 but these may not be the same buildings as we see today.

Assessment of the Significance of the Heritage Assets

The ordnance survey maps suggest that the three main stone buildings on the site the
farmhouse and the two stone barns may have been situated on the site in roughly their
present form since before 1847. The farmhouse may have been altered since the footprint
of this building has increased in size as compared with the 1847 and 1891 maps. The
smaller barn on the eastern side of the site was converted into holiday accommodation in
the twentieth century and retains its historic character in particular the main wagon
entrance on the southern elevation The larger barn on the western side of the group which
is the subject of this application appears to be the same structure identified on the 1850
and 1890 maps with the addition of a red brick lean-to sometime between 1891 and 1932.

In addition the projecting wagon entrance which is visible on the historic maps is intact on

the building.

The block-work lean-to on the rear of the large barn and the modern farm buildings on the
northern part of the site have no significance and presently detract from the setting of the

identified heritage assets that is the three main stone buildings and the landscape.

Assessment of the Impact of the Development on the Heritage Assets.

The planning application is for the conversion of the larger barn o one dweliing, the
demolition of the block-work lean-to on the rear elevation and the demolition of one of the
modern agricultural buildings on the northern part of the site to create a domestic curtilage

for a garden parking area and garaging. In addiiion a new vehicle access is to be created



on the western side of the bamn to givje_é‘c&é-s's to the new curiilage. There is no physical

alteration proposed to the farmhouse or {he barn now used a holiday cottages.

The large barn has recently suffered damage as a result of a fire. It is no longer suitable
for modern farming practices. The proposed conversion offers the opportunity to restore

the building following the fire damage and to secure the future of the building by finding a

suitable alternative use.

The retention and reuse of all the existing openings in the bamn, including the wagon
entrance, has been the guiding factor in the design of the conversion of the bam using
these openings for windows and doors where possible and keeping the introduction of new
window openings to a minimum. In additional alterations by the inclusion of new openings
has been restricted to the least sensitive elevations of the building. We identified the
southern elevation with the wagon ehttéhce and the western gable as being the most
significant elevations because the southern elevation is the least altered and faces the

original farm yard, and the western gable is the most visible in the landscape. We have

avoided alterations o these elevations.

There are no proposals to alter the farm yard area in the centre of the group. This aspect
of the heritage asset has been protected. This has been achieved by locating the new
domestic curtilage on the northern side of the building within an area which has already
been ‘spoiled’. The slight incursion of the proposed driveway onto land which is not
presently developed is justified in enabling the curtilage to be created on the northern side.
The overall effect of the creation of the curtilage will be to enhance the heritage assets by
removing a large and unsightly modern agricultural building which presently obscures
views of the large stone barn. The setting and appearance of the group of heritage assets
within the landscape will also be enhance by the removal of the unsightly modern

structures and their replacement with more low key features.

The proposed single storey garage has a significantly lower impact on the landscape than
the modern agricultural buildings around it and the modern agricultural building it partly
replaces. It is in scale with the older stone outbuildings of the original farmstead, and it is

grouped with the other buildings on the site and is to be constructed in material

sympathetic to the heritage asset




Appendix

1 The Yates map of Lancashire 1786

2 The Greenwood map of Lancashire 1818
3 The 6" to 1 mile map of 1847

4 The 25" to 1 mile map of 1891

Judith Douglas BSc (Hons) Dip TIP, MRTPI

Janet Dixon Town Planners Ltd
10A Whalley Road, Clitheroe, Lancashire BB7 1AW

Tel: 01200 425051

December 2010

320110674 p
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DESIGN AND ACCESS STATEMENT 3 2 D 1 1 0 :
SITE: RAKEFOOT FARM, CHAIGLEY, CLITHEROE. BB7 3LY
PROPOSAL: CONVERSION OF BARN TO DWELLING, ERECTION OF GARAGE,

CREATION OF DRIVEWAY AND GARDEN

SITE DESCRIPTION

Rakefoot Farm is located approximately four kilometres south west of the village of
Chipping. It comprises a stone farmhouse, two stone bamns, (one now converted to holiday
cottage accommodation the other the subject of this application), agricultural buildings and
yard with vehicle access from the main road along a metalled track with passing places.
The surrounding land is in agricuitural use and the landscape is fairly open in character.
The farm is within an area designated as an area of natural outstanding beauty in the
adopted Ribble Valley District Wide Local Plan.

The barn the subject of this application was recently damaged by fire. The proposal is to
convert the whole of this bamn to one dwelling, with integral annex accommodation. A
detached garage and store is also proposed. In addition modern agricultural buildings in

the northern side of the barn are to be demolished to create a garden area.

ASSESSMENT
The following saved policies of the Adopted Ribble Valley Local Plan are relevant to the

proposal:

Policy G1 — expects high standards of design quality.

Policy G5 — outside main settlements/village boundaries planning permission will only be

granted for small-scale developments.

Policy ENV1 — development in the area of outstanding natural beauty will be required to

conserve and contribute to the natural beauty of the area.

Policy ENV7 — development having an adverse effect on protected wildlife species will not

be granted planning permission.

Policy H2 — outside settlement boundaries residential development will be limited, but

allows for the appropriate conversion of buildings to dwellings.



Policy H15 — allows for the conversion of bui!dings to dwellings subject to various criteria

relating to external impacts.

Policy H16 — allows for the conversion of buildings to dwellings subject to various criteria

relating to the building.

Policy H17 — allows for the conversion of buildings to dwellings subject to various criteria

relating to the scheme design.

Policy T1 — regard to be given to various transport criteria in assessing develbpment

proposals.
The following elements of national policy are also relevant to the proposat.

Planning Policy Statement 3: Housing, where there is less than a 5 year supply of
deliverable sites, councils should consider favourably planning applications for housing

having regard to the Planning Policy Statement (in particular paragraph 69).

Planning Policy Statement 4: Planning for Sustainable Economic Growth, recognises that
re-use of buildings in the countryside for economic development purposes will usually be
preferable, but residential conversions may be more appropriate in some locations and for

some types of building.

Planning Policy Statement 5: Planning for the Historic Environment, requires the
significance of heritage assets to be considered in the planning process. A separate

Heritage Statement is submitted with this application.
PLANNING HISTORY

Reference 91/0546P conversion of barn to holiday cottages approved planning permission
24 September 1992 subject to a 106 agreement requiring the buildings not to be used as a
permanent residence and used only as holiday accommodation for not more than 28 days

in any one year by any one person or group.
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Reference 3/2010/0314 conversion of barn to dwelling refused planning permission
19/04/2010 on the grounds that the design was unsympathetic to the original form and
character of the building in terms of the alterations comprising new window openings on
the north, south and west elevations and the creation of an extensive garden area. This

application is a resubmission of 3/2010/0314

INVOLVEMENT

Following the refusal of Planning Permission extensive discussions have taken place with
Senior Planning Officer Sarah Westwood. She suggested that we concentrate on using as
many of the original opening in the barn as possible and keeping the introduction of new
openings to a minimum. This principle has been incorporated into the scheme. It was also
agreed that the red brick lean to on the northern side of the barn could be incorporated into
the scheme. We have incorporated her suggestions to keep the agricultural character of
this part of the building by retaining the large area of timber boarding on the upper part of
the wall and by glazing the doors opening o form windows. The extent of the garden area

has been reduced.

EVALUATION

The main planning issues relating to this proposal are:

o the principle of the development;

e the suitability of the building for conversion;
+ the landscape impact;

¢ the design of the scheme;

¢ neighbour amenity

s highway safety; and

e nature conservation interest.

Each of these issues is assessed in turn below.

Principle
Policy G5 is the starting point for consideration of this proposal. The policy allows for

small-scale development, including “other small-scale uses appropriate to a rural area
which would conform to the policies of this Plan”. The policy does not define what may be
regarded as small-scale uses. However, the object of the policy is to protect the

countryside from inappropriate development. The proposal is for the conversion of an



existing building within an established 'grcSup of buildings. It does not introduce new buitt
development into an area of open'cbuntryside‘. Thus, the nature of the proposal is
considered to be appropriate to a rural area. This is borne out and amplified by reference
to other policies that specifically refer to residential development and conversion of

buildings in the countryside.

Policies H2 and H15 refer to whether the building is one that is suitably located for
conversion. The building is not an isolated building in the landscape where problems of
‘urbanisation’, with which policy is primarily concerned, might arise. Rather, it a building
which sits within a substantial farm group of both traditional and modern agricultural
buildings. If anything the development will result in a reduced amount of built form in the
environment because the development requires some modern buildings to be removed in

order to create a garden curtilage for the proposed dwelling.

Building Suitability
The building is regarded as one suitable for conversion with regards to criteria in Policies
H15 and H16. In particular:

» the property is within a group of residential properties where services and utilities are
already provided so that no additional expenditure by public authorities on the provision

of infrastructure would be required;

» a structural survey has been submitted with the application. It confirms that the building
is structurally sound and capable of conversion without the need for extensive building

or major alterations;

o the building is of sufficient size to provide suitable living accommodation without

extension; and

o being of traditional form and materials, the character of the building and its materials are
appropriate to its surroundings. The building is worthy of retention because of its

historic grouping/association with the farmhouse and other stone barns and outbuildings.

An important factor that adds weight to the case for granting planning permission is the

lack of a b year supply of housing land within the Borough. This is recognised in a report



 320110674°
to the Council's Planning Committee dated 5 November '2'009‘.-.'::1)0\:5 at 1 October 2009 only
a 1.6 year supply of housing land could be demonstrated. - Fdf this reason the Council
should consider this planning application favourably having feg'érd to the criteria in PPS3,
in particular paragraph 69. Having regard to the listed criteria;

» the proposal will result in the provision of high quality housing;

+ the site is suitable for development making use of a presenfly under-used building and

is in a sustainable location;
» the proposal uses the building effectively and efficiently; and
» the proposal is in line with housing objectives for the Borough.

Landscape Impact

The scheme will have no damaging impact on the character or appearance of the
landscape within which it sits and, thus, the proposal complies with the relevant criteria of
Policies ENV1, H15 and H17. The proposed garden curtilage for barn conversion is
mainly within an area presently occupied by modern agricultural buildings. Only the new
vehicle access on the western side of the barn intrudes into the surrounding agricultural
land and only then by a small extent. The advantage to the visual appearance of the
landscape of removing the modern agricultural building outweighs the very small visual

impact of creating the new vehicle access.

Design
The proposed design of conversion is of a high standard and complies with the various

criteria and Policies G1 and H17. The existing barn is built in coursed stone and random
stone with a stone slate roof, with a single storey red brick lean to on the northern side of
the barn. A significant part of the main barn roof has been lost due to the fire damage, see
structural survey. It is proposed to repair the stonework where necessary to match the
existing and cover the roof in natural blue slate. Due to the poor condition of the red brick

lean to it is proposed to rebuild this element of the building.

The layout of the rooms within the barn has been informed by the position of the existing

door and window openings to take best advantage of these and to ensure that the number



of new openings is kept to a minimum. Any new openings have stone heads and sills .énd'
are placed to give the appearance of possible original opening and to avoid an 'o'verl'y
domestic appearance. This proposal differs from the previously refused scheme in.t:hat the
red brick lean to wilt be retained. This part of the building has large openings within i,
some of which are covered by timber boarding to provide shelter and ventilation. The
treatment of these openings has been to parily glaze them and also to replicate the timber
boarding by cladding the upper part of the wall with similar timber boarding. Thereby, the

design respects the character of this former agricultural building.

The internal layout of the rooms within the building incorporates an area which can be
used as annex accommodation. Mr Gifford suffers from Alzheimer's disease. The disease
is progressive, annex accommodation is required so that a respite carer can help Mrs

Gifford care for Mr Gifford and 24 hour live-in care can be provided if needed.

A detached single storey garage is proposed on the northern side of the barn This
provides garaging for two cars, garden equipment storage, and an area to house water
filtration and storage tanks. Rakefoot Farm relies on its own spring water supply and is not
connected to a mains water suppiy. It is essential that provision to house this equipment to
serve the new dwelling is made. A shower room is also proposed. This is provided as the
farm is still operational. The shower is needed so that agricultural workers who are
employed on site can have access to a shower in the event of a chemical spillage or

accident when removal of materials from a person is essential to avoid injury.

The proposed garden is situated on the northern side of the barn. The yard area on the
southern side of the barn and in front of the farmhouse provides vehicular and pedestrian
access to the holiday cottages and the other farm buildings. To avoid congestion the
vehicle access to the proposed conversion is from the western side of the barn and

parking and garaging is provided on the northern side of the barn.

Neighbour Amenity

There will be no direct impact on the neighbouring residential properties in term of amenity.
There is approximately 13m between the main elevation of the farmhouse and the western

end of the barn which contained no principle windows.
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Access |

Vehicle access to the Site is along a private track from the main road. The track has
passing places along it and visibility for drivers at the junction of the track with Thornley
Road is reasonable  The proposal complies with Policy T1.

Nature Conservation

A Bat and Owl Survey and Report are submitted with this application. This confirms that
no signs could be found of bats or owls using the former barn. As such, the development
should have no adverse effects on protected wildlife species and complies with Policy
ENV7Y.

Judith Douglas Bsc (Hons) Dip TP, MRTPI

Janet Dixon Town Planners Ltd
10A Whalley Road

Clitheroe

BB7 1AW

Tel: 01200 425051

December 2010
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CHANGE OF HOUSE TYPE TO INCLUDE PLANT ROGM
ADDEDUM TO | ST

DESIGN AND ACCESS STATEMENT

SITE: RAKEFOOT FARM, CHAIGLEY, CLITHEROE. BB7 3LY

PROPOSAL: CONVERSION OF BARN TO DWELLING, ERECTION OF
GARAGE, CREATION OF DRIVEWAY AND GARDEN.

INTRODUCTION e

This document has been prepared as an addendum to the Design and Access
Statement that was approved as part of the submission for the above
development approved under 3/2010/1022. We have been advised that the
provision of a plant room on the rear of the building would require planning
permission and could not be treated as a minor amendment to the permission.
For clarity, rather than re-writing the design and access statement which is
still relevant we have described the amendment as an addendum.

THE PROPOSED AMENDMENT

In order to comply with regulations regarding renewable energy and reducing
carbon emissions we need additional space external to the main dwelling to
provide heating equipment and a storage vessel for hot water. It would be
impractical to site these within the garage which would involve pumping the
hot water to the dwelling because the garage is lower than the ground floor of
the barn conversion. In addition there is the potential for heat loss if the hot
water has to be piped for the garage to the dwelling outside. The proposed
plant room is the smallest that the Architect has advised is necessary to
accommodate the equipment.

The plant room has a footprint of 1450mm by 3750mm, a height to the eaves
of 2000mm and meets the wall of the barn at 2875mm. It is modest in size
when compared to the overall size of the building. It is positioned on the barn
where there is a concrete block lean to at the present time and it will not cover
any historic features on the barn. It is proposed that the plant room would be
constructed in materials to match the existing barn.

The plant room is positioned on a part of the barn which is not prominent in
the landscape and is not likely to be easily seen from outside the site. It is
screened by the second stone barn within the group and by the modern
agricultural buildings that will remain on the site after the conversion is
completed to the north of the barn.

Judith Douglas BSc (Hons) Dip TIP, MRTPI

Janet Dixon Town Planners Ltd

10A Whalley Road, Clitheroe, Lancashire BB7 1AW
Tel: 01200 425051

August 2011
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Klargester Eio;fﬁis& BABQ from Kiﬁg_sbérg Environmental

For domestic dwelhngs w;thout access to mains -

. i Wargester B olﬁgc” Operates Without noise o odour
. Maintenahée rEtuifémarts are low with good access
» No tgchnical or mechanical faults
s Low powsr consimption.at 1.3kw/d - approx
10-14 pence per day*
s Low sludge build up and large storage capacity

Designed for Quality, Reliability -
and Peace of Mind ‘
Kingspan Environmental has 'pioneered the deve,}obment of

packaged treatment plant with many thousands of successhill

installations woridw:de The Klargester BioDisc® is robustly
. constructed from corosion freg materials, manufactured and
* performance tasted In accordance with BS EN 12566-3.and
has beer awarded'Bﬁtish and Irish Board of Agrément
‘Cerlification {for BA, BA-X and BB sizes only)

Kingspan Environmenia! is an.accredited company v under
IS0 2001:2000 quality management systems Kzngspan
Enwronmemal offer a range of alarm systems to aleri the end
user to mechanical failure The mstallatmn of such wil be
réquired under BS EN 12566-3 © :

" BA mode! Biolisc® - prices subject to focal supplier.

“Unique Design

The Klargester BioDisc® is the only

" packaged sewage treatment plant tilising
Rotating Biclogical Contactor fechnology
for srmall- domestlc app!:catloras

ssured Performance

:'K]argester BioDisc® is a high perfcrmance package treatment
- plant which, in normal domestic situations, will produce effiuert
guaﬁti&a of better than 15mg/ BOD, 25mgA SS and 15mg#

Low Running Costs

Kargester BioDisc® has the lowest running
and maititenance costs of any packaged
treatrment plant in its class, '

The single home unit requires an

annual de-sludge only, the motor rating is 50 watts and
routine mechanical maintenance Js minimal

Low Lifetime Costs

Lowest runnirg costs combined with the qualify and durabiiity
of the equipment - particufarly the drive motor which has a
considerably Ionge’r'service ife thar- the pumps and blowers
fitted fo competitive units - all add up to a significantly lower
fifetime cost for the Klargester Biollsc?

Process Stability
The Klargaster BioDisc® is recognised for

its process performance. This is further
enhanf‘éd by Kingspah Environmentals

‘ ensures optlmum performance by smoothmg peak flows and

buffenng biot ogloal loads over the whoie worlqng day

Low Prof:ie Covers

Access for serwce and mamtenarzce is
] prc\nded \na 8 durab}e, unobtruswe cover




High Performance |

190110674 P

ckage Sewage Treatment Plant

How the Klargester BioDisc® Works

Central to the operation of each Klargester BioDisc®
is the Rotating Biclogical Contactor (RBC), which
supports a biclogically active film or hiomass on to
which aerohic micro-organisma, naturally found in

Dispersal

Subject to relevant authorities consent and site conditions,
the plant discharge can be a watercourse or to a drainage field

Standard [nvert Options

Three standard drain invert level optians are avallable from stock

to match the site topography and where applcable, minkmise the
* excavation depth The Klargester BA, BA-X dnd BB BioDisc® are

avallable with an integral purip 1o move efluent frqm poimof

treatment if site level demands.

Nationiwide Availability

Kingspan Envifonmen_tai producfscén be sourged Yrom your Ioc;éi

builders merchant or':thrqqgh tocat 'pgllytion contyol speciglsts

sewage, become established. Natural breakdown of
sewage can then occur as described befow

The Rreakdown Process

Wastewater and sewage flows into the primary
settlement zone @ where solids are seftled out
and retained This accumulated sludge should be
drawn out periodically.

Partially clarified liquor containing fine suspended
sclids flows upwards into the first stage Biczone @
for breaking down by micro-crganisms on the RBG
Suspended solids return to the primary settlement
zone and the liquer is transferred to the sscond
stage Biozone &} for further treatment

Any sollds remaining are settled out in the final
setilement tank @ The very high effluent quality is
discharged to 8 watercourse

Rotating Biclegical Contactor (RBC)

The RBC comprises banks of vacuum formed
polypropylene media supported by a steet shaft
This is slowly rotated by a low energy consumption
electric motor and drive assembly.

Note: The Klargester BioDisc® is designed to deal
with normal domestic sewage  the sewage is fikely
Io confain unusual substances, please consult
Kingspan

RN

AR
Kingspan,

Environmental
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Kiargester Bisé}égg@ &.Aw@éﬁfr:"'gj.}_m;K;ngspaﬁ-ZEf}x{-i'r'Qnmenta!

Specification
1 house, ¥
i up to 4 bedrooms | up to 7 bedrooms |
" " Gverall Dlameter / Wihh {A) mm 1995 1995
QOverall Length B) mm - o 3
Standard Drain Invert Intet (C} mm 750 750° 750" 30 - 600t
* Standard Outlet (D) ram 835 835 R R I 85
" Depth from rvert to Base (F) mm 1400 1400 ! M0 . ¢ 1820, . 1820
Pipewark Dismeter (mm) G 110 110 | 110 o
* Sludgs Storage Period (approx) 12 months gmonths  »+ @months . L F7momths ;< |7 Grhoniy.
Standard Power Supply Single phase Singephase ' Singlephase’ | - Single phasé Single phase
Motor Rating oW1 50w i R T7EN, T W
 Weight (ionnes) standard units 0388 0418 i L 0650 1:100

Apﬁﬁcaﬁans which include waste disposal units will require special sizing Plaase consult Kingspan Environmental
* Optionaf invert depths of 450mm and 1250mm are ovaiable  + Optional invert depth of 1100mm s avaliable

* Ontional integrap‘ purmp avalable in BA BA-X and B8 models

BloDisc® BA, BA-X, BB and BG

pralN S W

Sizing Your Treatment Plant

The above table is a general guide to selecting
the corract Klargester BioDisc® for your propetty
but, with many variables to consider, it is essentiat
1o obtain an acourate assessment

We are pleased fo offer professional advice by
adhering to Brilish Water's sizing criteria published
in their guidance booklet ‘Flows and Loads".

By following this best-practice, Kingspan
Enwvironmentat will ensure you are installing the
most suitable Klargester BioDisc® model to serve
your needs

BioDisc® BD:




Qu;ck and Easy to Install

fi xmgs, the Klargester BioDisc® is ready for installation on &

;_\nd the back fil completed with concrate

Wa can provide an installation sefvice through cur network of
Approved Instaliers and full details ate provided in our
co:nprehenswe [nstallatlorz instructions covering &% site
conditions Additiorial technical information heels are available
on the Klargester BioDisc® process, siting, instalfation, effluent
disposal and other specific topics.

Please contact Kingspan En\dronfhental for further information

Hiab Off-foading
Kingspzn Environmental can provide on-site mechanical
off-loading, if recuired {subject to location, please enguire)

Complete Monitoring and Controf

Kingspan Environmental’s high-~tech control panel features an
alarm and digital read-out display, providing the homeowner
with an immediate alert should any problem occur

The conirol panel (5 is able to
ccmmunicate the nature
of any fauit, including loss
of disc rotation®, pump
failure’, or power failure
The display wil inform
the householder,
or maintenance
rgpresentative on site via a
digital display and fault code
“The system also features a highly vamble external beacon @
. {optional) as a primaty warning.

The control panel has a facility for-1efemetzy fé be fitted
(supplied by others) to enable remote fau?t dsagnosus by
senvice engineer. :

Alarms are riow reguited 'for sewage treatmem planis in the
evert of a power failure

EN 12566-3 Section 6.0 para 6.1.1 states:
“Planis shall be provided with ani alarm to indicate _

) cperatronaf faﬂure (for exampn'e glectrical, mechanical or
hydraulic failure). The manyfa_lgtqrer sn‘;gll indicate which kind
of failure is detecled with thealarm.” =

- Optionat senser, ﬁt:meni_s"

Hieh pEE‘fQ!‘F"l..ﬂCE Packa

Supp ied &g a Complete pa]!etlsed unit thh lrﬂing and Iowermg )

suntably prepared site. The unit should be statilised in concrete '

Sample Chambers

‘depths of our standard range

%ijiﬁs74p

q&' W3 e tmen* P;ant Lo

o= B TR E T

'Fhe new control and darm paneis offer a range of features and ;
beneﬁts inciuding:

. Dlgxtal dssplay with fault code to speed up fautt diagriosis

+  Rapid wiring mstallatlon

* Facility for optional te{emetry to be ﬁited

. Fiasher beacan‘avallable-lf reqt_.ured {optional)

When a reatment plant discharges
into a watercourse, itis a
regulatory requirement fo
have a sampling point so
that the efluent quality

can be periodicelly checked
by regulatory bodies
Available to suit al cutiet

a Kingspan Environmental
sample chamber provides the
sofution. enatling both quick

"instaliation and easy access for accurate

ant convenient effuent testing.

Solutions for All Your Off-mains Needs

Kingspan Environmental has a sewage treatment solution to

) mget a wide range of requirements, from single house

treatment plants to lerger ndustial/commercial and community
deve opments;
e  indvidual houses (of all sizes}

e | Off-mains developments of various sizes (housing
commergial, industrial) .

* ~ Offices and commerciat propesties
. Upgradlng existing septlc tank systems

' If you aiready have a sepnc tank and woukj iake m upgrade to

. The company has the expemse and expenence m upgrading :

o blologlcal treatment planis and has a Retwork of Certified
instaﬂers that can cary out the work eﬁectwety dnd effi menﬂy

If.you must pump sewage tothg mairs, ws can suppEy you.
with-a pump statlon to ‘mest your requ;rements Piease comacI
Kngspan Enwronmenta! for further detaiis

s

S
KingSpan.

Environmentat




What is a Reed Bed?

A feed bédjé a ﬁltratlon process used |n-conjunction witha
- Klargester BioDisc® treatrment plant to further enhance the -~

quality Qf the effluént migrating into a drainage figld o'
,_surrpunding watercourse.

Benefits

s Tertiary treatment for new applications with tight
discharge consénts

«  Salisfigs new building regulations

+ Improved effluent quality for existing works

*  Very low maintenance '

s Aestheticatly pleasing and ehvironmentaifjr friendly

*»  Easy lo install and maintain ‘

. Significantiy improves discharge after a treatment plant

Design’

[ ]

Advanced 5P§tghtéd des:gn delivers superior performance
Pre-fabricated to ensure comect sizing

Modules d'esignediihith a hydraulic gradient acioss the
length of the unite

Perfor;‘%iaﬁcé tasted in Germany to EN12566-5 in
combination with & Part 3 plant )
Adjﬁstable outlat weir allovis water fevel control
Modular system comprising of:

2 individual reed beds = Single house application
4 individual reed beds = Two house application
One piece GRP mouiding installed flush to the ground
Reeds and GRP beds supplied. Washed pea gravel,
‘growing’ media by others (not included)

Effluent dischérgé is typically impreved by at least 50%,
providing redoced BOD and- suspended solids

Provides rooting zone depth of 600mm
{required by Phragmites Australis)
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Kingspan Emﬁ%g%}’ménm Solutions

Stonnwa!emmanon Resictential & Commeraa! OWaterSeparatars

Pumping Stations Systertis Rainwater Harvesting

Dommc-s‘ewa:g.é L PackagedPump FResd Beds o _Domesbcﬁamwaier
Treatment Flants Systemis | . : - Hireesting:

Sébﬁc Tenks Below Groung =Gnaase & Sif Traps ‘ 'Packaged Drainage
R Storage Tanks Sysiems

ngspan Enwronmental Service

© Who better to fock after yolr .3+ * ¥
vealmqnt plant than the people %
Approved Installers. zre appewnteci fclfo' i Klngsparl Envircnmental have Kl nggi)an

Kingspan Environmental
Approved installers

Strategically Iocated throughout the UK. .
and Irefand, Kingspan Envicnmental - o

who designed and bult t? .,
a sefechion process which assesses thei TR, a dedicated servica division
installation expertise reputation and ﬁnanc:a! status : ) prov:dmg malmenance for _ Environmental ; Seivice
Thase performance criteria, together wﬂh thir demgn skills and -wastewaler treatment products S :
knowledge of Kingspan Environiiental procuucts are also reviewed to Factqry Era\ne.d erlgtneers are ayasl_atbie for site vists as part qf
ensure that the highest levels of professionalism are mairtained. a planned mainterance gontract or on & ong-off call out basis
‘ s oL To find out mors about. .
. . " protecling your irvestment
Largef ADP“CBUO”S . and ensuring peace of mind,

Kingspan Ervironmental alse mantfactires a range of Iﬂa}gest;er contact us on 0845 355 0555
BloDisc® plant to cater for larger applications such as residential or visit us online at
developments, caravan sites and hotels : www kingspanenvservice,com

As speciglists in wastewater tregbment we are able to provide
solutions for many different applications Please contact us for further
inforrmation.
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CONSULTING CIVIL & STRUCTURAL ENGINEERS
27 Beaumont Road, Chorlton, Manchester, M21 §BG tel:” 0161 8816196 & (1282 852561 & 01424 213923

Email:  jfd@romaladesign.co.uk : o
Website: www.romaladesign.co.uk Other offices in Barnoldswick, Lancashire & Bexhill on Sea, East Sussex

Date: 11 January 2011
Our Ref: JED/G7/0335
Your Ref:

FAQO Mrs Pat Gifford

CO Janet Dixon

Janet Dixon Town Planners .
10a Whalley Road

Clitheroe

BB7 1AW

Dear Janet

Structural Conversion Assessment To Rakefoot Farm, Chaigley, BB7 3LY

Please find enclosed an updated structural report for the above property.

Please do not hesitate to contact myself if you have any queries.

Yours sincerely

Jason Day
Directot
Romala Design Ltd

Registration No. 06385400 - Vat Registration No. 919 7279 76 Incorporated in England
Managing Director: Jason F Day M Eng (Hons) = Associate: G. M Kimber BEng (Hons) CEng M IStrutE
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Website: www.romaladesign.co.uk Other offices in Barnoldswick, Lancashire & Bexhill on Sea, East Sussex

Date: 11 January 2011
Our Ref: JFD/07/0335
Your Ref:

FAQ Mrs Pat Gifford

€O Janet Dixon

Janet Dixon Town Plannets
10a Whalley Road
Clitheroe

BB7 1AW

STRUCTURAL CONVERSION ASSESMENT AND METHOD STATEMENT
BARN AT RAKEFOOT FARM
CHAIGLEY, BB7 3LY

TERMS OF REFERENCE

A structural inspection of the above property was cartied out on 13 January and 07 October, 2010, to examine and
report on the current state and safety of an existing barn for convetsion purposes.

The survey comprised a visual inspection of the elements and fabric of the barn in question, but did not include
the following:

An under floor inspection.

A full roof space inspection

A moisture o1 timber survey.

An inspection of 1oof coverings, rainwater goods or flashings

An inspection of drainage provisions on site.

An inspection of areas covered, unexposed or inaccessible.

A - o A

An inspection of the main farm building, any outbuildings and external areas, including gardens, paving,

walls and fencing, except where stated.

The recommendations given in this report relate to matters defined by the Terms of Reference and do not address
other possible defects, which may exist outside the scope of this report.
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INTRODUCTION

Works should always be carried out following good practice and following an identified sequence, incorporating
adequate precautions so as not to prejudice or weaken any part or whole of the existing structure.

Those responsible for carrying out conversion operations should take the responsibility to consult with the local
authority where there is any doubt with regard to any part of demolition or part of the repair process or indeed
when an unknown defect presents itself

CONVERSION ASSESSMENT

Site/Location Address: Barn at Rakefoot Farm, Chaigley, BB7 3LY. (Grid Reference: 441600:366225)

7| BARN UNDER
CONSIDERATION

aTavdeTlelas
VULII G

CONDITION OF EXISTING ROOF ELEMENTS

¢ Conditions of Existing Barn Roof

The roof coverings are traditional stone slate constructed over rafter construction which is supported by timber
purlin and truss construction.

The main timber purlin construction showed numerous areas of rot due to ingress of water at various points.

A recent fire has also caused extensive structural damage and failure to a number of the existing timber purlins.
Areas of wood worm attack could be seen to various places and therefore a timber survey should be carried out to
assess if any of the wood requires treatment or replacement due to residual strengths of the remaining timber

being adequate ot not; this is only required if the timbers are to remain.

One area of the roof was inaccessible due to the unsafe nature of the building and therefore the actual condition of
the roof could not be assessed but due to the poor state in all other areas it is assumed to be of similar standard.
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The stone slates in places are cracked and missing and therefore require attention.

The roof construction to both of the single storey extensions to the north side are genetally in a poor state of repair
that require urgent attention.

The purlin construction within the smatler extension was showing sign of deterioration and water ingress, whilst
the roof covering was insufficient and requires urgent attention.

The large red brick single storey extension had three number timber trusses with standard purlin construction
over. The timber trusses were generally in good condition and therefore should be sufficient to be re-used

dependent on the roof finishes chosen.

s Alteration/repair/removal of existing barn roof.

Requires a full re-roof for conversion as no insulation is present and areas of ingress of water can also be seen in
DUMErous areas.

Due to areas of heavy rot it is suggested that the purlins are removed and replaced with new due to their poor
condition to both the main barn and the small rear extension.

The larger of the two single storey extensions requires a full roof replacement; calculations will be required to
determine if strengthening is required for the timber trusses, dependent on the roof finishes chosen.

The smaller single storey extension has a tin profile sheet finish and therefore the roof constraction would require
a full roof replacement if to be utilised.

CONDITION OF EXISTING WALL ELEMENTS
s Conditions of Existing South Walls
The construction of the walls to all elevations is random solid stone with rubble infill
The main barn wall which is shown as position number 3 of the photographs showed the existing timber lintel
over the main doorway to be defective. Another timber lintel positioned slightly inboard of this which gives

support to the existing first floor construction is also defective.

The additional large opening as shown in photograph number 2 has a defective stone lintel along with the door in
the vicinity of the fire as shown in photograph number 4.

Cracking to the wall externally and internally could also be seen in numerous areas. Large cracking was also
evident above the door as shown in photograph number 4

The external walls shown on the plans as position 1-3 are reasonably plumb and in generally good condition
showing no real signs of excessive movement or large cracking, except in the vicinity of the fire damaged part of
the barn. All the pointing however is in poor condition.

No trial holes have been dug so it was not possible to ascertain if any existing foundations exist and at what depth

Lintels to all openings are defective and no damp proof course could be seen.
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¢ Alteration/repair/removal to the South Walls
Inspections of the existing foundations are required to determine if built off suitable ground bearing capacities.

All lintels to openings to be replaced with new stone lintels to external face and Catnic lintels to internal masonry
as per manufacturers’ details and specifications.

All areas require the existing pointing to be removed and replaced. Any loose stonework must also be replaced as
necessary once the pointing has been removed with stone work to match; this should be carried out both
externally and internally

The installation of a damp proofing system will be required along with an internal lining wall to give additional
restraint to the existing wall

¢ Conditions of Existing East Walls
The original barn wall as seen in photograph number 7 is reasonably plumb and in good condition externally
showing no real signs of excessive movement or large cracking. The internal finish of the existing bamn wall as
seen in photograph number 10 can be seen to have large areas of render missing.

The two modern rendered and red brick lean too constructions that can be seen in photographs 8 & 9 respectfully
show numerous areas of settlement and cracking and are generally in a very poor state.

No trial holes have been dug so it was not possible to ascertain if any existing foundations exist and at what depth
Lintels to all openings are defective.
No damp proof course could be seen

e Alteration/repair/removal to the East Walls

It is suggested that the two modern single storey extensions that are to the north side are demolished as they are in
a poor state and also detract from the construction of the existing barn construction.

Inspections of the existing foundations are required to determine if built off suitable ground bearing capacities.

All lintels to openings to be replaced with new stone lintels to external face and Catnic lintels to internal masonry
as per manufactures’s details and specifications.

Al areas require the existing pointing to be removed and replaced. Any loose stonework must also be replaced as
necessary once the pointing has been removed with stone work to match; this should be carried out both
externally and internally

The instaliation of a damp proofing system will be required along with an internal lining wall to give additional
restraint to the existing wall.
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The original barn wall as seen in photograph number 5 is reasbnabiy plumb and in good condition externally
showing no real signs of excessive movement or large cracking. The internal finish of the existing barn wall as
seen in photograph number 11 can be seen to have large areas of render missing.

Barn at Rakefoot Farm, Chaigley BB7 3LY

o Conditions of Existing West Walls

The modern red brick lean too construction that can be seen in photograph number 6 show numerous areas of
settlement and cracking and is generally in a very poor state.

No trial holes have been dug so it was not possible to ascertain if any existing foundations exist and at what depth.
Lintels to all openings are defective.
No damp proof course could be seen.

e Alteration/repair/removal to the West Walls

It is suggested that the modern single storey extensions that are to the north side are demolished as they are in 2
poor state and also detract from the construction of the existing barn construction.

Inspections of the existing foundations are required to determine if built off suitable ground bearing capacities.

All lintels to openings to be replaced with new stone lintels to external face and Catnic lintels to internal masonry
as per manufacturer’s details and specifications.

All areas require the existing pointing to be removed and replaced. Any loose stonework must also be replaced as
necessary once the pointing has been removed with stone work to match; this should be carried out both
externally and internally

The installation of a damp proofing system will be required along with an internal lining wall to give additional
restraint to the existing wall

« Conditions of the small single storey to the North Elevation

The wall construction is solid concrete brick construction which is generally plumb with a rendered finish to the
outside.

The modern rendered lean too construction can be seen in photographs 8 & 9 respectfully.
No trial holes have been dug so it was not possible to ascertain if any existing foundations exist and at what depth.
Lintels to all openings are defective,
No damp proof course could be seen.
o Alteration/repair/removal to the small single storey to the North Elevation

The external walls will require an additional inner leaf to be built to comply with building regulations, otherwise
it is suggested that it is demolished and rebuilt in cavity wall construction off new strip foundations.
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Inspections of the existing foundations are required to determine if built off suitable ground bearing capacities.

All lintels to openings to be replaced with new stone lintels to external face and Catnic lintels to internal masonry
as per manufacturer’s details and specifications.

All areas require the existing render to be removed and replaced. Any loose brickwork must also be replaced as
necessary once the pointing and render has been removed with brickwork to match; this should be cartied out both
externally and internally

The installation of a damp proofing system will be required.

» Conditions of the large single storey to the North Elevation
The wall construction is solid red brick construction which shows large areas of settlement and cracking, the
North face wall is also predominately timber clad with no masonry behind. This wall has internal steel posts that

also gave support to the existing timber trusses. These were generally in a poor state of repair and showed
excessive rust formation.

The side wall of the lean too on the East side has extensive cracking and settlement issues and is dangerous in its
present state.

Cracking to the wall externally and internally could also be seen in numerous areas. Large cracking was also
evident in numerous areas.

NQ trial holes have been dug so it was not possible to ascertain if any existing foundations exist and at what depth.
Lintels to all openings are defective and no damp proof course could be seen.

e Alteration/repair/removal of the large single storey to the North Elevation
Inspections of the existing foundations are required to determine if built off suitable ground bearing capacities

All lintels to openings to be replaced with new stone lintels to external face and Catnic lintels to internal masonry
as per manufacturers’ details and specifications.

The large single storey needs to be fillly demolished and rebuilt in new cavity wall construction as large areas are

unsafe in its present state; this new wall construction is to be built in accordance with the Architects details and
specifications.

DETAILS OF DEMOLITION WORK:

None of the existing external barn external walls are to be demolished; the only external wall construction to be
demolished are the modern single storey extensions to the north elevation.

Total wall area, measured externally (including the original external barn wall that is encompassed by the modern
lean too constructions =316.07m? + 115.75m” = 431.82m”

Total wall area to be demolished =115.75m"
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% of walls to be demotlished externally =26.81%

PROPOSED NEW OPENINGS WITH EXTERNAL WALLS

s East Walls
One new window opening at the first floor level will be created but this is a standard window opening and will

cause no detriment to the existing structure.

One number existing door opening will be utilised to create a new window opening of similar width and will
cause no detriment to the existing structure.

One number existing door opening will be utilised to create a new door opening of similar width.

o  West Walls
No additional openings are to be made; only the existing openings are to be utilised.

Two existing doors openings at ground floor level will be used to create two new window openings

e North Walls
Two new window openings will be created at ground floor level; they are of a standard window opening and will
cause no detriment to the existing structure.

Three new window openings will be created at first floor level; they are of a standard window opening and will
cause no detriment to the existing structure.

Two number existing door openings will be utilised to create a new door opening and a full height window of
similar width.

e  South Walls
No additional openings are to be made; only the existing openings are to be utilised.

FORMATION OF INTERNAL LINING WALLS

All the existing external walls are to be lined with 140mm thick concrete block walls to provide both additional
lateral support to the walls and give support to the new first floor construction. This proposed first floor
construction will also provide additional support to the existing walls.

These walls will be constructed off the new internal ground floor slab that will be thickened at the edges to

provide adequate bearing pressures to the underlying strata.
EXISTING FLOOR CONSTRUCTIONS

The existing timber floor construction as shown on the attached plans is in poor condition showing extensive
areas of rot and woodworm attack. The structural sizes of the structural members are also inadequate to provide
resistance to imposed live loads to meet Building Regulations approval.

Additional benefit to the existing external walls will also be created by installing new floors as this will give
additiona! lateral restraint at mid height.
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All new first floor construction will be of suspended timber construction supported off steel beam and column
arrangements,

There is no real existing ground floor construction apart from compacted earth to most areas. This will require
upgrading to consist of a 150mm thick hardcore base with a 150mm thick concrete slab over with 1 layer of A252
mesh to the top face. All details for damp proofing will be provided by the Architect at a later date.

Existing internal floor Jevels are similar to external floot levels and hence no retaining walls are required in the
upgrading of the ground floor construction as this can be built directly off the existing floor level to prov1de a
150mm min level difference to the external levels.

GROUND WORKS REQUIRED
o Existing Walls

All existing external and internal walls require inspection to determine if any foundations exist. This should be
carried out by the provision of trial holes at various positions as agreed with the Structural Engineer to determine
the ground conditions and the depth of the existing foundations.

Once the assessment of the existing foundation has been carried out it will be then possible to determine the
extent of any under pinning that is required. All method statements for this work if required must be supplied to
the local Building Inspector before any works commence on the upgrading of the foundation if required.

e Services
No services are provided to the existing barn in its present state.

All new services will be required, the details of which will be provided by the Architect. All new services are to
be kept away from the existing structure in order to alleviate any affect of the existing structure.

METHOD STATEMENT FOR THE DEMOLITION OF THE EXTERNAL WALL AREAS TO THE
NORTH ELEVATION AS SHOWN ON THE ATTACHED PLANS AND ANY INTERNAL LOAD
BEARING WALLS

o Initial Procedures
The areas to be demolished are listed on the attached drawings.

As shown on the plan two areas of the external wall construction are to be demolished

o Initial Precautions
Only one wall should be demolished at a time and be re-built before any other demolition work is carried out. As
mentioned elsewhere before any wall is demolished adequate lateral restraint should be provided for the adjoining
walls to the proposed demolished wall area.

Adequate support by means of scaffolding must also be provided to any existing load bearing structures on the
wall to be demolished. This will include any roof purlins, roof trusses and first floor construction.
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All the above procedures must be cartied out by the contractor and must be approved by the local building
inspector before the demolition is started.

Barn at Rakefoot Farm, Chaigley BB7 3LY

¢ Sequence of Works
All scaffolding should be placed first to provide support to the existing purlins that sit on the wall to be

demolished.
Additional scaffolding must also be provided to support to any existing floor constructions.

Additional scaffolding should also be placed externally and tied to existing flank walls to provide lateral restraint
to the full height of the adjoining walls.

The demolition of the walls should start from the roof level and work down accordingly.

HEALTH AND SAFETY CONSTRUCTION

All work is to be carried out in accordance with the above Regulations. The Client shall appoint a competent
person as Planning Supervisor and a Health and Safety Plan prepared before a Contractor is appointed.

Designer’s Risk Assessment analysis shall be supplied to the Planning Supervisor. The project must be notified to
HSE. The Contractor shall develop the Health and Safety Plan and ensure all works on site comply with Health
and Safety Law.

Al materials and construction works are to comply with current BSI Standards and Code of Practice, Building
Regulations and Schedules and Specifications. All materials and proprietary goods shali be stored, mixed and
fixed in accordance with their suppliers/manufacturers instructions or specifications. The contractor shall take
account of everything necessary for the proper execution of the works to the satisfaction of the Inspector, whether
or not indicated on the specified drawings.

Any variations from the drawing carried out without the Designer’s written agreement shall be the responsibility

of the Contractor.

o %Z7

Jason Day
Director
Romala Design Ltd
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Site Address

Mrs Pat Gifford
Rakefoot Farm
Chaigley BB7 3LY
Project Description
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