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. Clitheroe, Lancashire. BB7 2RA_ Tel: 01200 425111

Application for Planning Permission.
Town and Country Planning Act 1990

Council Offices, Church Walk ‘www.ribblevalley.qov.ik:

Publication of applications on planning autherity websites,
Please note that the information provided on this application form and in supporting documents may he published on the Authority’s website

1§ you require any further clarification, please contact the Authorlty’s planning department

(1. Applicant Name, Address and Contact Details

Title: Firstname: |Robert J Surname: lHall ‘ J

Company name | k

Country National Extension
Code Number Number

Telephone number: [ J ‘ | r I
, Mobile number: r | | ] | J
Town/City Tosside

Fax number: r J | J [ |

Street address: Shays Cottage

County: N_Yorkshire
Country: Email address:
Postcode: BD23 45Y {
Are you an agent acting on behalf of the applicant? (¢ Yes ( No
. i S
\

rz. Agent Name, Address and Contact Details

Title: FirstName:  |Judith ] Surname: |Douglas I

Company name: ’Eet Dixon Town Planners | td ) |

Country National Extension

Street address: iE)A Whalley Road Code Number Number

: Telephone number: r 1 l01200 425051 | ‘ |
Mabile number: ( I Ii | 1 ‘

Town/Ci Clitheroe
ke Fax number: r } | } l J

County: Lancs

Country: Email address:

Posteode: BB7 1AW ljtTdith@jdixnntownplanners.co.uk J
. v,
- o w

3. Description of the Proposal

Please describe the proposed developmentincluding any change of use:
|Cenver‘t barn to two dwellings and creation of garden and parking area.

L.

Has the bullding, work or change of use already started? (“ Yes (s No

\.

Ref; D4: 2309 Planining Portal Reference:



f4" Site Address Details

Full postal address of the site (including full postcode where available) Description:

House: __— - Suffix:

House name: BARN ADJ. TO SHAYS COTTAGE

Street address:

TOSSIDE

Town/City: SKIPTON

County:

Postcode: BD23 45Y

Description of [ocation or a grid reference
{must be completed if postcode is not known}:

375358

Easting:

Northing: 453859

9

(s, Pre-application Advice
Has assistanee or prior advice been sought from the local authority about this application? (& Yes (O No

Officer name:

If Yes, please complete the following infermation about the advice you were given (this will help the authority to d=al with this application more efficiently):

Title: First name: lGraeme Surname: I'i_'horpe

Reference: |RV/2011‘/ENQ/00376 [

Date (DD/MM/YYYY): C1/12/2011 {Must be pre-application submission}

Detazils of the pre-application advice received:

JSee Design and Access Statement

(6. Pedestrian and Vehide 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? O Yes @ No
Are there any new public rights of way to be provided within or adjacent to the site? () Yes (& No
Do the proposals require any diversions/extinguishments and/or creation of rights of way? ) Yes @ No J
\.
(- N ™y
7. Waste Storage and Collection
Da the plans incorporate areas to store and aid the collection of waste? @ Yes r : No
If Yes, please provide details:
|There is adequate space within the curtilage for the storage of waste. I
Have arrangements been made for the separate storage and collection of recyclable waste? (& Yes (" No
If Yes, please provide details:
JThere is adequate space within the curtilage for the storage of recyclable waste. |J
r&. Authority Employee/Member h
With respect to the Authority, [ am:
(a) amember of staff
{b) an elected member
() refated to a member of staff
{d)- related io an elected member
) Do any of these statements apply to you? {: Yes (@ No
. v,
{ .
9. Materials h
Please state what materials (including type, colour and name) are to be used externally (if applicable): y

Ref:04: 2309 Planning Portal Reference:
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9. (Materials continued)

Walls- descaription:
Description of existing materials and finishes:

320120070°P

|Nai:um| stone

Description of proposed materials and finishes;

,Natural stone

Roof - description:
Description of existing materials and finishes:

IFibre cement

Description of propased materials and finishes:

[Blue slate

L

Windows - description:
Description of existing materials and finishes:

Iﬁmber

Description of proposed materials and finishes:

h’imber

Doors - description:
Description of existing materials and finishes:

l'ﬁmber

Description of proposed materials and finishes:

‘Timber

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

fDry stone wall

Description of proposed materials and finishes:

,Dry stone wall and stock preof fence

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

lRoad plainings

Description of propased materials and finishes:

IRcﬂed stone

Lighting - add description
Dascription of existing materials and finishes:

|None

Description of proposed materials and finishes:

lNone on barn

Are you supplying additional information on submitted plan{s)/drawingls)/design and access statement? & Yes (T No
If Yes, please state references for the plan(s)/drawing(s}/destgn and access statement:
Design and Access Statement -
Heritage Statement
Structural Survey
Protected spedes survey
TRI-0810-01 1:2500 Location Plan
TRE-081C-02 1:500 Location Plan
TRI-0810-03 Existing Floor Plan
TRI-0810-04 Existing Elevations
TRI-0810-05 Proposed Floor Plan
TRI-0810-06 Proposed Elevations
kTRI-081 0-07 Proposed Site Layott |
. R B
10. Vehicle Parking
Please provide information on the existing and proposed number of on-site parking spaces:
P " - N Diff "
Type of vehicle Existing number Total proposed !znc]udmg spaces ifference in
of spaces retained) spaces
Cars 2 4 : 2
Light goods vehicles/public carrier vehicles 0 0 0
Motorgycles 0 \ 0 G
Disability spaces 0 0 0
Cycle spaces ] 0 0
Other (e.g. Bus) 4] 0 0
Short description of Qther
J

Ref: 4: 2308 Planning Portal Reference:




(:l 1. Foul Sewage

Please state how foul sewage is to be disposed of:

Mains sewer I:l Package treatment plant X Unknown |:|
Septic tank ] Cess pit M
Other o
Are you proposing to connect to the existing drainage system? ' ( Yes (& No (C Unknown
. - _ W,
- . ™y
12. Assessment of Flood Risk
ts the site within an area at risk of floeding? (Refer to the Environment Agency's Flood Map showing
fiood zones 2 and 3 and consult Enavironment Agency standing advice and your local planning authority
requirements for information as necessary.) _ { Yes (s No
If Yes, you will need te submit an appropriate flood risk assessment to consider the risk to the proposed site.
Is your proposal within 20 metres of a watercourse (e.g. river, stream or bedk)? C Yes (o' No
Wil the proposal increase the flood risk elsewhere? (" Yes (& No
How will surface water be disposed of?
[} Sustainable drainage system ' [ Main sewer [ Pond/lake
X soakaway [ Existing watercourse
. " N —
‘ ™\

r‘l 3. Biodiversity and Geological Conservation

To assist in answering the following questions refer to the guidance notes for further informaticn on when there is a reasonable likelihood that any important biodiversity
or geclogical 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 conserved and enhanced within the application site, OR
on land adjacent to or near the application site:

a} Protected and priority species

(i Yes.onthe development site (s Yes, on land adjacent to or near the propased development (3’ No

b) Designated sites, important habitats or other biodiversity features

(" Yes, onthe development site (" Yes, on land adjacent to or near the proposed development (® No

¢) Features of geological conservation importance

(" Yes, onthe development site (" Yes, on land adjacent to or near the proposed development (s: No D
r 5 “
14, Existing Use
Please describe the current use of the site:
Econe barn and hardstanding
Is the site currently vacant? C Yes (& No
Does the propasal involve any of the following?
If yes, you will need to 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 (o No
A proposed use that would be particularly vulnerable to the presence of contarnination? {2 Yes (& No
. : >,
~

(15. Trees and Hedges

Are there trees or hedges on the proposed development site? (" Yes (s No

And/or: Are there trees or hedges on [and adjacent to the proposed development site that could influence the
development or might be important as part of the local fandscape character? C Yes (& WNo

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. If 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'.

r ~
16. Trade Effluent
Does the proposal involve the need to dispose of trade effluents or waste? { Yes (& No

\. _/
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17. Residential Units

Market Housing - Proposed

Does your proposal include the gain or foss of residential units?

@.

C_: Mo

Market Housing - Existing

Yes

120120070P

Mumber of bedroams Number of bedrooms
1 2 3 4+ Unknown 1 2 3 4+ Unknown
Houses 2 Houses
Flats/Maisanettes Flats/Maisonettes
Live-Work units Live-Work units
Cluster flats Cluster flats '
Sheltered housing Sheltered housing
Bedsit/Studios Bedsit/Studios
Unknown Unknown
Proposed Market Housing Total Existing Market Housing Total C‘
Overalf Residential Unit Totals
Total proposed residential units 2
g Total existing residential units 0
(1 8. All Types of Development: Non-residential Floorspace )
Does your proposal involve the foss, gain or change of use of non-residential floorspace? (& Yes (T No
Existing g‘;ross ] Gross Total gross new internal Net additional gross
N internal floorspace te be .
e csiype f e | nbpmgeotuee |l | enlfoo:
P demeclition ng changes oi use 9 P
(square metres} (square metres) (square metres) (square metres)
Al Shops Net Tradable Area 0.0 0.0 0:0 0.0
A2 Financial and professional services 00 00 0.0 0.0
A3 Restaurants and cafes 00 0.0 00 00
A4 Dyinking estabishments 0.0 00 0.0 00
A5 Hot food takeaways 0.0 ap 0.0 00
B1 {a) Office (cther than A2) 0.0 00 0.0 0.0
B1 (b) Research and development 0.01 0.0 0.0 00
Bi (@ Light industrial 0.0 0.0 0.0 00
B2 General industrial 0.0 0.0 0.0 0.0
B& Storage or distribution 0.0 0.0 0.0 0.0
cl Hotels and halls of residence 0.0 00 0.0 0.0
o) Residentfal institutions 0.0 0.9 Q.0 00
D1 Non-residential institutions 0.0 00 00 0.0
02 Assembly and leisure 0.0 0.0 0.0 00
Other Please Specify 2218 221.8 0.0 -221.8
Total 2218 2218 00 2218 |
For hotels, residential institutions and hostels, please additionally indicate the loss or gain of rooms:
Use Class Types of use Existing rocmsﬂ todl:r;lsﬁizi change of use{ Total roo;:; Egrzspziici éi)ncluding Net additional rooms

N

o
19, Employment

If known. please complete the following information regarding employees:

Fuil-time Part-time Equivalent number of full-time
Existing employees 0 0 0
Proposed émployees 0 0 0

\.

r20.‘ Hours of Opening

if known please state the hours of opening for each non-residential use proposed:

N

Ref:04:2309
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(" 20. Hours of Opening (continued)

U Monday to Friday Saturday Sunday and Bank Holidays Not
3¢ Start Time End Time Start Time EndTime Start Time End Time Known
X v
(. o ™
21, Site Area
What is the site area? Iat > ;]hectares
\. : : .
- - . - ' ~
22. Industrial or Commercial Processes and Machinery
Please describe the zctivities and processes which would be carried out on the site and the end products including plant. ventilation or air conditioning. Please include the
type of machinery which may be installed con site:
A ' |
Is the proposal for a waste management development? : Yes (8 No
\ _ - i —
(- ™
23, Hazardous Substances
L!s any lazardous waste involved in the proposal? . Yes (¢ No y
(24, Site Visit )
Can the site be seen from a public road, public footpath, bridleway or other public land? C. Yes {» No
If the planning authority needs to make an appointment to carry out a site visit, whom should they contact? (Please select only one)
(s The agent (" The applicant (" Otherpersen
\ v
(- . oo ] '
25. Certificates {Certificate A)
Certificate of Ownership - Certificate A
Town and Country Planning {Development Management Procedure) {En gland) Order 2010 Certificate under Article 12
| certify/The applicant certifies that on the day 21 days before the date of this application nobody except myself/ the applicant was the owner (owner is a person with a
freehold interest or leasehold interest with at least 7 years left to run) of any part of the land or building to which the application relates,
Title: E First name: |}udith | Surname: I;uglas
Person role: |Agent i Declaration date: 67/01/2012 | Declaration made
\_ o
(" ce . . ™
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 is. or is part of an agriculturat holding. @
(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 cC
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 applicantis the sole tenant, the applicant should complete part (B) of the form by writing sole tenant -
not applicable' in the first column of the table below
Title: |Mrs First Name: IJudith ! Surmame: [Douglas
Person rele: IAgent J ) Declaration date: 17/01/2012 Declaration Made
\, v
- N ' ™\
26, Declaration
I/we hersby apply for planning permission/consent as described in this form and the
accompanying plans/drawings and additional information g
Date |T7/01/2012 )
\. v
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HERITAGE STATEMENT

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

AT

SHAYS FARM
TOSSIDE
SKIPTON

NORTH YORKS
BD23 4SY

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 SHAYS FARM TOSSIDES SKIPTON NORTH YORKS BD23 48Y

Pianning Policy Statement 5: Planning for the Historic Environment.

Planning Policy Statement 5 Flanning for the Historic Environment (PPS5, 2010) has
amended the national approach to considering the impact of development proposals on
the historic environment. PPS5 and the companion practice guide, require appiications for
planning permission to be accompanied by a Heritage Statement where the proposal
affects a heritage asset In deciding whether a heritage asset is affected 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 desighated 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 asset holds meaning for society over and above its

functional utility.’ 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 to assess the significance of the

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

heritage asset.

Policy HE6E of PPS5 requires the level of detail of information provided by the applicant on
planning applications affecting heritage assets to be proportional to the importance of the
heritage asset, and no more than is sufficient to understand the potential impact of the
proposal on the significance of the heritage asset. The heritage interest may be
archaeological, érchitectura!, 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:



390120070°P

Policy HE7 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 lenvironment generally can make to the

establishment and maintenance of sustainable communities and economic vitality.

Identifying the Heritage Asset.

Shays Farm comprises a farmhouse and attached cottage, a large detached stone barn,
and various smalier out-buildings. The stone barn stands adjacent to a yard area which is
in front of the farmhouse and cottage. The principle wagon entrance to the barn faces the

vard. The barn is a traditionally constructed stone barn its original roof covering has been

replaced by modern fibre cement sheets.

This group of buildings is set on gently sloping ground and is surrounded by open grazing

land. Access to the farm is along a track which is also a bridleway.

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 adopted
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 ‘keep these buildings well maintained and protect them as a feature within the
landscape for future generations’. Paragraph 5.13.2. The Local Plan recognises traditional
built stone barn as a heritage asset in making this statement It also distinguishes between
traditionally constructed barns which are worthy of retention and moderm farm buildings or

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 barn can be considered to

be a heritage asset. The landscape setting of the group of buildings is also a heritage

asset

(8]




In the previous application for the conversion of this barn to one dwelling in 2010 the
County Archaeologists response io the censultation on that application was that a "building
of a similar size and orientation to that proposed to be convert can be seen on the 1%

Edition 1:10560 OS surveyed in 1847 and that the barn is 'considered to be of some

historic interest’.

We have also consulted the Community History Section of Clitheroe Library who have
provided the maps attached in the appendix. The 1847 map shows a building in the
position of the present barn and with a similar footprint together with buildings to the north
west in a similar position to the farmhouse and cottage. The 1909 map clearly shows the
barn in its present position with the same footprint as the main part of the barn as it is
today. The notation B R suggests that the bridle footpath was in existence at this date
although is marked as FP footpath on the 1955 map. The 1955 map again shows the barn,

farmhouse and cottage in their current positions.

We can conclude that the heritage assets of this site are the barn, farmhouse and coftage,
the layout of these structures and spaces, and the setiing of the building in the landscape.
The date for the construction of the barn is inconclusive but is highly likely to be before
1909. it is likely that there have been buildings on the site of the barn since at least 1847

but this may not be the same building as we see today.

Assessment of the Sig nificahce of the Heritage Assets

The ordnance survey maps suggest that there has been a building on the site since at
least 1847. The barn is likely to have existed in its present form since before 1909 The
architectural features of the barn are common to the area. The barn has a wagon entrance
on the south west elevation facing the yard. On the north east elevation a lean to shippon
has been added probably after the barn was firét built. The main stone barn has evedience
of blocked openings to the ground floor and lacks any first floor opening such as forking

holes. The original roof covering has been replaced with fibre cement sheets

Assessment of the Impact of the Development on the Heritage Assets.
The planning application is for the conversion of the barn to two dweilings the creation of

garden and parking areas The barn is no longer suitable for modern farming practices.

4



320120070P

The proposed conversion offers the opportunily to restore the building 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 barn, including the wagon
entrance, has been the guiding factor in the design of the conversion of the barn. With the
exception of one new window on the ground floor, only existing openings have been used

to light the new rooms within the barn. This has been achieved by reconfiguring the

existing roof lights to light the upper storey.

As in the previous approval fo convert the barn to one dwelling the yard area in front of the
barn is to be divided by a dry stone wall and parking for each property is contained within
the curtilage of the farm complex. The garden areas fo the proposed dwellings are also
within the existing curtilage of the farm The setting of the heritage assets will not be

adversely affected by the creation of the garden.

Appendix
1 Map 1847
2 Map 1909

3 Map 1955

Judith Douglas BSc (Hons) Dip TIP, MRTPI

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

Tel: 01200 425051

January 2012
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iEnvironmental|

‘Klargester BioDisc’ BA-BD
High Performance Package Sewage Treatment Plants
for Residential Applications —




Klargester Bga@gsc® %Agﬁfrom _Kings;éérf; Environmental

For domes’t:c dwe!lmgs wzthout access to mains -
dramage, the Klargester BioDisc® prowdes re‘ bl
efﬁc:ent and enwronmental[y safe.sol ;
sewage disposal needs,

’ ';“The KEargester BioDisc® Gperates without noise or odour
. Mamtenanca réuirements are low with good BCGESS
*  No technical or mechanica! faults
o Low power constimptiorat 1 Skw/d - approx
10-14 pence per day*
= Low sludge build up and large storage capacity

Designed for Quality, Reliability
and Peace of Mind ‘

Kingspan Envircnimental has pionasred the development of
packaged treatment plant with many thousands of successful
installations worldmde The Klargester BieDlsc"' is robustly

. constructed from corrosion free matena{s, manufactured and ‘ :
* performance tested in accordance with BS EN 12566-3 2nd

has bieen awarded British and iish Board of Agrément
“Certification.{for BA, BA-X and BB sizes only} =

Kingspan Environmental is an accredited company under
IS0 9001:2000 quality mariagement systems Kingspan.
Environmantal offer & range of alarm systems to alert the end
user to mechenical failure. The |nsmifation of such wil be
raquired under BS EN 12566-3 & :

" BA model BioDisc® - prices subject to local supplier.

J  Unique Design
The Klargester BioDisc® is the only
packaged sewage treatrent plant:itilising
" ‘Ratating Biciogical Contacior technology
for smafl domestlc apphcauons

sured Performance
“KEafgest_er BioDisc® is a high performance package treatment
plant which, in normal domestic situations, will preduce effuent

Uq{iaﬂties of better than 15mg/l BOD, 25mg/| 55 and 15rng/l

mmorua

Low Running Costs

Klargester BicDisc® has the lowest running
ang maintenance costs of any packaged
treatment plant in its class. '

The single home unit reguires an’

annual de-siudge 'on!y,'the motor rating is 50 watts and

- routine mechanical mantenance is minimal.

Low Lifetime Costs

Lowest nunning costs combined with the muality and durability
of the equipment - particularly the drive motor which has a
considerably longer senvice lfe than the pumgs and blowers
fitted to competitive units - ak add up to a sigrificantly lower

 lifetime cost for the Klargester BioDisc?.

Process Stability
_Thé Kiargaster BioDisc? i recognised for
its process performance. This is further
- enhanged by Kingspan Environmental's
* urigque Managed Flow System, which

7 ensures cpzlmum parformance by smoothzng peak fiows and
‘ bufrenng bidt ognca] loads over the who ] workmg day.

Low Profaie Covers.

Access for service and fnaintenance is.
.pmwded \aa a ﬁurabie. unobtrus&ve cover
at greund Ieve[




High Performance Package Sswage Treatment Plant -

How the Klargester BioDisc® Works

Central to the operation of each Klargester BioDisc®
is the Rotating Biclogical Contactor {RBC), which
supports a biologically active film or biomass on 1o
which aerobic micro-organisms, haturally found in

Dispersal

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

‘Standard tnvert Options
Three standard drain nvert level options are available frafn stock
fo mateh the site topography and:where applicable, mlnlmise the
excavation depth The Klargester 84, BA-X and BB Biobisc®” are
available with an integral pump to move effiuent fmrn baint of
treatment if site level demands

Nationwide Availabifity

Kingspan Ervironmentat producfs*cén be sourcéd from your focal

‘ouiiders merchant or through loeal pollution gonirol specidlists.

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

The Breakdown Process

Wastewafer and sewage flows into the primary
settlement zone @ where solids are settled out
and retained This accurnulated sludge should be
drawn outt periodically

Partially clarified liquor containing fine suspended
solids fiows upwards into the first stage Biozone &3
for breaking down by micro-crganisms on the RBC
Suspended sofids return to the primary settlernent
zone and the liquor is transferred {o the second
stage Biozone @ for further treatrnent

Any solids remaining are settied out in the final
settlement tank @ The very high effluent quality is
discharged to a watercourse

Rotating Biological Contactor (RBC)

The RBC comprises banks of vacuum formed
polypropylene media supported by a steel shaft
Thig is slowdy rotated by a low energy consumplion
electric motor and drive assembly.

Note: The Klargester BioDisc® is designed to deal
with normal domestic sewage f the sewage is fikely
fo contain unusual substances, please consult
Kingspan
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Klargester Bé@ﬁagsg@, ;BA&@B?E@ f;;g;n;; Riﬂgspaﬁ Er;xgirlqrém'ental

Specification
TP P aric;hﬁEquivalent 1 house 1 house
L up to 4 bedrooms | up to 7 bedrooms
" "Cveral Dismeter / Wigth (A) e 1905 1995
Overall Length (B) mm - - 1
Standard Drain Invert Inlet 1C) mm 750" 750" 7
" Standard Outlet (D) mm 835 835  Bag 685 A pes
Depth from Invert tc Base (E) mn 1400 T 1400 ! 1400 .} 180§ 1820
Pipework Diameter from) - 10 BRAL A R T R
* Sludge Storage Period (approx) 12 menths "9 months v Bmonths o L 5T monthe I Ei:l_fhon:hs,-“,_ '
Standard Power Supply Singla phass Singephase | Snglephase’ | - Singlephase | Singlephase
Malor Raling 50W SOW N R R
. Weight {tonnes) standard units 0388 0418 ' - ) 041& ;] 0850 ‘.“‘ . '1;10@

Ap,ﬁrications wiiich include waste disposal unifs will require special siang Please consult Kingspan Environmental
* Optional invert depths of 450mm and 1250mm are gvailgble. T Optional invert degth of 1100mm is available
* Optional integral pump avaitable in BA, BA-X and BB models .

Sizing Your Treatment Plant

BioDisc® BA, BA-X, BB and BC
' R The above table s a general guide to selecting

4o T % ~— 'ﬁ b the corect Kiargester BioDisc® for your property
g ] k_\ | but, with many variables to consider, £ is essential
‘ D to obtain an accurate assessment
! . [ We are pleased to offer professional advice by
/b adhering to British Water's sizing criteria published
7 in their guidance booklet "Flows and Loads'

By following this best-practice Kingspan

Erwironmental wil ensure you are installing the

most suitable Klargester BioDisc® modet to serve
ST T your needs

BioDisc® BD:

y /',—Ch*—w'—cs\_1 |

JE SN




chk and Easy to Instali

- Supphed asa complete pallstlsed unit wnh lrftmg and Eowenng

fixings, the Klargester BioDisc® s ready for installation on g ©
suntably prepared site. The unit should be stabllised in concrete
and the back fil completed with corcrete

We can provide an installation senvice through our retwork of
Approved Installers and full details are provided in our
comprehensive installation instructions covering & site
onditions Additionial technica! formation Sheets are available
on the Klargester BioDisc® process, siting, installation, effluent
disposal and other specific topics.

Please contact Kingspan Envirenimental for further information

Hiab Off-foading
Kingspan Environmental can provide an- sité rmechanical
of-loading, if raquired (subject to location, please encpuirs)

Complete Monitoring and Control

Kingspan Environmental’s high-tech contro! panel features an
garm and digital read-out display, providing the homeowner
with an immediate alert should any problem cocur

The control pane! 1) is able to
communicate the nature

of any fault, including loss

of disc rotation* pump 2
fadure’, or power failere & 3
The display will infarm e
the householder,

or maintenance
representative on site via a
digital display and fault code
The system alsc features a highly visible external beacon @
. {optional) as 2 pimary warning. .

The control parel has a faciity for telemelry éo be fi ﬁed
{supplied by others) o gnable remote fault diagnosis by
service englneer :

Alarms are now required for sewage treatment planis in the
event of a power failure.

EN 12566-3 Seclion 6.0 para 6 1.1 states:

“Plants shill be provided with an alarm fo indicate
“operational failure (for.exarple electrical, mechanical or

hydraulic faflure). The manufacturer shalf indicale which kind

of failure is detected with the atarm ”

3

" Optioral sensor ﬂt}'ngnisf

-solution, enabling both quick
“installation and easy access for accurate

The n9w control and alarm panels offara

go of features and |
beneﬁts inctuding: :

' f _ Dlgltal dlspiay \Mth fault oode to speed up fault dlagnosns
» - Rapid wiring mstallatlon

+  Facility for optional telemetry o be ﬁtted
. F[asher beacon avallab!e if requwed (optlonal}

Sample Chambers
When a treatment plant discharges
into & watercourse, itisa
regulatory requiremnent o
have a sampiing point 8o
that the effluent quality

can be periodically chécked
by regulatory bodies
Avallable to suit all outlé_t
depths of our standard ranges;
a Kingspan Environmeantal
sample chamber provides the

&

and convenient efffuent testing.

Sétutions for All Your Off-mains Needs
Kingspan Environmental has a sewage treatment solution to

| meget a wide range of requirements, from single house
© treatment plants t0 larger mdustnalfcommemfal and commumiy

developments

] indmduai housas {of all S|zes,

. CHf-mains cfevelopments of various s:zes {housing,
commercial, mdustnal)

+ " Offices ana’ commercral propemes :
. Upgradmg emsﬂng septac tank systems

i you already have a septic tank and would I|ke to upgrade to
a sewage treatment plart, we can riget yo

i The company has the expertise and expenence |n upgradlng

to biological reatmert plants and has 2 retwork of Certified

Installers that can carry out the work effectively and efiicioritly.

If you must pomp séwa‘ge to the miaing, we:can supply you
with a pump stauon to ‘mest your reqmremems Piease con%ac%
Kingspan Enwronmenta! for further detauls -

e
-—am\

\.»
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What is é:ﬁeed Bed‘?'

Arésd bad is a fitration process:used in conjunction with a

Klargester BioDiss® treatment plant to further enhance the
" quality of the effiuént migrating into a drainage field or
. surrounding watercourse.

Benefits

. Tertiary treatment for new applioationé with tight
discharge consenis

+  Satisfies new building reguiztions

+  mproved effluent quality for existing works

*  Vary low maintenance

«  Aesthetically pleasing and shvironmientally friendly

+  Easy fo install and maintain '

. Signiﬁcantly improves discharge after a treatrnent plant

Klargester Reed Beds from Kingspan Eﬁ;ﬁfi_f_;éhmenta}

Design’

»

-

Advanced 'Patgntéd design: delivers superior performance
Pre-tabricated to ensure comect sizing .
Modules dasigned with a Hytrauiic gradient across the
length of the units

Perfor_r%iaht_:é t:ésted in Germany to EN12566-3 i
combinaticn with a Part 3 plant _
Adjljstable butlet Qﬁeir dllows water Eevéi contréi'
Modular system comprising of:

2 individual reed beds = Single house application
4 individual reed beds = Two house application
One plece GRE moulding installed flush to the ground
Reeds and GRP beds supplied. Washed pea gravel
growing’- media py others {not included)

Effuent discha;gé is tynically improved by at least 50%,
providing reduced BOD and suspended solids

Provides rooting zore depth of 600mm
{required by Phragmites Australis)




Poputation Equivalent

Length (mm)

“Width (mm)
Dgpth (mm] -
No, Reqiired )
Qutlet Size {mum) 110 110
i :‘12 poputation equivav’entmaxfmu;ﬁ
Cutlet from

treatment plant

Cullet frem
treatment plant

__“2—'. -

e

Kingspan.
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'Commeysewage - La{gs Capacf[y o Siormwa!erAr:mi.'auon * Residential & Commarcial OWate_rSspararé}s
Systerns Rainwater Harvesting C

Domestic Sewage Packageg Pumpi Resd Beds T Domestic Ra:nwa!er
Trealmient Aants Systems : i © Hénvestng ~

Sép;ﬁc Tanks Below Ground . Grease & Sif Traps 'Packaged Drainage

Storage Tenks Sysiems

ngspan Envsronmentat

Approved installers
Strategically Incated throughout the UK.
and Ireland, Kingspan Enwonmental :
Approved Installers are appo nIed foll

K:ngspan Enwronmental Ser\nce

Who better 16 Toole after your -
treatmem plant than the. peopie

who degigned and buit it?. . %
Klngspan Environmental Ih_ave Kl ng\‘ban

prowdmg marntenance for . ‘Eavironmental : Service

waslewater freatment pmducts g0 . :

Factory trained engineers are avalabie for site visils as part of

a plafined maintenance contract or on & one-off call out basls

L To find out mere about, ‘
. . ’ protecting your investment -

l.arger Applications L and ensuring peace of mind,

These performance cntena together wuh thelr d33|gn sk|lls and }
knowladge of Kingspan Enviranmental products are also reviewsd fo
ensure that the highest levels of professionalism are maintained

Kingspan Ervirenmental also manufactures a range of Klargester contact us on 0B45 355 0555
BioDisc® plant to cater for larger applications such as resﬂentral or vigit us online at
developments caravan sites and hotels - wwiv kingspanenvservice com

As speciaisls in wastewater {redlment we arg able to provide
solutions for many different applications Flease contact us for frther
information .

lab A K GREEN
Bare hgreems ';:“%‘E%‘é;BUILD!NG

= Trith Agrémest Bo:m.'
BBNpDIDS

fssue No, 13: Hovember 2009

Kingspan Environmental

UK: Colizge Boad North Aston Clinton Aylesbury Buckinghamshire HP22 SEW
Tel: +44 (0) 1296 633000 Fax: +44 {0} 1296 833001
Scottish Ofiice: Tel: +44 (0} 1355 248484
ireland: Unit ta, Derryboy Road, Carnbane Business Park, Newry, Co. Down BT35 6QH
Nt Tel : 444 {0) 28 302 66799 Fax: +44 (0) 28 302 60046 ROI Tel: 048 302 66798 Fax: 048 302 60048
email: klargester@kingspanenv com

Visit cur website www kingspaneny com OF our group website www kingspan .com

In keeping with Company policy of Continuing research and developrnent end & order to offer cu: clignis the most advarced procucts,
Kigspan Enviranmeniel reserves the rght fo aller specifications and diawings wihou! prior nciice.




Romala Design Ltd

CONSULTING CIVIL & STRUCTURAL ENGINEERS
27 Beaumont Road, Chorlton, Manchester, M2]1 8BG -~ tel: 0161 8816196 & 01282 852561 - email: jfd@romaladesign co uk

www,.romaladesign co.uk
Other offices in Barnoldswick, Lancashire

Date; 16 June 2010
Qur Ref: JFD/02/0403

B '320120070P

FAO Mr Robert Hall

Shays Cottage

Tosside

Skipton

North Yorkshire, BD23 48Y

STRUCTURAL CONVERSION ASSESMENT AND METHOD STATEMENT
BARN AT SHAYS COTTAGE, TOSSIDE
SKIPTON, NORTH YORKSHIRE, BD23 4SY

TERMS OF REFERENCE

A structural inspection of the above property was carried out on 14 June, 2010, to examine and report on the
curzent state and safety of an existing barn for conversion 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 or timber survey.

An inspection of roof coverings, rainwater goods or flashings,

An inspection of drainage provisions on site.

An inspection of areas covered, unexposed or inaccessible. -

e

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




Barn at Shays Cottage, Tosside, Skipton, North Yorkshire, BD23 45Y

INTRODUCTION

Waorks 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 Shays Cottage, Tosside, BD23 4SY. (Grid Reference: 453860:353360)

s
. ]
= =
| =) it 4
."-"“_3 >
~i -=r
BARN UNDER
CONSIDERATION

CONDITION OF EXISTING ROOF ELEMENTS

» Conditions of Existing Barn Roof
The roof coverings to the barn is corrugated profile sheeting over standerd timber purlin and truss construction
The main timber purlin construction showed mumerous areas of rot due to ingress of water at various points.
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 or not; this is only required if the timbers are to remain.
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The roof construction to all areas is in generally a poor state of repair that requires urgent attention. No access was
possible for either the main barn or single storey roof areas and therefore no internal inspections of the roof

construction were possible.
o 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
numerous areas.

Due to areas of heavy rot it is suggested that the purlins are inspected at the time of the conversion works and

replaced as necessary if in poor condition

CONDITION OF EXISTING WALL ELEMENTS

e Conditions of Existing South Westerly 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 mumber I of the photographs showed the existing timber lintel
over the main doorway to be defective and needs replacing.

Cracking to the wall externally could also be seen in the top left hand corner at eaves level

The external walis shown on the plans as position 1 are reasonably plumb and in generally good condition
showing no real signs of excessive movement or large cracking, except in the vicinity of the top left hand corner
at eaves level. 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.

Internal lintels to all openings are defective and no damp proof course could be seen.

» Alteration/repair/removal to the South Westerly Walls
Inspections of the existing foundations are required to determine if built off suitable ground bearing capacities.

All internal lintels to openings to be replaced with new concrete or Catnic lintels to internal masonry as per
manufacturers’ 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 installation of a damp proofing system will be required along with an internal lining wall to give additional
restraint to the existing wall.

The top left hand corner must be rebuilt to remove the cracking and the wall should also bé strapped for its full
height back to the gable wall with horizontal restraint straps to safeguard against further movement.




Barn at Shays Cottage, Tosside, Skipton; North Yorkshire, BD23 45Y

» Conditions of Existing South Easterly Walls

The original barn wall as scen in photograph number 3 is reasonably plumb and in good condition externally
showing no real signs of excessive movement oz large cracking. The internal finish of the existing barn wall as
seen in photograph numbers 5 & 6 can be seen to have large areas of render missing.

No trial holes have been dug so it was not possible to ascertain if any existing foundations exist and at what depth.
Internal lintels to all openings are defective and all the pointing is in poor condition.
No damp proof course could be seen.
» Alteration/repair/removal to the South Easterly Walls
Inspections of the existing foundations are required to determine if built off suitable ground bearing capacities.

All internal lintels to openings to be replaced with new concrete or 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 carzried 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.

The top left hand comer must be rebuilt to remove the cracking and the wall should also be strapped for its full
height back to the gable wall with hotizontal restraint stzaps to safeguard against further movement.

o Conditions of Existing North Westerly Walls
The original bamn wall as seen in photograph number 4 is reasonably 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 numbers 5 & 6 can be seen to have large areas of render missing.
No trial holes have been dug so it was not possible to ascertain if any existing foundations exist and at what depth.
Internal lintels to all openings are defective and some of the pointing is in poor condition.
No damp proof course could be seen.

e Alteration/repair/removal to the North Westerly Walls

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

All internal lintels to openings to be replaced with new concrete or Catnic lintels to internal masonry as per
manufacturers’ details and specifications.




Barn at Shays Cottage, Tosside, Skipton, North Yorkshire, BD23 4SY 3 2 0 1 2 O U q; U r)

Some 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
Testraint to the existing wall.

The top left hand corner must be rebuilt to remove the cracking and the wall should also be strapped for its full
height back to the gable wall with horizontal restraint straps to safeguard against further moverment.

o Conditions of Existing North Easterly Walls

The original barn wall is reasonably plumb as seen in photograph 2 and in good condition externally showing no
real signs of excessive movement or large cracking. The internal finish of the existing stable barn wall has large

areas of render missing.

No trial holes have been dug so it was not possible to ascertain if any existing foundations exist and at what depth.
Internal lintels to all openings are defective and some of the pointing is in poor condition.
No damp proof course could be seen.
» Alteration/repair/removal to the North Easterly Walls
Inspections of the existing foundations are required to determine if built off suitable ground bearing capacities

All internal lintels to openings to be replaced with new concrete or Catnic lintels to internal masonry as per
manufacturers’ details and specifications.

Some 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.

The top left hand corner must be rebuilt to remove the cracking and the wall should also be strapped for its full
height back to the gable wall with horizontal restraint straps to safeguard against further movement.

DETAILS OF DEMOLITION WORK:

None of the existing barn external walls are to be demolished; the only external wall construction to be
demolished is possibly to the front corner elevation to remove the large cracking.

Total wall area, measured externally = 3061112
Total wall area to be demolished = 12m*
% of walls to be demolished externally =3.922%




: E‘,z?:‘n at Shays Cottage, To__s.side,'Skiptonr, North Yorkshire, BD23 4SY

PROPOSED NEW OPENINGS WITH EXTERNAL WALLS

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

¢ South Easterly Walls
No additional openings are to be made; only the existing openings are to be utilised

s North Easterly Walls
No additional openings are to be made; only the existing openings are to be utilised.

¢ North Westerly Walls
No additionat openings are to be made; only the existing openings are to be utilised.

FORMATION OF INTERNAL LINING WALLS

Al the existing external walls to the barn 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 pmposed ﬁxst
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 aftached plans is in poor condition, as only the steel beams
remain. The structural sizes of the structural members may be 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
additional lateral restraint at mid height.

All new first floor construction will be of suspended timber construction supported off steel beam 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 levels are similar to external floor levels and hence no retaining walls are required in the
upgrading of the ground floo: constiuetion as this can be built directly off the existing floor level to prov;de a
150mm min level difference to the external levels.




Barn at Shays Cottage, Tosside, Skipton, North Yorkshire, BD23 48Y

GROUND WORKS REQUIRED | 3 2 0 1 2 O 0 7 0 P

e Existing Walls

All existing external and internal walls require inspection to determine if any foundations exist. This should be
cartied 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.

s Services
No services are provided to the existing bain in its present state.

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

METHOD STATEMENT FOR THE DEMOLITION OF ANY EXTERNAL WALL AREAS

e Initial Procedures
The ateas, if any, to be demolished are listed on the attached drawings.

e Initial Precautions _
Only one wall should be demolished at a time and be re-built before any other demolition work is carried out. As
tmentioned 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 putlins, roof trusses and first flootr construction.

All the above procedures must be carried out by the contractor and must be appmvcd by the local building
inspector before the demolition is started

s 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 extemal]y and tied to ex13t1ng flank walls to provide lateral restraint
to the full height of the adjoining walls.

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




Barn at Shays Cotiage, Tosside, Skipton, North Yorkshire, BD23 48Y

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 ‘

All 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 shall 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.

Jason Day
Director
Romala Design Ltd
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DESIGN AND ACCESS STATEMENT: BARN ADJACENT TO SHAYS COTTAGE,
TOSSIDE, SKIPTON. N.YORKS. BD23 4SY

PROPOSAL: CONVERSION OF BARN INTO TWO DWELLINGS FOR MR R HALL

INTRODUCTION
Planning permission has recently been granted for the conversion of this barn into one

dwelling. The appliCant considers that there is a greater demand for smaller properties in
this rural location rather than one large barn conversion and on this basis seeks

permission to convert the barn into two dwellings.

SITE DESCRIPTION 3 2 0 1 2 0 0 7 U P

The bam is located adjacent to Shays Cottage in a group of buildings, collectively known
as Shays Farm, approximately 4 km north east of .Slaidburn. The group comprises a
farmhouse, cottage and a redundant barn accessed from the main road along a metalled
track, and terminating in a common parking and turning area. The surrounding land is in
agricultural use and the landscape is fairly open in character. The farm is within an area

designated as an Area of Outstanding Natural Beauty in the adopted Ribble Valley District
Wide Local Plan.

The barn the subject of this application is largely unused with some domestic storage. The
proposal is to convert this barn to two dwellings. All of the proposed accommodation is
within the envelope of this stone barn. The parking and garden areas are former

operational area/hardstanding to the barn.

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 seftlements/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 buildings 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 o the building.

Policy H17 — aflows 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 development

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

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 HISTORY
3/2010/0569 Conversion of barn to one dwelling approved with conditions

INVOLVEMENT
Following the granting of planning permission for the conversion of the barn into one

dwelling we have sought pre-application advice regarding the possibility of converting the



barn into two dwellings. We received pre-application advice from Graeme Thorpe who

identified the potential need for new openings within the barn to light the accommodation
for two dwellings as an area of concern. Following these discussions the proposed

window arrangement has been modified to take account of his comments. See appendix.

EVALUATION 3 2 O 4 2 0 O 7 | P
The main planning issues relating to this proposal are: f 0

» the principle of the development;

» the suitability of the building for conversion;

s the landscape impact;

¢ the design of the scheme;

* neighbour amenity

» highway safety; and

s nature conservation interest

Each of these issues is assessed in turn below.

Principle
Planning permission has been granted to convert the barn into one dwelling as such the

principle of the conversion to residential accommodation has already been accepted by
the Council. Policy G5 is the starting point for consideration of this proposal. The policy
allows for small-scale development, including “other smali-scale uses appropriate to a rurai
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 developmeni. The proposal is for the conversion of an
existing building within an established group of buildings. It does not introduce new built
deveiopment into an area of open countryside. 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 is a building




which sits within a substantial farm group of both traditional and modern agricultural

buildings.

Building Suitability
The building is regarded as one suitable for conversion with regards to criteria in Policies

H_15 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;

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

extension; and

¢ 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 cottage.

An important factor that adds weight to the case for granting planning permission is the
lack of a 5 year supply of housing land within the Borough There is a national policy
requirement for local authorities to maintain a continuing five year supply of housing. As at
1st October 2011 Ribble Valley can only demonstrate a 3.3 year supply of housing. in
these circumstances of severe under-supply of housing land within the Borough, there is
an added presumption in favour of the application. For this reason the Council should
consider this planning application favourably having regard to the criteria in PPS3, in
particular paragraph 69. Having regard to the listed criteria:

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

o the site is suitable for development making use of a presently under-used building and

is in a sustainable location;



e the proposal uses the building effectively and efficiently; and
32012007
+ the proposal is in line with housing objectives for the Borough. ' f U P

Landscape Impact
The scheme will have no damaging impact on the character or appearance of the

tandscape within which it sits and, thus, the proposal complies with the relevant criteria of
Policies ENV1, H15 and H17. In particular the proposed garden curtilages for the new

dwellings within the barn conversion are within the curtilage of the farmyard, and will not
extend into the surrounding fields. A dry stone wall provides a natural boundary on the
eastern side of the barn. There will be no negative impact on the landscape as a resuit of
the formation of the curtilages. Vehicle access is existing so there are no landscape
implications arising from access.

Bridleway 16 runs past the site approaching from the west along the access track and
passing the barmn on its south side. The bridleway then continues in a north east direction.
The bridleway slopes down towards the site as it approaches from the west rises slightly
as it passes to the south of the barn and the slopes down to the north west. The

appearance of the barn will remain largely the same when viewed from this public right of

way.

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

criteria and Policies G1 and H17. The existing barn is built in local stone with a fibre

cement roof. It is proposed to cover the roof in natural blue slate, fo match the roofs of

adjacent properties.

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. On the existing front elevation
there are 6 roof lights within the roof slope in two rows of three windows. The proposed
design retains 6 roof lights but it arranges them in three rows of two roof lights. No new
openings are proposed to this elevation existing opening in the walls and the wagon

entrance are re-used.



On the rear elevation there are 7 roof lights. These are re-grouped to form two blocks of
rooflights to light the first floor bedrooms. These roof lights are flush with the roof slope.

- The ground floor rooms are lit by the existing windows in the ground floor of the bam.

On the north side elevation only existing or blocked opening are to be used to light the
interior no new openings are proposed. On the south side elevation two existing and one

blocked opening are used with the addition of a new small ground floor window to light the

lounge area.

The internal layout of the conversion of the barn to two dwelling has been achieved with
the introduction of one new small opening on the ground floor of the building The
remaining windows and doors are incorporated in to the existing opening and blocked
opening and the roof lights have been repositioned and amalgamated to provide lighting to

the first floor and means on escape in the event of a fire.

Neighbour Amenity _
There will be no direct impact on the neighbouring residential properties in terms of

amenity. The principle elevations of the barn face east and west; the cottages are north

and south facing. Both properties have adequate private amenity space.

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 the

classified road is reasonable. The proposal complies with Policy T1.

Nature Conservation
A Bat and Owl Survey and Report are submitied 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 protecied wildlife species and complies with Policy

ENV7Y.

CONCLUSION ;
The proposal is to convert this traditional stone barn info two dwellings. This proposal has

been shown to be in full compliance with criteria set out in Local Plan policies relating to

the conversion of rural buildings to dwellings. The permanent residential accommodation



would assist in the delivery of housing to meet the Borough's housing provision levels and

in a manner compliant with all relevant planning policies.
Appendix — Pre-application advice

Judith Douglas Bsc Hons DipTP MRTPI

Janet Dixon Town Planners Ltd 3 2 O 1 2 0 0 7 P
10A Whalley Road 0
Clitheroe

Lancs BB7 1AW

January 2012




PRE-APP REF. NO. RV\2011\ENQI00376 3 20 1 2 0 0 7 0 P

Dear Judith,

I write in respect of the above enquiry, and | apologise for the defay in responding. Following
our discussions on site on the 9th of November 2011 relating to this Pre-App, and a further
assessment of the details and information provided, [ can now provide you with the following

advice.

The barn in question is located adjacent to Shays Cottage within a group of buildings
collectively known as Shays Farm. The group comprises a farmhouse, cottage, the redundant
barn in question and a recently constructed agricultural building, and is accessed from the
main road by an existing metailed track, terminating in parking and turning area. The site lies
within the Forest of Bowland Area of Outstanding Natural Beauty. With regards to the
principle of the development, permission has already been granted for its conversion into one
dwelling, with this scheme for its conversion into two. Given this falls below the threshold for
‘Affordable Housing' requirements, there is no objection to the added unit

The main difference between the two proposals is with regards to the number and type of
openings proposed, as clearly with two units within this building, there is a greater need for
light to habitable rooms. Policy H17 discusses the importance of good design to protect the
rural environment. It notes more specifically that ‘Planning permission for the conversion of
buildings will be granted providing the design is of a high standard, in keeping with local
fradition, particufarly in terms of materials, geometric window form and window and door
openings.” In addition, it also notes that ‘Too many doors and windows, the insertion of
dormers, roof lights and chimneys and the alferafions of roof trusses will devalue fhe
character of buildings and that of the surrounding environment.' The scheme to convert the
building into one dwelling was considered appropriate as it utilised all of the existing openings
in the building, without the need for the insertion of additional ones. On this basis, the impact
on the character and setting of the building and the adjacent farmhouse was considered
acceptable, and by virtue of the level of detail supplied, the wider landscape impact was also
minimised. The building once completed was considered not to be over-domesticated in
appearance, with its design complimenting the modernised farmhouse opposite.

The scheme now proposed sees two additional windows in the south side elevation with two
large arrays of velux windows in the rear (east) elevation, although there was discussion in
respect to creating vertical windows looking out over a flat roofed area within the roof, as well
as the potential for other windows elsewhere on the building. As well as the above Policies,
given the sites jocation within the Forest of Bowland A O.N.B, Policy ENV1 must also be
considered which states ‘The landscape and character of the AO.N.B. will be protected,
“conserved and enhanced, and in addition, development will also need to contribute to the
conservation of the natural beauty of the area. The design, materials, scale, massing and
landscaping of development will be important factors in deciding planning applications’

As discussed, | am not overly happy with either suggestion as they both create additional
openings that would potentially be visually harmful to the character and setting of the bullding,
without sufficient justification. As suggested, if you consider an option to be more suitable
than another, | am happy to advise further however, the option to convert the building to one
using the existing openings seems to be the most appropriate solution

With regards to any potential impact on the residential amenity of the occupiers of the nearby
properties, the infroduction of new windows at first floor within the north (side) elevation would
not be acceptable, however aside from this, | do not consider there will be a significant impact
on the amenity of the occupiers of the adjacent dwellings by virtue of the proposed

development.

I have not sought the views of the LCC Highways Officer, however | do not envisage that an
additional dwelling at this location would prove detrimental to highway safety.



| hope this advice is_ useful, but please note, this is an officer opinion only and whilst my
comments are made for your information and guidance only, they are without prejudice to any
recommendation the Council may make on any subsequent application or the ultimate
determination thereof Should you wish o discuss the matier further | am happy to do so,
however please note that any further advice given may be subject to an additional fee.

Kind regards,

Graeme Thorpe BA (Hons) Dip TP MRTPI |

Senior Planning Officer |

Ribble Valley Borough Council, Council Offices, Church Walk, Clitheroe, Lancashire
BB7 2RA '

T: 01200 414520 |

F: 01200 414487 |

E: graeme.thorpe@sribblevalley.qov.uk |

W. www.ribblevalley. gov.uk |

Best in the country for customer satisfaction — 94 per cent of Ribble Valley
residents are satisfied with life in the borough (Place Survey 2009)

<1-if IsupportEmptyParas]--> <!-[endif]->

This transmission is intended for the named addressee(s) only and may contain sensitive,
protectively marked or restricted material, and should be handled accordingly Unless you are
the named addressee (or authorised to receive it for the addressee) you may not copy, use,
or disclose it to anyone else. If you have received this transmission in error, notify the sender
immediately. All GCSX traffic may be subject to recording and/or monitoring in accordance
with relevant legislation This e-mail is issued subject to Ribble Valley Borough Council's e-
mail disclaimer, which you are taken to have read and accepted. Click here for further details.
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