R

J—

For office use anly

Applicaﬁeyg\l?. 0 " 2 0 U 8 7 P

Date recelved ny¢, ¢,

Lo

-: e v«-sE,_.-;v.."
RIBBLEVALIEY
BOROUGH COUNCIL

Fee paid £ 33§ <0 Reteipt No: qgiy

Application for Planning Permission
Town and Country Planning Act 1990

Publication of applications on planning autherity websitas.
Please note that the Information provided on this application form and in sipporting documents may be published on the Authority’s website

If you require any further clarifleation, please contact the Autherity s plarning departiment

ol 18% ¢33

" m ™
£ Appleant Name, Address and Contart Details
Titha: [Mr _J Firstpame:  {Rlchand i Surhame:  Wilson I H
Company name [ 7
Country National Extefsion
Street address: Mew Ings Farm Code Number Number
Coal Pit Lane Telephone numbet: ‘ l ' l ’ 1
~{1BWatopdew—
Mobfle nurmber: | || H !
Town/Ciy Gishumn - o
F ther: .
County: Lancashire ax number L ! ] J I ___J
Country: England EmaH address:
Posteode: RB7 414 | |
Are you an agent acting on behalf of the applicant? @ Yos (" No
. y,
.
fz. Agent Name, Address and Contact Details
Title: |Mir FirstName:  Matthew J Surname: [Wyatt, ]
Company narme: ].}WPC Lirnited ]
- Country Natlenal Extensiors
Streetaddress: 1B Waterview Cade Number Number
White Cross Telephone number: I ] 01524 559980 ‘! I l
#obite numben 1 ’ } [ ‘
Town/City Lancaster -
Fax number: L i fm 524 599589 j L ]
County: Lanicashire JEo— .
Country: Uniad Kingdom Email address:
Postcode: LAT4X8 enquiries@wpc.couk !
\ s | J,
4 . e ™
3. Description of the Proposal
Please describe the proposed developemant ncluding ary change of use;
]Change of Use of Land 10 Private Residentlai Curiilage and Two Statey Extension to Farmhouse f
Has the building, waork or change of use already started? (™ Yes {8 Ho
\.. e
Bab 04: 2300 Phnning Portat fefermes




C:TSii'e Address Detalls
Fult postal address of the site fnctuding full postcodz whare avallabls} Description:

House: T ‘i | Suffie J—_"“'} : )

Housa name: NEWINGS FARM
COAL PIT L ANE

Strect address:

GISBURN

Town/City: CLITHERGE

Counity:
Postcode: 587 41H _J

Desaipton of lotation o a grid reference
fmust be completed if posteode Is not knownk:

383922
447335 '
- : -)

Easting:

Northing:

,

4 . s -
5. Pre-application Advice
Has assistanice or prior advice been sought from the lacat authority about this applicatian?

(8 Yes { Mo

f Yes, please complete the following information about the advice you were given {this will help the autharity to deal with this spplication more efficlently):

Officer names

Title: Eﬁ}gt__j First narne; El;z:em_ - ! Stirame: Soc.zth
[ |

|

Reference:

Date {DDMBMAYYYY) !I 170172612 {Must be pre-application submisson)

Detalls of the pre-application advice received:
\§Requirernantta indude change of use of land t residential cu

rtilage in connection with farmhouse.

A

(6. Pedestrian and Vehicla Access, Roads and Rights of Way

(™ Yes {8 No
" Yes f{® No
" Yes {7 No

ts 3 new or ziterad vehicle access proposed to or from the public highway?
15 a new or sltered pedestrian access propased to or fram the public hlghway?

Are there any new public toads 1o be provided within the site?
(Y Yes (& No

 oves (& Mo
| .

Are thers any new public rights of way 1o be praviled within or adjacent to the site?

Do the proposals requlre apy diversions/adinguishments and/or creation of tights of way?

.

7. Waste Storage and Collection

o the plans incorporate aveas to store and ald the coliection of waste? ¢ Yes (& No
Have arrarigements been made for the separste storzge and coltection of recyclable waste? (" Yes (& No

S

Y,

(8. Authority Employee/Member

With respect to the Authorty, am:
{a) a member of skff
{b) an elected member
{¢) related to a member of staff

i) related to an elected mernbar
’ { Yes (& No

Do any of these statements apply to you?

N

(. .
9, Materials
Please state what materials finduding type colour and name) are to be used extermally (f applicable);

Walls- desaiption: .
Description of exfsting ihaterials and fnishes: -

Istcme - i of sandstone and granlte __!
Description of proposed matedals and finishes: . .
JSione - rpix of sandstone and granile ) . . !

RaB 2302 Ezrning Pastel Refareniter




g, {Materials continued)

4 Roof- deseription:
| Description of existing materials and finlshes:

320120087°P

;C(‘—cr’xshlre grey state
Dascription of proposed materdals and fnishes:

s

;Ycrkshire grey slate

Windows -~ deseription:
Description of exsting materials and finishes:

[Woed
Description of proposed materfals snd finfshes:

;Wood

Doors- desaiption:
Dasciption of existing materials and finishes:

;Waed
Description of proposed materials and finishes; )

Iwood
Boundary {reatmeants - desaiption:
Description of existing materials and finlshes:

Wooden fence
Deserlption of proposed materlals and fialshes:

IAS exlsting
Are you supplying addidonal information on submitted planis)/drawingisy/design and aceess statement?

I Yes, please state references for the plan{s)/drawingls)/design and access statements

(& Yes ( No

Plans

 {Planaing support Statement

(10. Vehicle Parking

Please provide inforrmation on the existing and proposed nugmber of on- site parking spaces:

Existing number

Type of vehicle of spaces

Fotzl propased (including spaces
retalned)

Differencein
spaces

Cars o]

0 0

Light goods vehicles/public canier vehidles

Motorcycles

Cycle spaces

¢
a
0
o]
1y

]

i}

Disabliity spaces 4]
- 4]

o

Gther {e.g.Bus)

oDiolo{dmio

Short description of Other

,

(1 1. Foul Sewage

Flease state how foul sewaga is to be disposed of:

L

Septictank X

U
L

Malns sewer Packige treatment plant

Cess pit

]

Unknown

Other L N

[

Are you proposing te conieet to the existing driinage system?  Yes {3 Mo

" Unknown

.,

{12, Assessment of Flood Risk

Is the site within an arex at risk of iooding? (Refer to the Environmsnt Agency's Flood Map showing
flood zones 2 and 3 and consult Environment Agency standing advice and your loss! planning authority

requirements for information as necessary )
i Yes, you wili need te submitan appropriate fiood risk assessment to consider the risk to the proposed site.

Is your proposal within 2D meatres of a walercourse (&g river stream or becky? (" Yes

L Yes {3 No

will the proposal increase the flood risk elsewhere?

How wilf surface water be Glsposed of?

[ Sustainable drainage system I3 Mainsewer

K Sozkaway [ Bxisting watercourse

LY

{" Yes

{& No

(® No

[T Pondflake

Raf g4 2308 Fiznrdng Portzt References




(13, Biodiversify and Geological Conservation
To assist in answering the folliowing quesiions refer to the guldance notes for further information on when thera is = reaseonsbia Tkelihood that any imporfent blodiversily

o7 geslpgical conservalion features may be present of nearby and whether they are likely to be affectad by yout preposals

Having referrad te the guldance notes. Is there a ressonable lkelihood of the foliowing being affected advarsely or conserved and echanced within the application site OR
on land adiacentto or near the applicaticn site:

2} Protected and prority species

{" Yes, orthe devefopment site {™ Yes onland adjscent to or near the proposed development {# No

) Desigrated sites, important habitats or other biodiversity festures

{" Ves,onthe development site {" Yes,un land adfacent to or near the proposed development {c o

©) Features of geological conservation impertance

{" Yes, on the development site (™ Yes,onlend adjacent to or near the proposed development . {& No
- ) ?

.

14, Existing Use
Plaasa describe the current use of tha site:
fCBDwelIinghouse ) J

I5 the site currently vacant? " Yes {& No

Daes the proposal Involve any of the fellawing?
iFyes, you will need to submit en appropriate comamination assessment with your application

tand which is known to be contaminated?  Yes {o MNo
£and where contamination 5 suspected for all or part of the site? {: Yes {3 RNo
Aproposed use that would be particulady vulnerable to the presence of contamination? " Yes @ © No

\,

{15. Trees and Hedges

Are there tress or hedges on the proposed developriant site? " Yes (& No
Ancl/or: Are there trees or hedges on land adjacent to the proposed development site that could nfluence the ‘
development or might be important as part of the focal landscape character? ¢ Yes @ Mo

If Yes to eithar or both of the zbove you ray need to provide & full Tree Survey, at the discretion of your focat plarming authority if a Tree Susvey 1s required this and the
accorrpanying plan should be submitted alongside your application. Your local planning autharity should make clear on ls webshte what the survey should contaln, in
accordance with the current ‘855837 Trees in refatlon to construction - Recormmendations'

L

(16, Trade Effluent

Does the proposal Involve the need 1o dispose of trade effluents pr waste? {" Yes (& No

L

(17. Residential Units

Does your proposal include the gain or lass of residential unlts? {C Yes (o No

I

(18, All Types of Development: Non-residential Floorspace

Poes your proposat involve the loss, gain or change of use of non-residential floorspace? (> Yes (s No

-

(19, Employment

¥ known, please complete the following information regarding employees:

 Full-time Part-tirne Eguivalent nuimber of Adll-ime

Existing employees 0 ] . h}

Proposad employees a G 0

L

(5. Hours of Opening

I known plaase state the hours of opening for esch non-residential use proposed:

Use #onday to Friday i Saturday Sundey snd Bank Holidays Mot
L StaryTime End Tima Start Time End Time StartTime End Time Known {)

(21, Site Area

What is the site area? |;54 igq Jnetres
\__ - -

Rafod: B0 Faening Portal Reference:




isthe prbgasa] for awaste management development? C Yss & o

1201t 9000n09 0 ~
22, incustrial or Commercial Processas and Machinery LU TLOUT7T T
4 Please describe the setivitles and procasses which would be carrled oot on the site and the end products induding plant ventilatios or afr conditioning Please indude the
Type of rnachinery which may be installed on, siter

\_ .

E‘;‘S.‘ Hazardous Substances

(# The agent {: Theapplicant (" Otherperson

Is any hazardous waste invalved in the proposat? { Yes {(z o

e

(24‘ Site Visit )
Can the site be seen fromn 2 pablie road, publicfoatpath brdleway or other public land? & Yas O Ho

if the planning authority neads to make an appointmant to carry out 3 site visit whom should they contaci? {Plesse selaet only one)

"

(25. Certificates [Certificate A}
Certifieate of Ownershin - Cortificate &

Frechald irkerest of feasehold Interest with at teast 7 years laft to run) of any part of the land or bullding to which the

Town and Country Planning {Bevelopment Managemant Procedure) (England) Order 2615 Certificate under Article 12
| certify/The applicant certifies that an the day 21 days before the date of this application nabady except myseif/ the g

appiication relates

pplicant was the cwner fowneris 2 personwith a

Title: iMir 7 Firstrame:  [Matthew ] Sumame: Byatt 4}
Person role: JAgent Declaratios date: 123/0‘(/2012 } B pederation mace
-~ /
—

(25. Certificates (Agricultaral Land Declaration)
Agricultural Land Dadaration

Agrlcultural Land Declaration - Yoo Must Complete Bther A or B
{A) None of the land to which the application relates is, or Iy part of an agricultura! holding

{8} { bave/The applicant has given the requisita notice to every persen other than myself/the applicant who on the s
was a tenant of an agricultural holding on 2l or part of the land to which this epplication relates as isted belov:

notapplicable’in the first column of the table below

Town and Country Planning {Developmant Manzagement Procedure} {England) Order 2010 Certificate ynder Articla 12

IFany part of the land s an agricultural holding, of which the applicant is the sole tenant, the applicant should complete part {8} of the farm by writing sole tenant -

Title: IMr , First Name: Eﬂahhew 7 Sumame:  Wyaty
Person rofe; [Agent l Dedlaration date: 123/01/29:2
\___ .

K Dettaration Made

~
fza, Decdlaration

lAwe hereby apply for planning permission/consent 25 deseribed in this forem and the

accompanying plans/drawings and additfonat information - @

Date 123!0]!2012 l
e — v,

ReR L2305 Phnning Porte) Refersnee; .
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New Ing Hill
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SLIENT:
yITE ADDRESS:

sCALE:

Mr R WILSON
NEWINGS FARM
COBAL PIT LANE
GISBURN

1250

DRAWING N[X RWIL3

DRAWING NAME: LOCATION PLAN

DATE: 1770172012
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CLIENT:
SITE ADDRESS:

SCALE:

Mr R WILSON
NEWINGS FARM
COAL PIT LANE
GISBURN

1:200

DRAWING N[
DRAWING NAME:

DATE:

RWILP
EXISTING BOUNDARY
17/01/2012




Proposed Gorden Boung

CLIENT: Mr R WILSON DRAWING N[ RWILI

SITE ADDRESS: NEWINGS FARM DRAWING NAME: PROPOSED BOUNDARY
COAL PIT LANE
GISBURN DATE: 17/01/2012

SCALE: - 1:200
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Valley Gutter to run internally
through gable roof voids and
externally over valley.

Project Title: NewIngs Farm
Client: Mr R A Wilson
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1.2

1.3

Introduction

This Statement has been prepared in support of a -planning application for the proposed
extension of New Ings Farmhouse including a change of land to the rear to private
residential curtilage, Coal Pit Lane, Gisburn. The proposal has been carefully prepared,
having taken note of comments from the planning department at pre-application stage in
January 2012, The application follows two previous applications seeking purely an extension
to the farmhouse (application references 3/2011/0389/P and 3/2011/0929/P) which were

withdrawn prior to their determination target.

The farmhouse forms one of a cluster of farm and barn buildings which remain in active use
throughout the year. It is the intention of the applicant to be able to operate the working
farm from the farmhouse, The small size of the accommodation however is inappropriate
for meeting the needs of a modern-day family home., The proposed extension and a modest
addition to the rear curtilage represents not only an improvement to the living and working
conditions of the occupants but would significantly improve their quality of life, creating
additional bedrooms for family members that could assist in the running of the farm.

This Planning Support Statement provides an assessment of the planning context of the
application and demonstrates why the application should be approved. In addition to the
plans, forms, fee and this Statement, the application is also supplemented by a Bat Survey

as required for the Council’s validation checklist.

320120087°F
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2.2

2.3

Site Characteristics

New Ings Farm lies within the Open Countryside, approximately 2 miles to the south of the
village of Gisburn. The site is currently accessed from a long track off Coal Pit Lane which in
turn connects to the A682 highway, running from Gisburn in the north to Barrowford and

Nelson to the south,.

The site has a long history operating as a working farm associated with the surrounding 30
acres and the farmhouse to which this planning application relates currently forms one of six
farm buildings. Barns constructed to the east of the site all continue to remain in use and

are of a substantially greater footprint than the total curtilage of the farmhouse.

Figure 1: Aerial photograph of New Ings Farm

The farmhouse building is part two and part single storey with a floor area of 248m2. The
farmhouse has only two bedrooms with a living room, water closets and a smali kitchen
occupying the single storey element to the rear. Although only accessed from outside of the
property, a single storey element to the rear is used or storage. No recorded additions have
been made to the building since the Town & Country Planning Act (1947) and the existing
footprint is considered the original building. The farm building’s front elevation features

seven windows and these are essential to the property since a lack of openings to the rear




2.4

(a single window to the ground floor single storey part of the building and also a small

opening to the west) significantly reduces the level of natural daylight to primary rooms — in

turn impacting upon residential amenity.

Figure 2: Photograph of existing rear elevation

The site curtilage currently has a garden area to the front of the site of 255m°. As seen
from the above aerial photograph however, this is of limited value to the occupants since
enjoyment of this space is significantly reduced by the proximity to the main aclivities of the
working farm and the immediately adjacent vehicle parking area (for large vehicles such as
tractors etc). To the rear of the property, the curtilage boundary exists only 3.2m from the
existing rear wall. Providing only 70m? of rear garden area, this area is wholly inappropriate
for the carrying out domestic activity and enjoyment of the dwelling house. It is understood
that previous owners of the site had extended the existing rear garden to the extent
currently proposed (see Chapter 3). The current application is made based on records
provided by the Local F’Ianning Authority and seeks to regularise the current position.

390120087P
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Figure 3: Exiract from Site Plan showing Existing Rear Curtilage

The farmhouse is set back from the larger barns which dominate views of the site. The
farmhouse is well screened by these operational units from views to the east from Coal Pit
Lane. The photographs below demonstrate this and how visual attention is directed towards
the cluster of larger barn buildings, opposed to the farmhouse and curtilage. 1t is therefore
considered that a rear e>l,<tension to the rear of the farmhouse is appropriate in terms of its

impact on the Open Countryside.
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3.1

3.2

3.3

3.4

Application Proposal

This full planning application is has been prepared following the withdrawal of previous
application references 3/2011/0929P and 3/2011/0389/P. The proposal has since been
revised to take into account of comments provided at a pre-application meeting in January
2012, adopted planning policies and Supplementary Planning Guidance. It also seeks to
meet the needs of the applicant who wishes to achieve a home they can enjoy, which aliows
them to live on-site and maintain the farm. The age of the property is such that it is
currently unsuitable for modern family use and there is also an important need to increase
the level of natural lighting into the primary rooms along the property’s rear elevation and to

provide a reasonable level of private amenity space.

The proposed addition extends the existing farmhouse only to the rear, with a design which
incorporates six new windows and a patio doorway. The proposal has been scaled back
from that of the previous proposal, reducing the depth of the extension by 1.3 metres. This
aims to achieve an increase in the floor area of the building of 73m2 (29% increase}).
Materials will match those of the existing property (building comprising a stone mix of

sandstone and granite, with Yorkshire grey slate roof).

Internally, the extension will allow for the creation of a much larger, more appropriate

~ kitchen: - utility room; and the first floor will provide an additional two bedrooms and

bathroom, havihg moved the location of the internal staircase to the side of the first floor

haliway. The single storey area to the rear currently used for storage will be removed,

The design of the rear elevation brings balance and Symmetry to the rear elevation of the
farmhouse. The roof has been designed to create a hipped M-shape, including two gabie
ridges at to the rear. Consideration has also been given to the area of roof space between
the hipped ridges where approximately 33m? of roof leads into the valley. Having taken
advice from a drainage technician the proposal includes the addition of a 6.1m stainless
steel channe! (with a 100mm wide box gutter running 22mm deep), leading to an internal
gutter system. A 50mm dia outlet will be present on each side and it is calculated this will
be sufficient to cope with a rainfall intensity of 75mm/hr (0.7 litre/second drop into the
gutter). A separate plan has been included within the application documents to

demonstrate this.




3.6

3.7

The change of use of a small area of land to private residential curtifage extends the rear
garden area 12m from the rear wall of the existing farmhouse, prbviding 255m? of additional
space (the same level as currently to the front of the property). The proposed boundary fits
well with the presence of existing farm and barn buildings, which essentially screen the area
to the east and north-east from Coal Pit Lane. The additional curtilage is deemed to provide
both a reasonable level of private amenity space for occupants of the farmhouse and also

the comfortable siting of the house extension to the rear.
Should it be necessary, the applicant is willing to forego Permitted Development Rights to
ensure that the Local Planning Authority may maintain strict control over any additional

development within the proposed new curtilage.

The proposed development will not affect either existing vehicular or pedestrian access.




4.1

4,2

4.3

4.4

Planning Policy

National Policy

The Government’s overarching national planning guidance towards residential development
is provided within Planning Policy Statement 3 (PPS3): Housing. One of the document’s key
policy goals is to ensure that everyone has the right to live in a decent home, which they

can afford, and in a community where they want to live.

Local Policy

Ribble Valley Borough Council is currently at an early stage in its progression towards the
Local Development Framework, The Development Plan for the District therefore consists of
Regional Spatial Strategy for the North West, the ‘saved policies’ of the Ribble Valley Local
Plan {adopted June 1998) and relevant supplementary planning guidance documents,

Local Plan Policy G1 states that all development proposals are expected to provide a high
standard of building design and landscape quality. Development which does so will be
permitted, unless it adversely affects the amenities of the surrounding area. In the

determination of planning applications the Local Authority will apply the following criteria:

» Development should be sympathetic to existing and proposed land uses in terms of
its size, intensity and nature,

> The density, layout and relationship between buildings is of a major importance.
Particular emphasis will be placed on visual appearance and relationship to the
surroundings, as well as the effects of development on existing amenities.

» Developments should provide adequate daylight and privacy.

> Materials used should be sympathetic to the character of the area.

Policy G5 states that outside the main settlement boundaries, planning consent will only be

granted for small-scale developments which are:

i) Essential to the local economy or the social well being o the area; or
i) Needed for the purposes of agriculture or forestry; or
ii) Sites developed for local needs housing (subject to Policy H20 of this plan); or




4.5

4.6

4.7

4.8

4.9

iv) Small scale tourism developments and small scale recreational developments
appropriate to a rural area subject to Policy RTI; or
V) Other small-scale uses appropriate to a rural area which conform to the policies of

this plan.

Policy ENV3 identifies that in the Open Countryside outside the AONB, and areas
immediately adjacent to it, development will be required to be in keeping with the character
of the landscape and should reflect local vernacular, scale, style, features and building
materials. Proposals to conserve, renew and enhance landscape features will be permitted,

providing regard has been given for the characteristic landscape features of the area.

Through the implementation of Local Policy H10, proposals to extend or alter existing
residential properties within the Plan area will be considered on the basis of the scale,

design and massing of the proposal in relation to the surrounding area,

In September 2000, Ribble Valley Borough Council adopted a Supplementary Planning
Guidance Note focussing on extensions and alterations to dwellings. This SPG continues to
be relevant to the determination of planning applications and it sets down the design

principles for which planning applications will be assessed:

Character
Any extension should reflect the character of the original house and the wider locality.
Particular care needs to be taken with any scheme which is visible from public vantage

points, such as highways, including public footpaths and bridleways.

Scale

In terms of scale, there should be a good visual relationship between the original dwelling
and any subseqguent additions (either existing or proposed). As a general rule any extension
should not dominate the original house. This is particularly important in relation to buildings
of historic or architectural importance. Extensions should be avoided which are bulky and
effect the overall mass of the dwelling to an extent where the extension is highly prominent.

In general, extensions should respect the proportion, form and detailing of the original
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dwelling.
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4.10

4,11

4.12

4.13

Size
The SPG identifies that it is also important to maintain a supply of different sized properties
to meet the needs of all sectors of the rural community. The proposed development should
be appropriate to the plot size and not result in a cramped appearance. Within the Open
Countryside, extensions which lead to properties becoming significantly more prominent will
not be allowed. The development of very large extensions in relation to small rural
dwellings is more akin to the construction of a new dwelling, which would otherwise be
resisted in the Open Countryside. The SPG specifically states that this does not mean that
large extensions will be automatically refused, however the Local Authority needs to
carefully consider the application and as a rule of thumb they will seek to avoid proposals
which increase the size of dwellings in the Open Countryside in excess of 33% of the original

floor area.

General Form & Shape

The general form and shape of the original dwelling should be respected and reflected in the
extension. The SPG states it is normally better not to introduce design features which are
not in keeping with the original house and the locality. Exceptions to this are in cases where

innovative design can greatly improve the appearance of an unsightly building,

Materials
Materials — The Local Authority will expect that any extension will be carried out using

materials which match those of the existing building,

Roof Design
The SPG advises the need to generally follow the existing roof profile (angle of slope) if this

is in keeping with the area. Large extensions may, however, benefit from alterations in roof
profile to avoid large expanses. There is a requirement to use the same verge and eaves

treatments as the original house,




Planning Considerations

The farmhouse was constructed prior to 1947; it suffers from a lack of natural daylight and
sizing issues which make the farmhouse unsuitable for modern use. Although benefiting

from a garden area to the front of the property, enjoyment of this space is ulfimately

disrupted by the operations of the working farm where the greatest level of activity takes
place by the access to the largest barns to the east. Planning Policy Statement 3 makes
clear that everyone has a right to live in a decent home and the proposed extension and
change of use of land to curtilage seeks to improve the property to a level which the
occupants should reasonably be expected to enjoy. Planning consent would significantly
improve the occupants’ quality of life and the conditions, allowing the farm operator to both
live and work on-site. Consideration has been given to the above mentioned planning

policies in the design of the proposal.

52  The design of the proposed farmhouse extension is intended to reflect the local rural
vernacular, The additional ridges are a minimum of 0.8m lower than that of the main
farmhouse, ensuring that the extension appears subordinate to the original building. The
proposed farmhouse would continue to be of a smaller scale than many of the farger barn
buildings and in this sense, the proposal has a sympathetic visual appearance and sound

relationship to the surroundings,

5.3  The application site has no immediate neighbours and so an assessment of the visual
relationship of the proposal neads to be made against the siting of larger farm buildings to
the east from which views are available from Coal Pit Lane, These barn buildings project
significantly further north than the proposed farmhouse extension, with photograph Figures
4 & 5 indicating how the existing barns effectively screen the farmhouse and proposed
curtilage from fong distance views. In particular, Figure 5 shows how the application site is
not prominent in the landscape and how visual attention is directed towards these larger
buildings. This would still remain the case, were the application approved. Since the
farmhouse is directly connected to the operation of the working farm, it is considered in
particular that the curtilage extension constitutes a small-scale use which is appropriate to
the rural area (in compliance with Policy G5). The applicant is willing to forego Permitted
Development Rights as part of this application and as such the Local Planning Authority
would maintain full control over domestic activity / future buildings within the proposed
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residential curtilage area.




5.4

5.5

The proposal intends to increase the floor area of the existing dwelling by 29%. This is
below the figure provided as the ‘rule of thumb’ applied by the Local Authority (within the
Residential Extensions SPG) for extensions within the Open Countryside. The SPG also
recognises that it is important to maintain a supply of different sized properties to meet the
needs of all sectors of the rural community and in the case of the current application,
planning approval will allow the operator of the farm to live on-site. Grant of consent for
the additional garden area to the rear of the property would allow for the residential
extension to be sited comfortably within the curtilage. Being so well screened by a cluster
of much larger farm buildings, it is put forward that the proposed extension represents an
only minor addition to the farm complex which achieves the aims of Policy and the

Residential Extensions SPG.

Given the above considerations, the proposal is in compliance with the aims of PPS3, Local
Policies G1, ENV3, H10 and the Residential Extensions SPG. The Local Authority can
therefore in this instance justify the approval of planning permission for the change of use of

land to residential curtilage and the extensions to the farmhouse at NewlIngs Farm.




Summary

This Statement is intended to support a planning application for the Change of Use of land
to residential curtilage and a two storey extension to New Ings Farmhouse Coal Pit Lane,
Gisburn. The planning application has been prepared following the withdrawal of application
references 3/2011/0389/P and 3/2011/0929/P. The application is submitted further to a
pre-application meeting with the Local Planning Authority in January 2012, The farmhouse

forms part of a much larger complex of barns which remain in active use throughout the
year. The farmhouse due to its poor design and size is unsuitable for modern use and the
proposed change of use of land and extension will allow the farm operators to continue to
live on-site in a comfortably sited home, which provides more natural daylight and facilities

which the existing building does not allow,

6.2 In order to meet these identified needs, the proposal intends to extend floor area of the
original dwelling by 29%. This has been somewhat reduced from the size originally put
forward within the previous submission (3/2011/0389/P), scaling back the width of the
extension by 1.3m. The design is intended to reflect the local vernacular and careful
attention has been paid towards ensuring that the extension remains subordinate to the
original dwelling. 1In this sense, the three additional ridges are to a lesser height than the

main.

6.3  Attention needs to be paid to the setting of the proposal site in the determination of this
planning application and although the site is identified as within the Open Countryside, it is
well screened by a duster of much larger barn buildings, immediately adjacent. The
farmhouse’s relfationship with existing buildings is such that the additions would not be
prominent in the landscape. This vital extension and the modest increase in curtilage would
constitute appropriate development within a rural area, causing no perceived harm to Local
Policies G1, G5, ENV3, H10 and the aims of the Residential Extension SPG. It would allow
the occupants to live in a home of a size and design standard which they can reasonably

expect to enjoy.

6.4  The Local Planning Authority is invited to agree with the above analysis of site context and

Interpretation of Planning Policy. Planning permission should therefore be granted for the
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above proposed development.
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Gisburn
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28 Jdune 2011
Ref: B976

Dear Mr Wilson

Protected Species Survey (Bats) at: New Ings Farm, Coal Pit Lane, Gisburn, Cltherce, Lancashire, BB7 3JU.

Introduction

You have requested a protected species survey at your property as a condition of a planning application to
Ribble Valley Borough Council for building alterations. It is understood the proposed rear extension requires
modifications to the existing roof and roof void; the property is shown in figures 1 to 6 of this report.

The local authority requires an appraisal of the impact of the development on all protected species in
accordance with PPS9. Additionally mitigation procedures are required to protect bats and their roosts and o
ensure there are ‘no adverse effects on the favourable conservation status of a bat population’.

A scoping survey and daylight inspection was undertaken on Friday 24 June 2011 between 11.30 and 12.15.
The weather at the time of the inspection was mild, dry and bright (max temperature: 16.0°C: cloud cover:
85%; wind: light south-westerly) providing optimal conditions for a daylight scoping survey.

Survey methodology

The protected species survey (bats) provides a daylight assessment of the property and includes all externa
and internal areas of the building including the roof void; it does include the adjacent barn or nearby buildings.

The aim of a bat inspection is to make an assessment of the potential value of the site for European Protected
Species (EPS) and 1o establish whether bats have ever been active within any part of the property that will be
affected by the building operations.

The survey methodology follows the recommended monitoring guidelines published by the Bat Conservation
Trust (BCT — Bat Surveys, Good Practice Guidelines, 2007), Natural England (Survey Objectives, Methods
and Standards as outlined in the Bat Mitigation Guidelines, 2004) and Survey and Monitoring Methods, (Baf
Worker's Manual, JNCC, 2004).

Non-intrusive survey methods were used to assess the use of the property by bats. The search was made
using a high-powered lamp (Clu-lite 1,000,000 candle power), close-focussing binoculars (Leica Trinovid), a
digital camera (Kodak MD41) and 900mm endoscope (ProVision 300) to view all likely areas of the building for
the presence of bats, ie. droppings and urine and grease staining, feeding remains such as discarded moth
and butterfly wings and other insects fragments typically found in a feeding and resting area.

Personne!




The survey was carried out by David Fisher (Earthworks Environmenial Design) - an experienced ecological
consultant with more than 25 years experience of bat ecology and field survey work and a Natural England
licence holder since 1990; current NE licence No: 20103384, (Conservation, Science and Education).

Constraints

The survey protocol requires that ‘non-intrusive’ survey techniques are used to defermine bat activity.
(reference: Bat Surveys, BCT, 2007, p23).

Activity loggers and /. or ultrasomc bat detectors were not required during the daylight scoping survey.
Evening emergence and / or dawn re-entry surveys at the property have not been undertaken.

The survey methodology is designed to determine the likely presence of bais within the building and does not
necessarily prove absence.

National Biodiversity Network (NBN Gateway) database records do not confirm presence or absence of a
species or habitat.

Absence of records does not imply that a particular bat species is not present within the recording area.
The adjoining barn and nearby buildings are not included within the scope of this protected species survey.

Data search

A local data search was carried to identify records of bat activity within 1km of the site. The following bat
species are likely to be present within the wider district:

NBN 10km sguares SD84 — (Gisburn, Barnoldswick, Weets Hill):

* Natterer's bat (Myotis nattereri™

+ Whiskered bat / Brandt's bat (M. mystacinus / M. brandtii )**
e Daubenton’s bat (M. daubentonii)*

s  (Common long-eared bat {Plecotus auritus)*™

+ Common pipisirelle {Pipistreilus pipistreflus)*

* Soprano pipistrelie (P. pygmaeus)™

¢ Noctule bat (Nycialus noctuia)™

*National Biodiversity Network (NBN) datasets, {terrestrial mammals) recorded in the 10km square SD84. **EED / ELBG records
There are no records of roosting bats at this property or within 1km of the site.
The following websites and datasets were consulted during the preparation of this report:

National Biodiversity Network (NBN) database, (terrestrial mammals - chiroptera)
Bat Conservation Trust (BCT)

East Lancashire Bat Group

North Lancashire Bat Group

Lancashire and Cheshire Fauna Society

Lancashire Biodiversity Parinership

Biological Heritage Sites Partnership (LCC, NE and LWT)}
EED dataset (Lancashire bat records 2000 - 2011)
Magicmap interactive map

10. Natureonthemap {Natural England)

11. Multimap

12. Google Maps
13. MARIO - Maps and related information onling (Lancashire County Council).
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Desctiption of the property



The properly is a two storey stone-built farmhouse (figure 1) with pitched sione slate roof and enclosed roof
void. A lean-to extension at the rear has a mono-piich stone slate roof as shown in figures 2 and 3.

The house adjoins a large stone barn and there are several other agricultural buildings nearby.

The building has a rafter with purfin roof construction and some original imbers are present. The stone slate
with batten roof is unlined (figures 4 to 6), and there is evidence of glass fibre insulation material laid between

the ceiling joists.

The roof is in a relatively poor structural condition and the roof void is generally cool, dry and well-ventilated
Externally the roof, ridge, roof verges and lead work flashings are poorly sealed and there are many gaps
between stone slates.

There are considerable accumulations of dust and debris within the roof void, however, there is no evidence of
bat droppings or other indicative signs of access or roosting by bats.

Existing property (images)

Figure 1: Figure 2: Figure 3:

Figure 4: Figure 5: Figure 6:

Location of the property

NGR: 8D 839473. Elevation: approximately 175metres. The property is located off Coal Pit Lane, 1.5km
south-east of Gisburn on gently rising ground and is approximately 2km north-west of Weets Hill (397m).

The site is surrounded by open countryside with extensive grassland and agriculiural ley. The site is relatively
open and exposed and there are relatively few sheltered hedgerows or shelter belis nearby. Although there
are some broadleaved trees within 50m of the house, connectivity to other habitats is relatively poor.

There are no extensive woodlands or plantations within 0.5km of the site and there is no broadleaved
woodland or plantation, water channe! or area of standing open water nearby.

There are no designated naiure conservation sites adjacent to the property — ie. Sites of Special Scientific

Inferest (SSSI), Biological Heritage Sites (BHS), National Nature Reserves (NNR's), Local Nature reserves
(LNR’s) or Regionally Important Geological and Geo-morphological Sites (RIGS)

Survey results




There are no signs of bat droppings, discarded feeding remains or other indicative signs of bat perching,
feeding or roosting activity within any part of the building.

All external features of the buildings including stonework, roofing materials and roof verges / soffits were
inspected for evidence of bat activity; none was found.

Although it is likely that feeding and foraging bats are occasionally active around the property, the site provides
sub-optimal feeding, foraging and commuting habitat for bats.

Evaluation of results

+ The scale of impact of the proposed development at site level on local bat populations is likely to be
negligible / low.

» The potential of the existing building to suppert roosting bats is also relatively low.

» The potential of the property to support a maternity roost, hibernation roost or transitory / mating roost is

relatively low, consequently the conservation significance of these structure is low.

« The surrounding land / habitats provide sub-optimal feeding, foraging and commuting habitat for bats; the
site is not adjacent to high-value feeding and foraging habitat and there are no extensive areas of
broadleaved woodland, ptantation, riparian habitat, open water or river channel adjacent to ihe site.

Summary and recommendations




Impacts and Mitigation

MITIGATION NOTES:

Mitigation refers to the practices adopted to reduce or remove the risk of disturbance, injury or death of a protected species or
damage to a roost. The Bat Mitigation Guidelines define mitigation as “...measures to protect the bat population from damaging
activities and reduce or remove the impact of development”

ACTION: METHOD:

1. Timing constrainis Nane.

3. Accidental exposure of bats tn the unlikely event of bats being exposed or vulnierable to harm, all work in that area must
stop immediately. Cover the exposed bats to reduce further risk of harm and seek further
advice by calling the Bat Conservation Trust (BGT) helpline on 0845 1300 228.

Stop work immediately if bats are exposed or likely 1o be disturbed.
Al contractors should be aware of their responsibiliies to protected species. If

accumulations of droppings are found during the removal of the roofing materials, stop work
and seek advice before continuing work in this area.

4. Avoid handling bats Coniractors should avoid handling bats but where there is no alternative, use gloves or a
small container to move them to z dark and quiet area, preferably without causing them to
fly in daylight.

5 Legal protection Bite contractors and project managers should be fully aware of the legal protection afforded

ail species of bat in the UK and procedures should be in place tc mitigate for the potential
impact on bats - see notes on ‘Bats and the Law’ in this repaort,

6. Further advice If you require further advice on bats during the proposed building operations or if you find
an injured or resfing bat, call BCT immediately; they will normally contact a qualified bat
worker in the local area who will visit the site and provide further advice free of charge.

7. Post-development monitoring None.

8. Additional survey effort Not required.

Please note: | do not provide a copy of this report to the local planning authority, therefore it is your
responsibility to forward the report to Ribble Valley Borough Coungil.

Yours sincerely

N e Y
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-

David Fisher

APPENDIX A




Wildlife legislation — Bats and the law

All bat species in the UK receive full protection under the Wildlife and Countryside Act 1981 {amended by ihe
Environment Protection Act 1990). The Countryside and Rights of Way Act 2000 amends the Wildiife and Countryside Act
to also rnake it an offence to intentionally or recklessly damage, destroy or obstruct a place that bats use for shelter or
protection. Ali species of bats are listed on Schedule 5 of the 1981 Act, which makes it an offence o;

o infentionally kill, injure or take any wild bat :

o - intentionally or recklessly damage, destroy or obstruct access to any place that a wild bat uses for shelter or
protection. This is taken to mean all bat roosts whether bats are present or not

e inientionally or recklessly disturb any wild bat while it is occupying a structure or place which it uses for shelter

or protection.

Protected species (Bats) and the planning process!

For development proposals requiring planning permission, the presence of bats, and therefore the need for & bat survey,
is an important ‘material planning consideration’. Adequate surveys are therefore required to establish the presence ar
absence of bats, to enable a prediction of the likely impact of the proposed development on them and their breeding sites
or resting places and, if necessary, to design mitigation and compensation. Similarly, adequate survey information must
accompany an application for a Habitats Regulations licence (also known as a Mitigation Licence) required to ensure that

a proposed development is able to proceed lawfully

The term ‘development’ [used in these guidelines] includes all activities requiring consent under relevant planning
legislation and / or demolition operations requiring building control approval under the Building Act 1984.

Natural England (Formerly English Nature) states that development in relation to bats “covers a wide range of operations
that have the potential to impact negatively on bats and bat populations. Typical examples would be the construciion,
modification, restoration or conversion of buildings and structures, as well as infrastructure, landfill or mineral extraction

projects and demolition operations”.

(Mitchell-Jones, 2004)

1 2,2 3 - Planning for development, p10, Bat Surveys, Good Practice Guidelines, BCT (2007).

Other references:

Bats, development and planning in Engiand, (Specialist support series) - Bat Conservalion Trust, 5™ Floor, Quadrant house, 250
Kennington Lane, London, SE11 5RD, 0845 130C 228

Clarification of the legal duty of Local planning Authorities’ to European Proiected species: High Gourt Judgment June 2009: (Wooley v
Cheshire east Borough Council) - Bat Conservaticn Trust

Detfra Gircular 01/2005 (to accompany PPS 9) - Department for Environment, Foud and Rural Aifairs. www.defra.qov.uk

Natural England, 1 East Parade, Sheffield, §1 2ET, Enguiry Service: 0845 600 3078 enquiries@naturalengiand.org.uk

Natural England, Gheshire 1o Lancashire Team, Electra Way, Crewe, Cheshire CW1 B8GJ Tel: 01270 754227




