v & MAY 2012 Eor office use only
Application No

e AWENT?QN_QF _ 5 Date r&gye@ ‘ 2 O

R[BBLE VALLEY . . .
BOROUGH COUNCIL Fee paid £ Recsipt No:
Council Offices, Church Walk, Clitheroe, Lancashire. BB7 2RA  Tel: 01200 425111

Application for Planning Permission.
Town and Country Planning Act 1990

You can complete and submit this form electronically via the Planning Portal by visiting www.planningportal gov.uk/apply

www.ribblevalley.gov.uk

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

Piease complete using block capitals and black ink
It s important that you read the accompanying guidance notes as incorrect completion will delay the processing of your application

1. Applicant Name and Address ) (2. Agent Name and Address )

Title: MRS | First name:[ MAREA Title: MR&. | Firstname:| STEPHER

Last name: | |A/ADE | Lastname:] BfALERK (

(optional: (optomal | 53 BIALERZKL LLAUTED

e o e [ pome o

House  IpaMSEREAS- HALL. BARM. |||79 [ Rogsmpace

Address 1: | RAAT == Eéaue._ RoOAD, Address 1: | B Ak (AR

Address 2: | RAMS S REALCS Address 2: | &= R I-LDLETES(

Address 3: , Address 3:

Town: RASK BLRL Town: U THERReE

County: (A AS 22 County: CAM e 2

Country: Country:

postcode: | BB <Y DS Postcode: | BB LLRZ J
\ . AN

A

4 « o
3. Description of the Proposal
Please describe the proposed development, including any change of use:

TRoPOSEDS ERERTIOD oSF A DISABLEDS BOw=EAlorc ;
AuD MERC \wEHI2OCAZ, A ESS Tl v s, DE s LSt
o 2 A=RRiceTwial ?Utc__buue.q AmD RE- ~ALLE M AMEMT

OF AccESS TRACK.

Has the building, work or change of use already started? [ 1ves AN

I Yes, piease state the date when building,
work or use were started (DD/MM/YYYY):
Has the building, work or change of use been completed? [ ] Yes [eATI0

If Yes, please state the date when the building, work
o7 change of use was completed: (DD/MM/YYYY):

{date must be pre-application submission)

(date must be pre-application submission)

$Date: 2010-09-10 25 SReviston: 20995
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(4. Site Address Details
Please provide the full postal addrass of the application site

. H A . 7
e [ sl Jumel
House (
name:

Address 1: | R AMAG GAREALE - HALL TAle
Address 2: RkNL§ @ 2EAR RoAD
Address 3: RP:LA—\.‘; c.0 6

Town: B(.-ke-K&Jgs_(

County:

Posteod

(oopstifaonael); ‘B?O\ qDS

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

(s, Pre-application Advice
Has assistance or prior advice been scught from the focal

authority about this application? B’Yes D No

If Yes, please complete the following information about the advice
you were given (This will help the authority to deal with this
application maore efficiently)

Please tick if the full contact details are not
known, and then complete as much as possible:

U

Dfficer name:

e=A R ETEL UL

Reference:
Rws\-z,c lL\‘ELLG’-'Q( D

Date {DD/MM/YYYY):
{must be pre-application submission}

Yo 58 (O"S ( T

Easting: ’ Northing: Details of pre-application advice received?
Description: SEE. ATTRORES | TRE ~APY-
STATEAEHT Vi RS o s a
TReA Threr < emopa@c
\. J A
. . . N (- . Y
(6. Pedestrian and Vehide Access, Roads and Rights of Way | [ 7. Waste Storage and Collection
is a new or altered vehicle access propased Do the plans incorparate areas to store
to or from the public highway? leAYes [ No [[andaid the collection of waste? Pt []No
Is a new or altered pedestrian if Yes, please provide details:
access proposed to or from -
the public highway? [JYes [Fno SEE PRoRsED. StTE. PeAR
Are there any new public roads to be o S -
provided within the site? [[Jves  [ph¥0
Are there any new public
rights of way to be provided
within or adjacent to the site? D Yes D No
Do the proposals require any diversions Have arrangements been made
/extinguishments and/or for the separate storage and
creation of rights of way? [Jves [ Ino collection of recyclable waste? [~ Ves [ o
If you answered Yes to any of the above questions, please show If Yes, please provide detalls:
details on your plans/drawings and state the reference of the plan
(s)/drawings(s) _ B RETLT=. Bl
— A\ A
. ™
5. Authaority Employee / Member
With respect to the Authority, [ am: {3} a member of staff Do any of these statements applytoyou? | | Yes B’N/o
{b} an elected member\
(<} related to a member of staff
{d) related to an eflected member
If Yes, please provide details of the name, relationship and role
\, /
5Date: 2010-09-10 B% SReviston: 2958 §




5 920120439 P
S, Materials

If applicable, please state what materials are to be used externally. Include type, colour and name for each material:

Existing ‘ Proposed Don’t
Know

{where applicable)

Not
applicable

Walls STowue STore ) O
N Blre Scae ulln
Windows TIrMBER HAR DW= D | L1 O
Daors TIBER HAR O Lo
poundvrapens | _ Store veals ber | ][]
Vehicle access and - St P ASTETS =oAlceL., 0l 0

hard-standing

Lighting (A7 7]

Others Z D

{please specify)

Are you supplying additional information on submitted plan{s)/drawing(s)/design and access statement? [ A Ves [[]No

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

PRE-APR LULEAT (OO STTATELELT WIITH mc.(eac CT=S pocrt

PRALkCiiZS e B0 —

‘F‘Pca"‘E_az'n':.b StecE=S gup.os_c—at J

\.

(10. Vehicle Parking
Please provide information on the existing and proposed riumber of on-site parking spaces:

Tunhd ; Total Total propased (including Difference
Type of Vehicle Existing spaces retained) in spaces
Cars — 2z >z

Light goods vehicles/
public carriervehicles

Motorcycles

Disability spaces .

Cycle spaces

Other(eg Bus)

Other (e.g Bus)

$Dptez 2010-09-10 #5 SRavision: 2999 §
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_ N\ 7
(11. Foul Sewage 12. Assessment of Flood Risk
Please state how foul sewage is to be disposed of Is the site within an area at risk of flooding? (Réfer to the
' o Environment Agency's Flood Map showing flood zones 2 and 3 and
[] Mains sewer [ ] Cesspit consult Environment Agency standing advice and your local
planning authority requirements for information as necessary)
[ ] Septic tank [ ] Other [] Yes [CHG
Pack ant H Yes, you will need to submit a Flood Risk Assessment to consider
LA Package treatment plan the risk to the proposed site
Are you proposing to s your proposal within 20 metres of a
connect to the existing drainage system? [ Yes ]Z/No watercourse (e g. river, stream or beck)? [ ]Yes (Ao
: Wil the proposal increase .
If Yes, please include the details of the existing system on the . 5
application drawings and state references for the the flood risk elsewheres D Yes [B’No
plan{s)/drawing(sk . .
: How will surface water be disposed of?
[ ] Sustainable drainage system [ ] Existing watercourse
A Soakaway [] Pond/lake
J ] Main sewer
\. \. /
P " - N\ s -
(13, Biodiversity and Geological Conservation 14. Existing Use
To assist 10 the followi st ; he uid Piease describe the current use of the site:
0 assist in answering the following questions refer to the guidance — =.
notes for further information on when there is a reasonable Fﬁ‘— (AT CLAMM I ez l&é‘k{-
likelihood that any important biodiversity or geological PeERA SR oL App ND
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 .
’ Is the site currently vacant? Yes No
likellhood of the following being affected adversely or conserved Y n ‘Z/ D
and enhanced within the application site, or on land adjacent to If Yes, please describe the last use of the site:
or near the application site? ’
a) Protected and priority species: Mg\ c_ut...'['vK&L- . Soba g oy
b1 Yes, on the development site PREV | v HABITARle . 03
|:] Yes, on land adjacent to or near the proposed development
D No When did this use end (if known)?
DD/MMAYYYY | e
b) Designated sites, important habitats or other biodiversity {date where known may be approximate)
features: - i?oes the proljfjosal involve any of the following?
: . If yes, you will need to submit an appropriate contamination
[] Yes, on the development site assessment with your application
Y, d adj th d devel ; . -
D es, on land adjacent to or near the proposed development Land which is known to be contaminateds? @)fes D No
o
. N Land whera contamination is )
o) Features of geological conservation importance: suspected for alf or part of the site? [ fes Bﬂﬁb
[ ] Yes, on the development site
. A proposed use that would
[ ] Yes, on land adjacent to or near the proposed development be particularly vulnerable
o to the presence of contamination? D Yes [
o AN J
ERYs § ™
(15. Trees and Hedges 16. Trade Effluent
Are there trees or hedges on the ' Does the proposal involve the need to )
proposed development site? [ ves @ﬁo dispose of trade effluents or waste? []ves A
And/or: Are there trees or hedges on land adjacent to the if Yes, please describe the nature, volume and means of disposal
proposed development site that could influence the of trade effluents or waste
development or might be important as part
of the focal landscape character? B’ﬁes [ JNo
If Yes to either or both of the ahove, 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'. . G )
$Dazez 2010-03-10 #5 SRevision: 2999 5




(17. Residential Units (including Conversion)
Does your proposal include the gain, loss or change of use of residential units?

If Yes, please complete details of the changes in the tables below:

Proposed Housing

Existing Housing

Market Not Number of Bedroerns Totali]| Market Not Number of Bedrooms Total
Housing known| 1 2 | 2 {44 |Unknown Housing knowni 1 2 | 3 | 4+ Unknown
Houses lz/ l Houses il

Flats and maisonettes} [} Flats and maisonettes| [}

Live-work units [l Live-work units O

Cluster flats il Cluster flats J

Sheltered housing [ Sheltered housing 1

Bedsit/studios | Bedsit/studios 'l

Unknown type 1 _ Unknown type [

Totals{a+b+c+d+etf+gl=| | Totals fa+b+c+d+e+f+gl=
Social Rented k’i\lo% o Nuzm ber3 of B:frogﬂ(s;] — Total Social Rented ) 7?10% = Nuzmber3 of B:jrogr:r;i - Toal
Houses il Houses £
Fiats and maisonettes] [ Fiats and maisonettes{ []

Live-work units 'l Live-work units W
Cluster fats i1 Cluster flats J
Shelterad housing | Sheltered housing (1
Bedsi/studios il Bedsit/studios J
Unknown type O Unknown type ]

Totalsfa+b+c+dbe4f+g)= Totalsta+b+c+d+e+f+g)=
lntgrmediate krz\lo?.zn 1 N'szbE!;Of Bjirogrw(sn — Totallll | o ediate ) ryo% R I\luzrn_her3 of B:fmg;?{i — Total
Houses O Houses 'l
Flats and maisonettes| ] Flats and maisonettes| [

Live-work units ] Live-work units |
Cluster flats N Cluster flats 1
Sheltered housing O Sheltered housing ]
Bedsit/studios M Bedslt/studios 0]
Unknown type O Unknown type 1

Totals(fa+b+ctd+e+frgl= Totalsfa+b+c+d+e+f+g)=
Key worker kr]yo?:r = Nuzm‘kzua-r3 of B:fros:;(; — Total Key worker ) rj‘\‘[;‘z o Nuzmber3 of B:frog:;{i — Total
Houses O Houses [}

Flats and maisonettes| [ Flats and maisonettes] [
Live-work unfts [ Live-work units M
Cluster flats 1 Cluster flats ]
Sheltered housing O Sheltered housing 1
Bedsit/studios [ Bedsit/studios ]
Unknown type ] Unknown type ]

Totals{atb+c+d+e+f+gl=

Totals{a+b+c+dtetfig)=

Total proposed residential units (A +B8+C+D)= | [ —l

l Total existing residential unjts (E+F+ G+ H)= I

TOTAL NET GAIN or LOSS nf RESIDENTIAL UNITS (Proposed Housing Grand Total - Existing Housing Grand Total}

i ]

A

™.

$Datex 2010-09-10 &3 SRevision: 2599 §



r‘f 8. All Types of Development: Non-residential Floorspace
Does your proposal involve the loss, gain or change of use of non-residential floorspace? D Yes Bﬁo

If you have answered Yes to the question above please add details in the following table:
2 Existing gross | Gross internal floorspace | Total gross internal Net additional gross
Use class/type of use E internal to be lost by chgr]ge of ﬂoorspgce proposed inte_maf floorspac
=S| floorspace use or demolition {including change of following develogrfient
) o (square metres) (square metres) use}(square metres) - {square mezes)
A1 Shops L] /
Nettradable area: | [] /
Financial and
A2 professional services [J » /
A3 | Restaurantsand cafes | [ ] /
A4 |Drinking establishments| [} /
A5 Hotfood takeaways | [ ] /
B1(a) | Office {otherthanA2) | [} /
Research and /
B1 (b} development [
B1{c) Light industrial ] /
B2 Generalindustrial | [] /
B8 Storage or distribution | [ /
Hotels and halls of
a residence [ /
€2 | Residential institutions | [_]
Non-residential
b1 institutions [
D2 Assembly and lelsure | ] /
OTHER ]
Please
Specify
Total /
In addition, for hotels fesidential institutions and hestels, please additionally indicate the loss or gain of rooms
Use 7 Not Existing raoms to be lost by change | Total rooms proposed (including .
class | 1yPeof “?’ applicable of use or demolition changes of use) Net additional rooms
€1 | Hogeh ]
. Resitiential
- Ipstitutions [
otHegy” ]:;
Pleate
LS acify ]

(1 9. Employment
Please complete the following information regardi ployees: M ‘A

- . Total full-time ]
/V-u!lﬁne Part-time equivalent
Existing em/p!oyee(

Sed employees
> =
20. Hours of Opening

Please state the hours of opening for each non-residential use proposed: ‘
. Sunday and
Use Monday to Fndayl ; Tday Bank Holidays Not known_
/-

/

21. Site Area
Please state the site area in hectares (ha) Lo R = 36

$DaTez2010-09-10 25 $Revision: 2055 §




T
L3

(22. Industrial or Commercial Processes and Machinery 3 YRR AL

Please describe the activities and processas 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 on site:

1s the proposal a waste management development? D Yes Zﬂ
If the answer is Yes, please complete the following table:

tonnes If solid waste or litres if liquid waste)

21 The total capacity of the void in cubic metres, . .

‘?3 including engineering surcharge and making no Maxtlhmrgrtyg?}rg:;ai:}cicp”e}l:‘;c;onal
=1 allowance for cove i i bl s

5 r or restoration material (or (or litres if liquid waste)

™

Not

Inert landfill

Non-hazardous landfill

Hazardous landfill

Energy from waste incineration

Otherincineration

Landfill gas generation plant

Pyrolysis/gasification
Metal recycling site
Transfer stations

Material recovery/recycling facilities (MRFs)

Household civic amenity sites

Qpen windrow composting

In-vessel composting

Anaerobic digestion

Any combined mechanical, biclogical and/
or thermal treatment (MB

Sewage treatment works

Other treatment

Recycling facilities construction, demolition
and excavation waste

Storage of waste

Cther waste management

01000010 O 0O 0Oio| 0o Ooic|ooioolo

Other developments
Please provide the maximum annual operational throughput of the following waste streams:

Municipal

Construction, demolition and excavation
Commercial and industrial

Hazardous
If this is a landfill application you will need to provide further information before your application can be determined Your waste
| planning authority should make clear what information it requires on its website, y
: ™

r23. Hazardous Substances

Does the proposal involve the use or storage of any of
the following materfals in the quantities stated below? [_] Yes [ ]nNo m()t applicable

if Yes, please provide the amount of each substance that is Involved:

Acrylonitrile (tonnes) l:, Ethylene oxide (tonnes) |:|
Ammoniz (tonnes) l:’ Hydrogen cy;;nide {tennes} l_____’ Sulphur dioxide {tonnes)

Phosgene {tonnes)

Flour (tonnes)

Bromine (tonnes} l Liquid aexygen {tonnes)
Chlorine {torines) I:J Liquid petroleum gas (tonnes)

Other: . _ . J Other: |

1l

1

Refined white sugar {tonnes) |

0D
o T )

L

\Amount {tonnes): | 1 Amount (tonnes);

$Date: 2010-09-10 25 SReviclon; 2599 5
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ﬁ4. Ownership Certificates

Cne Certificate A, B, C, or D, must be completed, together with the Agricultural Holdings Certificate with this application form
CERTIFICATE OF OWNERSHIP - CERTIFICATE A ]
Town and Country Planning (Development Management Procedure} (England) Order 2010 Certificate under Article 12
I 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 g 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
Signed - Applicant: Cr signed - Agent: Date (DD/MMAYYY):

CZYREE’_?-;—‘ . 'B[os l 1z

CERTIFICATE OF OWNERSHIP - CERTIFICATEE
Town and Country Planning (Development Management Procedure) {England) Order 2010 Certificate under Article 12
| certify/ The applicant certifies that | have/the applicant has given the requisite notice to everyone else {as listed below} who, on the day
21 days before the date of this application, was the owner (owner is a person with a freehold interest or leasehold interest with at least 7 years
left to run} of any patt of the land or building to which this application relates
' Address Date Notice Served

Name of Owner

Or signed - Agent; Date (DD/MM/YYYY):

CERTIFICATE OF OWNERSHIP - CERTIFICATE C
Town and Country Planning (Development Managemeant Procedure) (England) Order 2010 Certificate under Article 12

1 certify/ The applicant certifies that:
. Neither Certificate A or B can be issued for this application
» All reasonable steps have been taken to find out the names and addresses of the other owners fowner is @ person with a freehold

interest or leasehold interest with at least 7 years left to run Yof the [and or building, or of a part of it , but | have/ the applicant has
been unable to do so
The steps taken were;

Signed - Applicant:

Namea of Owner Address Date Notice Served

Notice of the application has been published in the following newspaper On the following date (which must not be earlier
{circulating in the area where the land is situated): than 21 days before the date of the application):

Signed - Applicant: Ot sighed - Agent: Date (DD/MM/YYYY):

3Datex 2010-09-10 28 SRevision: 2099 5
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(24. Ownership Certificates (continued)

CERTIFICATE OF OWNERSHIP - CERTIFICATED
Town and Country Planning (Development Management Procedure) {England) Order 2010 Certificate under Article 12

t certify/ The applicant centifies that: o
. Certificate A cannot be issued for this application

of any part of the land to which this application refates, but | have/ the applicant has been unable to do so
The steps taken were:

. All reasonable steps have been taken to find out the names and addresses of everyone else who, on the day 21 days before the
date of this application, was the owner {owner is a person with a freehold interest or leasehold interest with at feast 7 years fefttorun )

Notice of the application has been published in the following newspaper On the following date (which must not be earlier

{circulating in the area where the land is situated): . than 21 days before the date of the application):

Signed - Applicant; Or signed - Agent: Date (DD/MMAYYYY):
E—

( 25. 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 refates is, ot is part of, an agricultural holding

Sighed - Applicant: Or signed - Agent: Date (DD/MMAYYYY):

= = O’S(bS(lL

(B) F have/ The applicant has given the requisite notlce to every person othar than myself/ the applicant who, on the day 21 days
before the date of this application, was a tenant of an agricultural holding on all or part of the tand to which this application refates,

as listed below:

Name of Tenant Address Date Notice Served

Signed - Applicant; Or signed - Agent: Date (DD/MM/YYYY):

..

r26. Planning Application Requirements - Checklist
Please read the following chacklist to make sure you have sent all the information in su pport of your proposal Failure to submit all

the Local Planning Authority has been submitted
The original and 3 copies of a completed and dated o The correct fee:

application form:
The original and 3 copies of a design and access statement,

The original and 3 copies of the plan which identifies if required (see help text and guidance notes for details):
the land to which the application relates drawn to an

[Identified scale and showing the direction of North: The original and 3 copies of the completed, dated

. Ownership Certificate (A, B, C, or D - as applicable):
The original and 3 copies of other plans and drawings or

tnformation necessary to describe the subject of the application: E/ The otiginal and 3 copies of the completed, dated
Article 12 Certificate [Agricultural Holdings):

\

information required will result in your application being deemed invalid [t will not be considered valid until all information required by

]
)
-1
=]

$Dakex: 2010-09.10 28 SRevision: 2699 $
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(27. Declaration )
l/we hereby apply for planning permissiory/consent as described in this form and the accompanying plans/drawings and additional
information .-

Signed - Applicant: Or signed - Agent: Date (DD/MM/YYYYY):
e, {date cannot be
, %%- o J @'S'LOSl 12— pre—application))
e,
. B Y e .
(28. Applicant Contact Details 29, Agent Contact Details h
Telephone numbers Telephone numbers
Extension Extension
Country code:  National number: number; Country code:  National number: number:
O Ceme S AR -
Country code:  Mobile numbar {optionat): Country code:  Mobile number {optional):
o oFIAL ST T (

Country code:  Fax number (optional):

| ]

Email address (optional):

N J

‘Country code: Fax nuber pnal):

Email address {optional):

L v
isi "
(30. site Visit
Can the site be seen from a public road, public footpath, bridleway or other pubiic land? %5 [no
if the planning authority needs to make an appointment to carry . ' ther (ifdi t from th
out a site visit, whom should they contact? {Please select only one/ El Agent D Applicant Z?g eﬁt /(aiap:ﬁffzars?s Jg,::”ﬂe

If Other has been selected, please provide:
Contact name:

Telephone number:

$Dates 2010-09 10 #5 SRevision: 2959 §
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SITE DESCRIPTION

The replacement building is on the west side edge of the access road that runs from
Ramsgreave Road to Haggs Hall Farm , 10.0m further west is a redundant building
which has housed live stock in the past 20.0m north of the replacement building is a
mature tree which is surrounded by a stone wall .

A perimeter wall joins the three principle elements with an enclosed concrete surface
forming a farm yard

A muck midden compound is formed between the redundant building and walled tree
enclosure with access from the Nursery Road.

Ground levels fall 1.80m from the west side of the redundant building to the east side
of the replacement building.

The farm house, with associated buildings together with neighbouring country field

nursery are located on the east side of the access road. In summary all named
buildings forming a group.

ASSESSMENT

This report includes our pre-application statement dated 12" January 2012 and the
councils response date d 2™ March 2012.

Qur pre-application statement provides a back ground to the Planning History of the

farm. Recent Haggs Hall Farm diversity Planning Permission and comment relating to
highway issues all of which have some bearing on our proposals.

EVALUATION OF THE FARM

As previously mentioned in our pre-application report and the councils response letter
the farm has secured the benefit of Planning Permission for residential conversion of
out buildings Application 3/93/0644 and residential barn conversion.

Application 3/1993/0570 the former being the subject of the application

It should be borne in mind the reason of planning gain was diversity use in sustaining
a living.

In the form of a methodical sequence we shall evaluate all principle issues including
points made in the councils response letter in justifying this application.

\

o o™




BACK GROUND INFORMATION 3 20 ? 2 0 4 3 9 P

Referring to application 3/2012/0033 for an Agricultural Building which is in its
consultancy period to the extent advise sought from Lancashire County Councils
property group section with their response letter forming part of this application.

The response letter is positive indicating a need and justification for an agricultural
building , however the application is in its infancy and has not been determined.

We also bring to the attention of the council the applicants daughter Doctor Frances ‘
Wade , has entered into contract with the Forestry Commission, Lancashire County :
Council , The Woodland Trust and R.S.P B. in the revival of existing and extension

of existing woodland to the extent Two Thousand Five Hundred trees have been

planted and 2.70 Kilometres fencing has been erected .

The project wortk is a grant aided scheme to get under wotked woods back into ‘
management. [he future aim is to allow timber fo be extracted and also assistance in
harvesting and marketing timber.

[he works enable an opportunity for the economy and foi wildlife which does much
better in well managed woods.

The scheme has been undertaken and supervised by Doctor Frances Wade and het
assistants following advise by Lancashire County Council that managed Woodlands
offer great potential as a sustainable way to create revenue and jobs into rural
economies . Extra revenue will contribute to the diversification of the farm estate
(see attached contract details forming part of this statement)

The current and future agricultural enterprise including the Woodland project will
become the 1esponsibility of Doctor Frances Wade with future planning to reside at
Ramsgreave Hall Farmhouse which is a three bedroom family dwelling,

Whilst referring to Lancashire County Councils letier dated 19™ March 2012 and
Policy ENV 4 of Ribble Valley District Wide Local Plan which states planning
permission will normally be given for new buildings for the purpose of agricultural
and forestry land use which preserve the openings of the green belt.

Similarly Policy G5 states that outside of the main settlement boundaries planning
consent will be granted for small scale developments which are essential to the local

economy in particular for the purpose of agricultural and forestry.

Under the circumstances the applicant needs comply with both policies and bolster the
Jjustification process.

L e -
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As previously stated the redundant barn within the farm complex with extant planning
approval for residential conversion Application 3/1993/0570 forms part of the farm

diversification

FURTHER CONSIDERATIONS

The application advise officer states in his lefter the site could provide an alternative
location for a suitable dwelling.

This is not a material consideration for the following reasons
1 Planning gain for the barns conversion forms part of the farms diversification

providing future revenue which is a principle cog in the farms survival and
cannot be fotfeited

2 The barn is listed and has permission to form 3 dwellings an extreme asset to
lose.
3 The barn is in a poor state of repair . Finance is presently not available to

convert as an option considering s size.

4 The application site is extant and not an option to forfeit

HIGHWAY ISSUES

One of the principle issues to address in determining this application is highway
safety

Referring to out pre-application statement section ‘C” highway issues dated 12™

January 2012 with supporting statement and photographs, we have demonstrated
there is conflict between the applicants extant site App No 3/93/0644 and vehicular
movement to and from Haggs Hall Farm.

Summarising principle points as follows. :-
Haggs Hall Farm was granted Planning Permission App No 3/2010/0660 to diversify

their operations and continued use of the track passing through Ramsgreave Hall
Farm.

The applicants agent provided details of the anticipated traffic volume and vehicle
types that would visit Haggs Hall Farm to the satisfaction of the county surveyor.

o ekt




320720439P

The county surveyor determined the extra frequency and size of anticipated vehicular
movement would not be detrimental to highway safety.

However as anticipated by our client Mrs Wade this clearly not the case

In particular the speed and size of vehicles passing the extant application site on a
blind single track bend. It is impossible for low load vehicles pantechnicons to
manoeuvre passed the site without overlapping the application site boundary in
particular the vehicular entrance section to the site .

Photographs 1-14 and sketch 001 from the pre application statement illustrate the
problem

Under the circumstances the occupants of Haggs Hall Farm have secured Planning
Permission to diversify their land use at the expense of our client who is deprived of
implementing there Planning Permission to convert the out building.

If the applicant was to complete the development as approved , suitable vehicular
access would not be available to users at Haggs Hall Farm.
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HEALTH ISSUES

As mentioned in the pre-application advise statement the applicant is at the stage of
het life to plan appropriate living accommodation to suit her needs and place of
residence.

Referring to the latter the applicant has lived at Ramsgreave Hall Farm most of her
life and wishes it to continue.

The opportunity is available to trade the extant site for a replacement bungaiow
providing suitable accommodation and stili living within the environment of the farm
with her daughter.

This procedure would also be less of a liability on the Pension Service who controls

the welfare of the elderly. Please refer to attached document confirming the extent of
disablement.

PROPOSALS

Proposals are based on three key issues.

a) Essential access road tmprovements
b) Justication of a replacement dwelling
c) Disablement requirements

PROPOSED ACCESS TRACK RE-ALIGNMENT

As stated in the Highways Section of this report large vehicles such as pantechnicons
find it difficult to manoeuvre between the application site and the batn

It should be borne in mind the track is used on a regular basis by large vehicles
visiting Haggs Hall Farm with the approach to the track bend becoming an element of
surprise without notice as a consequence grass verges and garden walls becoming
damaged.
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If development of the site was pussued as Planning Permission severe restraints would
occur for example :-

a) Due to the track proximity to the building and essential improvements to the
~ wall foundations the track would have to be closed

b) Convetsion works would not eleviate highway problems but exacerbate them
creating a dangerous environment totally unsuitable for habitable use.

RE-ALIGNMENT SEQUENCE OF OPERATIONS
IN ACCORDANCE WITH DRAWING NO 8004 AND 8007

a) Demolish the application building grub out foundations and form a level plane

b) Create an improved 3.60m wide track from a 26.0m radii allowing
pantechnicons to pass through both ways allowing for a 600mm overhang,

c) Consfruct a stone wall 1.20m high along the periphery of the track both sides
separated by a 1.0m wide grass verge.

ADVANTAGES

a) Highway safety to all track users

b) The opportunity of offering traffic away form the corner of the barn east of the

track

c) The opportunity of constructing a new dwelling in an improved location and
environment.

SUMMARY

The proposed track 1e-alignment provides an opportunity to the benefit of all road
users without detriment to the location or environment.
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We recognise our proposal are subject to Policy G5 which is outside the main
settlement boundary.

However it should be recognised the principle teason of a replacement bungalow
relates to Haggs Hall Farm recent Planning Permission.. Diversity use and additional
size and frequency of vehicles passing through Ramsgreave Hall Farm depriving the
applicant of appropriate site development on the application site.

Bolstering the above statement relating to Policy G5 we ate of the opinion it is
difficult to consider our proposals would be in appropriate development . The policy
recognises the countryside in particular the applicants estate is a working area and a
source of the applicant and her extended families livelihood.

As such times have changed due to diversity and development pressures , we have put
forward management plans for the estate as a consequence our proposal can be

accommodated without harming the basic character of the area,

The application is also subject to Policy ENV4 (green belt) of the District Wide Local
Plan

The designation of Green Belt is a well established Planning Policy, which lists
several functions of the Green Belt .

In particular.

a) To safeguard the surrounding country side from further encroachment,
b) To prevent neighbouring towns from merging into one another

c) To preserve the special character of historic towns

d) To assist in urban regeneration.

In summary the policy is designed to protect villages fiom merging together forming
continuous urban development,
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In this case our proposal aim 1s to replace an existing building over at least 50% its
footprint with a minimum garden curtilage similar to the extant one , but more
important demolish and forfeit an existing building west of the application site thus
reducing in size the building group of Ramsgreave Hall Farm.

Therefore there will be a slight modification change to the boundary in favour of the
policy

Neither the individual character , setting or the farms identity can be said to be
impaired but on the contiary enhanced.

DISABLEMENT REQUIREMENTS

The applicant and her husband had owned and lived at Ramsgreave Hall Farm in
excess of fifty years.

The applicants husband passed away in 2011 bringing forward her futwre living plans
with a desire to remain within the vicinity of the farm retaining contact with her
family and the effection she has for the well being of the area.

As previously mentioned the applicant is disabled our proposal will provide an
essential local need which is reasoning to bolster the over whelming need to improve

the access track as stated in the highways section.

DESIGN PROPOSALS

SITE LAYOUT

To be described in a sequence of operations.

a) Demolition :- including both buildings as stated, inter connecting walls and
walls to the muck midden

b) Construction of the disabled bungalow

c) Re alignment of the track including the construction of stone walls east and
west of the track separating grass verges.

d) Construction of a new vehicular access track from the existing nursery access
road north of the application site out of compacted gravel stone.

,_ -
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e) Construction of stone boundary walls 1.10m high to the application curtilage
and formation of the tree planting area.

f) Formation gardens following the natural contours of the landscape
g) Tree Planting area:- The existing tree root area will not be effected, land
formation to the tree will be extended to allow additional tree planting to be

conditioned in a landscape scheme

h) Access and perpetuity of the existing public footpath south of the application
site will not be effected

13 Vehicular access shall be from the north of the application site isolating from
the sensitive re-alignment track

Pedestrian access shall be via a personnel gate within the proposed wall south-
east of the bungalow.

CONSTRUCTION DETAILS

The proposed and extant footprints areas are the same with west facing outrigger
to one side rather than central as the extant design

Floot areas are spacious to support invalid movement with a west room off the
principle bedroom.

External walls are finished out of natural rubble stone against a conctele backing
block with dressed sandstone to all masonty opening,

Rainwater goods out of cast aluminium with gutters supported on dressed sandstone
gufter rests.

Roof cover out of welsh blue slates
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Clitheroe
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25 April 2012 Job ref: B 1145

Dear Stephen

Re: Daylight scoping survey, (bats): Ramsgreave Hall Farm., Wilpshire, Lancashire.

Introduction

You have requested a protected species survey on behalf of your client Mrs Mary Wade as a condition of a
planning application to Ribble Valley Borough Council (RVBC) for a proposed conversion of an existing
single storey stone building at Ramsgreave Hall Farm.

The property is shown in figures 1 to 6 of this report

The Local Planning Authority must take account of the impact of a development on protected species in
accordance with PPS9. RVRC requires an appraisal of the likely impact of the proposed development on all
bat species that are present or likely to be present at the property, in addition to any mitigation proposals

that may be required.

A scoping survey and daylight inspection was undertaken on Monday 16 April between 09.30 and 10.30
The weather at the time of the inspection was cool, dry and bright (max. temp: 8.7°C; cloud cover: 50%;
wind: light north-westerly; rain: nif) providing optimal conditions for carrying out a scoping survey.

There is no evidence of bat activity in afly part of the pré perty; it is unlikely that roosting bats are present
within the building and the likely risk of dilsturbance to any protected species is relatively low.

Survey methodology
The survey includes internal and external inspections of the property.

The survey methodology foliows the recommended guidelines published by the Bat Conservation Trust -
Bat Surveys Good Practice Guidelines, 2™ Edition, Hundt, L (2012)), Natural England (Survey Objectives,
Methods and Standards as outlined in the Bat Mitigation Guidelines, 2004) and Chapter 3 - Survey and
Monitoring Methods, (Bat Worker’s Manual, JNCC, Mitchell-Jones AJ and McLeish, AP, 3° Edition 2004).

The aim of the scoping exercise is to consider the potential value of the site for European Protected
Species (EPS) and to establish whether bats and other protected species have been active within any part
of the property that wiil be affected by the proposed development

The scoping survey includes a desktop search of publicly available data on protected species within the
district in addition to locally significant landscape features and designated nature conservation sites.

Non-invasive survey methods were used to assess the use of the property by bats.
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The search was made using a high-powered lamp (Clu-lite CB2 - 1,000,000 candie power), close-focussing
binoculars (Leica Trinovid), a digital camera (Kodak MD41) and 900mm endoscope (ProVision 300} to
view all fikely areas of the building for the presence of bats, ie. droppings and urine spots, corpses, roost
staining or evidence of feeding remains such as discarded moth and butterfly wings and other insects

fragments typically found in a perching and feeding area.
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The survey was carried out by David Fisher (EED) - an experienced ecological consultant with more than
25 years experience of bat ecology and field survey work and a Natural England licence holder since 1989;
current NE licence No: 20113901, (Conservation, Science and Education).

Constraints

The timing of the survey is outwith the optimal survey period for breeding bat activity and roost emergence

Crevice-roosting bats such as the pipistrelles, some myotis species and brown long-eared bats are able to
remain unseen within very confined spaces such as cavity walls or beneath roofing materials, wall
claddings, lead work flashings and fascia soffits despite careful visual inspection,

Evidence of bat roosting activity such as bat droppings on external walls and surfaces is frequently
removed by the action of wind and rain; lack of such evidence is therefore evaluated with caution.

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

National Biodiversity Network (NBN Gateway) database records, whilst indicative of the bat species that
are likely to occur within a 10km square, 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.
Desktop study (SD 73)
A local data search was carried out to identify bat records within a radius of at least 2 5km of the site.

Reference to the National Biodiversity Network (NBN) database has identified the following four species
present within the 10km recording square SD 73:

Whiskered bat (Myotis mystacinus)
Whiskered/Brandt's bat (M mystacinus / brandtii)
Daubenton’s bat (M. daubentonii)

Brown fong-eared bat (Flecotus auritus)
Common pipistrelle (Pipistrellus pipistrelius)

Pre-existing information (survey location at NGR: SD 767460)
No records available at this location.

Description of the property

The property is a single storey detached building (figure 1) with rubble infill wall construction and duo-
pitched double bay roof The roof structure has post and truss frame with rafter-with-purlin construction.
The slate roof is partly lined (south pitch only) with a bitumen and hessian felt (figure 6). The building
currently stands derelict and is largely open to the weather; there is significant damage to part of the rear

roof pitch (35 — 40% of the total roof area).

A large picture window with steel fintel on the south gable apex wall is unglazed and fully exposed to the
elements (fig. 3) Two other windows in the building remain glazed :
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There are no roof voids or enclosed internal spaces; some remnants of the original studwork partitions
remain (figure 5). While several internal walls retain plastework, most of the surfaces are damp and
dilapidated. There is no flooring material present and some parts of the fioor are overgrown with tree

saplings, mosses and other ruderals.

Externally the building is exposed to neglect and there is conside_rable roof collapse and damage to fascias,
gutters, ridge tiles and roof verges.

120439°P
The building has not been maintained or occupied for many ygrs H WS i

Photographs: Single storey building at Ramsgreave Hall Farm — (Images taken 16 April 2012)

Figure 1: front (east) elevation

Figure 4: side (north) elevation Figure 5: internal view Figure 6: roof detail - internal view

Proposed development
Conversion of an existing single storey building into a dwelling (figures 1 to 6)

(Reference — Drawings by Stephen Bialecki).
Location of the property (NGR: SD 628324): elevation: 190m: approximately 0.75km west of Wilpshire

The property is located at Ramsgreave Hall and is surrounded by farm buildings and close to several
residential properties. The building stands adjacent to the farm access road and is close to open pasture to
the south and south-west with extensive views over the valley to south at Lammack and Beardwood.

The site is relatively elevated and exposed to the prevailing wind and there are no woodland shelter belts or
screening features nearby.

There are no areas of standing open water, canal or river channel adjacent to the site; similarly there is no
extensive woodland adjacent to the property although some mature broadleaved woodland is present down
the lane close to the junction with Higher Ramsgreave Road '

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

Interest (SSSI), Biological Heritage Sites (BHS), National Nature Reserves {NNR’s), Local Nature Reserves
(LNR's) or Regionally Important Geological and Geo-morphological Sites (RIGS)
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All parts of the property were carefully inspected for evidence of bat droppings, discarded insect prey and
other indicative signs of roosting, perching or feeding by bats — significantly none was found.

The location of the property is adjacent to sub-optimal habita_f for feeding, foraging and roosting bats and
the site is not adjacent to woodland edge or water, Connectivity of the site to other habitats is limited and
the level of bat activity at the site is likely to be refatively low frequency.

The poor structural condition of the property is a limiting factor in the suitability of the site for roosting bats;
most features of the building are dilapidated and the building exposed to direct sunlight, wind and rain,
rendering it far less suitable to roosting, perching and feeding bats than more sheltered sites.

Evaluation of resuits (interpretation)

There is currently no evidence of bat activity at this property.

The survey was carried out during the sub-optimal survey period in relatively cool weather: however
pipistrelie bats and other species are becoming increasingly active throughout April where suitable habitat

exists.
The site is on relatively high ground with, an exposed aspect; the adjacent habitat provides only very limited
shelter or connectivity to feeding, foraging and commuting habitat for bats. [t is uniikely that the site

provides regular or significant feeding and foraging opportunities and therefore bat activity is likely to be low
frequency throughout the year

There is no evidence the property is used as a day or night roost, perching / feeding roost, maternity site,
transitional roost or place of hibernation.

* There is currently a low / negligible risk of disturbing roosting bats during the proposed works.

* The scale of impact of the development on local bat populations is likely to be negligible / low"

» The conservation significance of the property is currently low?

» There are no existing records of bat activity at this property or neighbouring buildings within 250m
« Further survey work (emergence and activity surveys) is not required *

* Itis recommended the proposed works proceed with reasonable caution and vigilance for the
‘unexpected’ presence of solitary roosting bats

' The scale of main impacts at site level on bat populations — Table 6.1. p37 - (BMG, 2004)
* Guidelines for proportionate Mitigation, (Bat Mitlgation Guidelines, 2004)
® Flow chart depicting the process for deciding what level of survey is necessary, (BCT, Bat Surveys, 2007, p24)
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The proposed building alterations are unlikely to cause disfurbance to bats or result in the loss of a bat
roost or cause injury or death of a Euro#:»ean Protected Species — (Bats) or result in any significant impact
on a local bat population. :

The scale of impact of the development at site tevel on local bat populations is likely to be negligible or low
Further survey effort during the optimal Quwey period 1 May to 31 August) is not recommended.

Mitigation guidance notes are provided! (Appendix B); in the unlikely event that any bats are disturbed,
contact the Bat Conservation Trust immediately for further advice.

Nesting and roosting barn swallows maybe present during the summer months

There is no evidence of nesting or roostihg barn owls at the site.

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 Council with the planning application.

Yours sincerely

David Fisher

APPENDIX A
Information / data sources
The following sources were consulted during the preparation of this report:

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

Department for Environment Food and Rural Affairs (Defra)

Joint Nature Conservation Committee (JNCC)

North Lancashire Bat Group

East L.ancashire Bat Group

Lancashire and Cheshire Fauna Society

Lancashire Wildlife Trust

Lancashire Biodiversity Partnership

10 Ribble Valley Borough Council

11. Biological Heritage Sites Partnership (L.CC, NE and LWT)

12. EED dataset (Lancashire bat records 2000 - 2011)

13 Multi-Agency Geographical Information Centre (www.magic.qov.uk)
14. Natural England - Nature on the map (www.natureonthemap.org.uk)
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Appendix B

Mitigation {general guidance no;es) 3 2 O , 2 3 4 3 g P

Mitigation refers to the practices adopted fo reduce or remove the tisk of disfurbance, injury or death of a protected species or
damage to a roost. The Bat Mitigation Guidelinas define mitigation aé *.. measures fo protect the bat popufation from damaging
activifies and reduce or remove the impact of development” :

ACTION:

METHOD:

1. Timing constraints

None

2 Removal of roofing materials

Although ith unlikely that roosting bats will be exposed during the proposed building
alterations, you should be aware!that solitary bats are oceasionally found roosting beneath
roofing matéiriafs, most frequently under states, roofing felt, fascia boards, roof claddings,
verge liles a [ d ridge tiles and leat work flashing.

Bats may b% found at any time: of year, although most individuals are found during the
spring, summer and autumn between late April and late September / early October

3. Accidental exposure of bats

in the unlikely event of bats being exposed or vulnerable fo harm, all work in that area must
stop immediately. Cover the exposed bats fo reduce further risk of harm and seek further
advice by calling the Bat Conservation Trust (BCT) helpline on 0845 1300 228

Stop work immediately if bats are exposed or Iikely to be disturbed.
ANl contractors should be aware of their responsibilites to protected species If

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

4. Avoid handling bats

Contractors should avoid handling bats but where there is no alternative, use gloves or a
small container to move them to a dark and quiel area, preferably without causing them fo
fly in daylight,

5 Legal protection

Site contractors and project managers should be fully aware of the legal protection afforded
all species of bat in the UK and procedures should be in place to mitigate for the potential
impact on bats - see notes on ‘Bats and the Law’ in this report

6. Further advice

i you require further advice on bats during the proposed building aperations or if you find
an injured or resting 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

Not required

8 Additional survey effort

Evening roost emergence / dawn re-entry surveys are not recommended at this property.

9. NESTING BIRDS

't is likely that nesting birds will be present in this building during the summer months: barn
swallows are likely to nest within some of the farm buildings and care should be taken to
avoid carrying out any work that may result in damage or destruction of their nests

All birds, their nests and eggs are protected by law and it is an offence (with certain
exceptions) to intentionally kill, injure or take any wild bird or to intentionally take, damage
or destroy the nest of any wild bird while it is in use or being built

fn cases where a development requires exclusion of birds during the building operations,
the closure of any access points should ideally be carried out between October and March.
If you wish to.deny access to nesting birds next year you are advised 1o close off any open
windows or doors well before the birds refurn in early Aprif or May.
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All bat species in the UK receive full protection under the Wildlife and Countryside Act 1981 (amended by the
Environment Protection Act 1990). The Countryside and Rights of Way Act 2000 amends the Wildlife and Countryside
Act to also make it an offence to intentionally or recklessly damage, destroy or obstruct a place that bats use for
shelter or protection. All species of bats are listed on Schedule 3 of the 1981 Act, which makes it an offence to-

» infentionally kill, injure or take any wild bat

» intentionally or recklessly damage, destroy or obsiruct access to any place that a wild bat uses for shelter or
protection. This is taken to mean ail bat roosts whether bats are present or nof.

* intentionally or recklessly disturb any wild bat whife it is occupying a structure or place which if uses for
shefter or protection

The protected status afforded to bats means planning authorities may require extra information (in the form of surveys,
impact assessments and mitigation proposals) before determining planning applications for sites used by bats
Planning authorities may refuse planning permission solely on grounds of the predicted impact on protected species
such as bats Recent case law has underlined the importance of obtaining survey information prior to the
determination of planning consent

"It is essential that the presence or otherwise of protected species, and the exfent that they may be affected by a
development proposal, is established before the planning permission is granted, otherwise all relevant material
considerations may not have been addressed in making the decision ”

All British bat species are included in Schedule 2 of the Conservation (Natural Habitats, &c.) (Amendment)
Regulations 2007, (also known as Habitats Regulations) which defines ‘Furopean Protected Species’ (EPS)

' Bat Mitigation Guidelines, AJ Mitchel! Jones, Joint Nature Conservation Committee, (2004) ISBN 1 86107 558 8

* Planning Policy Statement (PPSD) (2005) , Biodiversity and Geological Conservation. ODPM

Protected species (Bats) and the planning process’

For development proposals requiring planning permission, the presence of bats, and therefore the need for a bat
survey, is an important ‘material planning consideration’ Adequate surveys are therefore required fo establish the
presence or 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 ficence (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 refation 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
construction, modification, restoration or conversion of buildings and structures, as well as infrastructure, landfill or

mineral extraction projects and demolition operafions” *

*(Tony Mitchell-Jones, 2004) ' 223 - Planning for development, p10, Bat Surveys, Good Practice Guidelines BCT (2007)

Other references:

Bats, development and planning in England, (Specialist support series) - Bat Conservation Trust, 5 Floor, Quadrant
house, 250 Kennington Lane, London, SE11 5RD, 0845 1300 228

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

Defra Circular 01/2005 (to accompany PPS 9} - Department for Environment, Food and Rural Affairs
www.defra.gov.uk

Natural England, Cheshire to Lancashire Team, Electra Way, Crewe, Cheshire, CW1 6GJ Tel: 01270 754227
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