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Appiicatlcn for Pfanmng Permission and listed building consent for alteratlons,
extension or demolition of a listed building.
Town and Country Planning Act 1990
Planning (Listed Buildings and Conservation Areas) Act 1990

Publication of applications en planning autherity websites.
Please pote that the information provided on this application form and in supporting documents may ke published on the Authority’s website
If you require any further clarffication, please contact the Authority’s planning department

(1. Applicant Name, Address and Contact Details

Title: IM: & Mrs ! First hamer l Surname:  Kay

Company name [ !

Country Natlonal Extension

Street address; Greengore Farm, Hill Lane ) Code Number Number

. Telephone number: |0?772 l LSEZSOO | | I
Hurst Green Mabile numben: I i l . ] l ) !
Town/City Clitherce
Fax numben l !

County: Lancashire 2 © | I I !

Country: ' . Emall address:

Pestcode: BB7 QT . [ !

Are you an agent acting ot behalf of the applicant? (¢ Yes { No

v
f N ™~

2. Agent Name, Address and Contact Details

Tithe: E __I FirstName:  {Andrew l Surname: lWT\Itt!e ]

Company name: IAnderton Gables |

Country National Extension

Street address: Anderton Gables Code Number Nurmnber

5 Winckley Street Telephone number: I } |01772 562800 . I I |
Mobile numbern | l I_ | ' l

Town/Cit Preston i —

Y Fax numbper: | “ [ I I

County: iancashire

Country: United Kingdom . Email address:

Postcade: PRI 2AA I a.whittle@anderton gables.couk ]
\ | - y,
£ T ™

3. Description of Proposed Works

Please deseribe detafls of the proposed developmient or works including details of proposals to alter,

eviend or demolish the listed building{s):

Barn 2 {non listed buiiding) - will be converted into a four bedroom dwelling Briefly works invelve the removal of the more recent addition to the barh and restoration of

vatious elements to restore fts former character. In bidef this includes; the rembval of the blackwork and extension with profifed fean-to reof, the removal of the non-original

ham and stere doors, demelition of the structurafly unstable northern lean-to section and the recovering of the modem conarete tile roof with 2 traditional slate raof,

Barn 1 fisted building) - invalves the conversion of the existing propertyinto 2 el bedroom dwelling. Externally a number of low profile conservation style rooflights

have been provided Two stalrcases have been provided to avoid cutting the king trusses as these are seen an integral to the character of the property. Al existing openings

ate to be retained Mo new openings are to be created.

The propasalincorporates an alternative aecess point located off shive lane which 1s a private road with limited vehicular waffic,

Has the development or

workis) alréady Started? [ Yes (& No
L ) y,
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rgSite Address Details

Full postal address of the site fncluding full pestcode where available) Description:
House: I Suffie ! | -
Housename: Greengore Farm

Street address: Hilt Lane
Hurst Graen

Town/City: Clitheroe

County:

Postcode: BB7 9QT l

Description of ocation or a grid reference
(st be completed if postcade & not known:

Easting: 367390
Northing: 438874
L

5, Pre-application Advice
Has assistance or prior advice been sought from the Jocal authorlty about this application? & Yes (T No

If Yes, please complete the following information about the advice you were given {this will help the authority to deal with this application more efficientlyh

Officer name:
Title: [Mr . l First name: iGareth Surname; Ifort
Reference: |rvr2072/Ency000050 |

Date (DD/AMAYYY): 1350472012 {Must be pre-applicaticn submission)

Detals of the pre-application advice vecelved:

JThe principle of the proposed developement is acceptable

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

Is a new or altered vehicie access proposed to or from the public highway? & Yes {" WNo

Is anew or altered pedestrian access proposed to or from the public highway? " Yes & No
Are there any new public roads to be provided within the site? " Yes (& No
Are there any new public rights of way to be provided within or adjacent to the site? (" Yes (¥ No

Da the proposals tequire any diversiohs/extinguishmants and/or creation of rights of way? { Yes {8 No

if you answered Yes to any of the above questions, please show detals on your plans/drawings and state the reference of the p!an(s)/drawings(s}

faGe37/02
W -

-

r - -+
7. Waste Storage and Collection
Do the plans incorporate areas to store and afd the collection of waste?  Yes (¢ No

Have arrangements been made for the separate storage and colleciion of recyclable waste? {* Yas & No

L

(8. Authority Employee/Member

With respect to the Autholty, Lam:
{a) a member of staff
{b} 2n glected member
{c} refated to e member of siaff

{d) related to an alected mamber '
Do any of these statements apply to you? {7 Yes (& Mo

Y

2, Demclition

Does the proposal incdlude total or partial demolition of a isted buildirg? (" Yes (& No
u 7 .

Fal:08: 7309 Fiznning Porial Reletence:




(10, Listed building alterations

De the proposed works include alterations to a listed building? (€ Yes (T Neo
if Yes, will there be works to the Interior of the building? * Yes {7 No
WiH there be works to the exterior of the buillding? & Yas (C No
Will thera be works to sny structure or obiect fixed to the G Yes € No

praperty {or bulldings within its curtilage} irternally or externafly?

Will there be stripping out of any Internal wal], _ .
celling or floor fintshes {e g plastey, floorboards)? @ Yes (" Mo

State references for these planfs)/drawing{s):

If the answer to any of these questions is Yes, plsase provide plans, drawings and photegraphs sufficient to identify the location, extent and character of the items to be
removed, and the proposal for thelrreplacement, including any new means of structural support, and state references for the planisl/drawing(s)

| |AGe37/01 & 637102

-

(11. Listed Building Grading

If known, what Is the grading of the Jisted bullding {as stated In ¢ Don'tknow (" Gradef @ Gradel

Please provide 2 description of existing and proposed materials and finishes to be used in the build (demgiition excluded):

External walls - add description
Description of existing miaterials and finishes:

the list of Bulidings of Special Architectural or Historical Interest)? (" Grade
Isit an ecclesiastical bulding? (" Dontknow  {" Yes &8 No
/
{. . . B
12, immunity from Listing
Has a Certificate of Immunity from fisting been sought in respect of this building? " Yes (& No J
L . \
G 3. Vehicle Parking
Please provide information on the existing and proposed number of on-site parking spaces:
Type of vehicle Existing number Taotal propased (ll‘ncluding spaces Difference in
of spaces retained) spaces

Cars 8 8 0

Light goods vehicles/public carrier vehicles 0 o 0

Motorcycles 0 6 o

Disability spaces 0 0 0

Cycle spaces 0 0 ¢

Cther {e.g. Bus) 0 0 G

Short description of Other
\ y
4 ; . R
14. Materials

EBoth barns are constructed in random stone.

Description of proposed meterials and finishes:

IAs above.

Roof covaring- add description
Description of exlsting materials and finishes:

IBam 2 has aconcrete tiled roof, Bam 1 has a slate roof.

Description of proposed materials and finishes:

ET_he roof covérings to bam 2 will be replaced with Slate. The roof coverings to barn 1 will remain as existing.

Chimney - add description
Description of existing mateyisls and finishes:

IThere it a single ¢htmney stack to bam 1.

Deseription of proposed materials and finishes:

iﬁs existing.

Windows -add description
Descintion of existing materlals and finishes:

{painted timber windows.

Description of proposed materials and finishes:

iﬁs existing.
L
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14, Materials {continued)

Externat doors-add description
Description of existing materials and finishes: . -

ﬁnted timber doors.

Pescription of proposed materials and finishes:

{as éxisting.

Cellings - add description
Description of existing matarials and finishes:

ImeeI textured plaster to barn 1. No celling provided te barn 2.

Description of proposed materials and finishas:

isTnooth plaster firish,

Internal walls - add description
Description of existing materials and finishes:

ﬁ\lo internal walls to barn 2.

Deseription of proposed materials and finishes:

fMixmre of blockwork and studwork partitions with plaster finish,

Floors - add description
Description of exisaing matetials and finishes:

{S;Ed ground flocrs, Suspended timber first floors.

Description of proposed materials and finishes:

!ATabove.

Internal doors - add description
Deseription of exfsting materlals and finishes:

h’imber doors.

Description of proposed materials and finishes;

IAs above. _ e e i e

Rainwater goods -add description
Description of existing materials and finishes:

iMixture of cast Iron and Upve rainwater goods.

Description of proposed materials and finishes;

[New Upvc rainwater goods.

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

fMlxture of gravel and cobbled driveway.

Description of proposed materials and finishes:

New access to be provided as illusirate on plans.

Are you supplying additional information or submitted drawings or plans? {" Yes (& No

\, y,
(15. Foul Sewage )
Please state how foul sewage is to be disposed of:
Malns sewer Ej Package treatment plant E:l Unknown
Septic tank [ Cess pit 1
EC)f:Z‘aer
Are you proposing to connect fo the existing dralnage system? {6 Yes ( Ne (O Unknown I
If Yes, please include the detalls of the existing system on the application drawings and state references for the plan{s)/drawing(sk
(- _ )
(16 Assessment of Flood Risk h
Is tha site within an area at risk of flooding? [Refer to the Environment Agency's Flood Map showing
flood zones 2 and 3 and consult Environment Agency standing advice and your local planning authority
requiremants for information as necessary) T Yes {B No
if Yes, you will need to submit an appropriate flood risk assessment to consider the risk 1o the proposed site
Is your proposal within 20 metres of a watercourse {e g. vlver, stream or ’beck)? _ {~ Yes & MNo
Will the propesal increase the flood risk elsewhere? { Yes (& No
How will surface water be disposed of?
[ Ssustainahiedramage system P Mainsewer ™" Pondfake
f ™ Soakaway [T Existing watercourse ;

BebCi:a308  Planning Porta) Referance:




# v 5 N . . .
17. Biodiversity and Geological Conservation h
To assist In answering the following guestions refer to the guidance notes for further information on when there Is a reasonable likefthood that any Important Biodiversity
or geological conservation features may be present or nearby and whetherthey are likely to be affected by your proposals, '
Having referred to the guidance notes, is there a reasonable likelihood of the following being affected adversely or conserved and enhanced within the application site, OR
on fand adjacent to or near the application site:
2) Protected and priority spedes
{" Yes, on the developmant site (" Yes, on land adjacentto or near the proposed development {# No
b} Designated sites, Important habitats or other biodiversity features
¢~ Yes, on the development site ¢ Yos, on land adjacent to or near the proposed development {& No
¢} Features of geological conservation importance
" Yes, on the development site {" Yes, on land adjacent to of near the proposed development {#' No
. : v,
[ o )
18. Existing Use
Please describe the current use of the site;
Barn 2 is currently unused, although we believe was formerly used for agricultural purposes
Barn 1 is currantly utiiized as holiday lets/storage. )
s the site currently vacani? " Yes (& No
Daes the preposal lnvalve any of the following?
{f yes, you will need to submit an appropriate contamination assessment with your application.
Land which Is known to be contaminated? {7 Yes {& HNo
Land where contamination is suspected for all or part of the site? £ Yes {3 No
A proposed use that wouid be particularly vulherable ta the presence of contamination? " Yes (8 No
., s
s -
19, Trees and Hedges
Are there trees or hedges on the proposed development site? { Yes (& No
And/or Are there trees or hedges on land adjacent to the proposed development site that could influance the . ,
dgevelopment or might be important as part of the local landscape character? " Yes (8 No
If Yes to either or both of the above, you may need to provide a full Tree Survey, at the discretion of your lacal planning autherity. if a Tree Survey is required, this and the
accompanying plan should be submitied atongside your application. Your local planning authority should make ¢tear on Hs website what the survey should contain, in
accordance with the current 'BS5657: Trees in refation to construction - Recomrnendations’
\, J
- ™
2¢. Trade Effluent
Does the propasal involve the need to dispose of trade effluents or waste? { Yes {& No
\ v
(. R N N N
21. Residential Units
Daes your proposal inclide the gain or loss of residentia] units? ‘{? Yes {" No
Market Housing » Proposed Market Housing - Existing
Number of bedrooms ' Numiber of bedroorms
1 2 3 4+ | Unknown 3 3 3 4+ | Unknown
Houses 1 ] ' Houses
Flats/Maisoneties ' Flats/Maisoneltes
Live-Work units Live-Work units
Cluster flats Chuster flats
Sheltered housing ) Sheltered housing
Bedsit/Studios ' Bedsit/Studios
Unknown ) . Unknown |
Proposed Market Housing Total |2 l ‘E;(_isﬁng Market Housing Total {Cj
Overali Residential Unit Totals )
Total proposed residential units 2
Total existing residential units o .
A} - . . y
T - N — - .
22. All Types of Development: Non-residential Floorspace
Does your proposai involve the loss, gain or change of use of non-rasidential floorspace? o Yes (o No :
\, i st i

Rek0a:B02 Planming Portat Referente




(23, Employment

If known, please complete the follewing information regarding empioyees:

Fuil-time Part-time £quivalent number of fuilk-time
Existing employees i} i} R
Proposed employaes o [¢] ]
L . s
. B
(24, Hours of Opening
i known, please state the hours of opening for each non-residential use proposed:
Usa Mondzy to Friday Saturday Sunday and Bank Holidays Not
s Start Time End Time Start Time End Time Start Time End Time Known J
S— ™
25, Site Area
What is the site area? 2017 ?sq.metres i
. w
™
(26_.‘ Industrial or Commercial Processes and Machinery
Please describe the activities and processes which would be cartied out on the site and the end products including plant, ventilation or air conditioning. Plezse indude the
type of machinery which may be installed on site:
Is the pmposaf for a waste management d&uelopment?  Yes {7 Ko
. v,
' i ] ™
27. Hazardous Substances
Is any hazardous waste involved in the praposal? { Yes (o No )
(28, Site Visit )
{an the site be seen from a public road, public footpath, bridleway or other public fand? (e Yes {T No
if the planning authority needs to make an appointment to carry out a site visit, whom should they contact? (Please select only one)
{™ Theagent (e Theappiicant { Other person
\, .
N

r29.‘ Certificates [Certificate A)

Certificate Of Ownership - Certificate A
Certificate under Article 12 - Town and Country Planning {Development Management Procedure) {(England)
Order 2010 & Regulation 6 - Planning (Listed Buildings and Conservation Areas} Regulations 1990
| certify/The applicant cartifies that on the day 21 days befare the date of this application nobody except myself/the applicant was the owner (owner is a personwith o
freehold interest or leesehold interest with at Jeast 7 years left fo run) of any part of the land or building to which the application relates.

Titla: er i First name: IG:aham J Surname: 1Lea

Parsonrole: IAg ent I Dediaration date: 18/10/2012 1 g Dedlaration made
\.. »,
f. " " . N
29. Certificates {Agricultural Land Declaration)
Agricuttural Land Declaration
Town and Country Planning {Development Management Procedure} (England} Order 2010 Certificate under Article 12
Agricultural Land Declaration - You Must Complete EitherAor B
{A)} None of the land to which the application refates is, or is partof an agr:culwral holding =
{B} have/The applicant has given the requisite notice to every person other than myself/the applicant who, on the day 21 days befere the date of this appilcatlon, C
} wasatenant of an agricultural halding on all er part of the land to which this application refates, as listed below:
¥ any part of the land is an agricultural holding, of which the applicant is the sele tenant, the zpplicant should complete part {8) of the form by writing 'sole tenant -
not applicable' in the first column of the table below
Tithe: igr‘ ] Flrst Name: IGra?aam ‘ [ Sumame:  ({Lea )
| Personrole:  |Agent ' ! Declaration date: {1 8110/2012 ] Declaration Made }
- - .

-
30. Declaration

Ywe hereby apply for p]armmg p&rmtss'onicansent as deseribed in this form and the accompanying plans/drawings and

“additional information Fwe confirm that. to the best of my/our knowledge, any facts stated are true and accurate and any .
oplnions glven are the genulne opinions of the person(s) giving them. Date {] 8/10/2012

N

| S

feE03:2303  Planning Portal Reference:
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CHARTERED BUILDING SURVEYORS
- & PROJECT CONSULTANTS

Barn 1, 2 and Outbuilding
Greengore Farm

Hurst Green

Cliteroe

BB7 9QT

PREPARED FOR: Mr and Mrs Kay
PREPARED BY: Andrew Whittle
DATE: 10" May 2012
REFERENCE: AG637

STRUCTURAL SURVEY
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1.0 Introduction ~

1.1 Description of Buildings
Barn 1 (Camping Barn/Holiday Cottage ~ Dwelling 1)

The barn is a Grade |l Listed building. A two-storey building briefly comprising slated roof
over solid coursed stone walls around 500mm in thickness.

The roof coverings are supported on timber rafters on original hand cut timber purlins
spanning between the external solid walls, intermediate king post trusses and internal
dividing solid walls.

Solid walls are assumed to be supperted on shallow foundations, likely to be made up of
compacted stone given their age.

First floor joists are suspended timber generally spanning from left to right supported
between the external walls and intermediate supporting timber beams, which in turn span
from front to back supported on the external walls.

Ground floors are of solid concrete assumed to be ground bearing or stone flags, presumed
to be laid in concrete,

In recent times the barn has been utilised as a camping barn and holiday cottage, which has
necessitated internal alterations and provision of a rooflight to the rear roof siope. These
alterations where relevant have been subject of the necessary planning/building regulation
approvals.

Barn 2 (Main Barn — Dwelling 2)

The barn is not listed. A two-storey building briefly comprising concrete tiled roof over solid
coursed stone walls around 500mm in thickness. Single storey portions are provided to the
North and West elevations of similar construction. To the south west corner a further single
storey exists, which comprises possible profiled cement roof sheets over blockwork walls
around 100mm in thickness.

The roof coverings are supported on machine cut timber purlins spanning between the
external solid walls and intermediate queen post trusses. The intermediate trusses are
supported at ground floor level by brick columns, which are ground bearing.

Solid walis are assumed 10 be supported on shallow foundations, likely to be made up of
compacted stane given their age.

A first floor hay store area is provided to the southern side of the barn comprising timber
boarding supported on timber floor beams. The timber beams span between external walls

and intermediate cast iron column supports, which are ground bearing,

Ground floors are a mixture of solid concrete and stone flags, which are ground bearing,




Outbuilding (Proposed Garage)

The outbuilding is not listed. A single storey building briefly comprising a profiled sheet
metal roof over solid coursed stone walls around 350mm in thickness. The northern
elevation wall is an infill and comprises brickwork with a render finish.

The roof coverings are supported on hand cut timber purlins spanning between the external
solid walls and intermediate half trusses. The intermediate trusses span between the
external wall and/or cast iron columns, which are ground bearing.

Salid walls are assumed to be supported on shallow foundations, likely to be made up of
compacted stone given their age.

Ground floors are a mixture of solid concrete and stone flags, which are ground bearing,

1.2 Design/Brief

The Client wishes to convert the existing barns into two separate dwellings and the
outbuilding into a detached double garage. The garage heing utilised by dwelling 2.

Barn 1 - will undergo minimal external alterations in the form of provision of additional roof
light to the northern roof slope and replacement windows and doors. Internally, fairly
significant structural alterations will be necessary to provide the required accommodation
including removal of portions of the first floor and installation of 2 new staircase.

Barn 2 — will undergo slightly more significant structural alterations externally including
formation of a new window opening, provision of new rooflights, replacement of concrete
roof coverings with slates, replacement windows and doors and demolition of blockwork
single storey portion to the south west corner.

Internally it would be proposed to construct a new reinforced concrete raft foundation and
ground floor slab, which would support 2 new blockwork inner wall, which would tie to the
existing stone external walls and support the new roof structure. A new internal floor
structure and internal walls would be constructed.




2.0 Structural Condition =
2.1 Existing Condition
Barn 1 (Camping Barn/Holiday Cottage — Dwelling 1)

The slate coverings are weathered, but considered serviceable. The clay ridge tiles would
benefit from re-pointing to their sides as the mortar is degraded. The roof planes appear
fairly straight without significant deflection.

Internally inspection reveals the timber rafters are hidden from view by linings and we
cannot therefore comment upon their condition.

The timber purlins are original and are subject to deflection, which has necessitated the
introduction of timber packers to keep to roof planes straight {See Photos 9 & 11). Quite
significant areas of old woodworm are visible indicating past problems with infestation. We
would advise further inspection in this respect and possible treatment if this has not already
been undertaken to ensure continued stability.

The timber trusses are also original and have been subject to past woodworm infestations.
Once again further advice is recommended to confirm freedom from current infestation.

Some ariginal timber lintels remain {See Photo 1), whilst others have been replaced in
modern concrete {See Photos 10 & 12). it is likely that some decay will exist to the timber
lintels where they are built into the wall.

The exiernal walls are weathered, but serviceable. Areas of re-pointing are required to the
rear elevation (See Photo 27), where the mortar has deteriorated.

The walls have suffered structural movement generally in the form of bowing outwards at
mid height indicating a [ack of lateral restraint The degree of movement is considered
acceptable given the thickness of the walls.

Consideration to improving lateral restraint will form part of the structural design for the
scheme to ensure long term lateral restraint and stability.

Vertical cracking is evident towards to south west corner running at two positions, the first
to the right side of the doorway up the eaves level, the second to the left side of the
doorway up to around mid-height. The cracks taper in width from around 1mm to 4mm,
with their greatest width at the top (See Photos 17 & 18).

The cracks do not appear recent in origin or obviously progressive. The vertical crack
adjacent the gable may have suffered some recent movement, but this is likely to be due to
deterioration of the pointing following some water penetration through cracks rather than
continuing movement It is likely that a small area of re-building and re-pointing will be
required in this area.

internal floors at first floor level will require upgrade/modification to suit new layout
Ground floors appear satisfactory, but further disruptive investigation will be required to
confirm suitahbility and any requirement for upgrade in relation to dampness/insulation,



Barn 2 (Main Barn — Dwelling 2)

The concrete tile coverings are weathered, but considered serviceable, The clay ridge tiles
would benefit from re-pointing to their sides as the mortar is degraded. The roof planes are
subject to slight undulations along their length and along the ridge.

It is proposed to replace the concrete tiles with a slate covering. it is likely that the use of
much heavier concrete tiles has necessitated to introduction of the brick columns internally
to assist in support (See Photo 33). Replacement of concrete tiles with much lighter slates
should allow removal of the brick piers. This should be confirmed by calculation by structural
engineer prior to these works being undertaken.

Internally inspection reveals the timber rafters, purlins and trusses are in serviceable
condition. It is likely some repairs/replacements may be required following stripping of the
roof coverings when fully exposed.

Original timber lintels remain and although no significant decay is obvious, it is likely that
some decay will exist where they are built into the wall

The external walls are weathered, but serviceable. Areas of re-pointing are required to the
all elevations where the mortar has deteriorated (See Photo 45).

The walls have suffered structural movement generally in the form of bowing outwards at
mid height indicating a lack of lateral restraint. The degree of movement is considered
acceptable given the thickness of the walls. A slightly more significant bulge is evident on the
east elevation, which would benefit from some re-building,

The formation of new internal walls and floor structures will improve lateral restraint to
ensure long term lateral restraint and stability.

Vertical cracking is evident internally to the backing section of stone adjacent purlin
positions due to point loads (See photos 36-40). No cracking is evident externally. These are
of significant age and loading in these areas would be significantly reduced following
introduction of the new loadbearing inner leaf. The cracks do not appear recent in origin ot
generally progressive, but it would be advisable that any cracked areas of stonework are
repaired.

Rotation has occurred to the outside wall of the northern single storey portion. This is likely
to be due to failure of the foundation in this area (See Photo 43 & 44). It is proposed to
demalish this portion

Ground and first floor are not suitable for domiestic use and will therefore be replaced.

OQutbuilding {Proposed Garage)

The profiled metal roofing is extremely weathered and corroded The roof planes are
subject to slight undulations along their length and along the ridge

Itis proposed to replace the metal roof sheeting with a slate covering to match the dwelling.




Internally inspection reveals the timber rafters, purlins -and trusses are in serviceable
condition. it is likely some repairs/replacements may be required following stripping of the
roof coverings when fully exposed.

The external walls are weathered and areas of re-pointing are required to the all elevations
where the mortar has deteriorated. It is proposed to re-build the front elevation where
currently built in brickwork and render using stone following demolition of the easterly
section. This will be constructed off a new foundation forming the new garage openings.

The rear and right hand elevation have suffered movement due to failure of the foundation
and it is proposed to re-build these sections of wall off new foundations continuing up to
~ eaves height to improve support to the roof (See Photos 46-50).

The concrete/flag floors will be replaced as part of the works with new concrete floors.

2.2 Summary

Barns 1 & 2 have suffered some structural movement, but this is currently within acceptable
limits and the proposed works will improve the long term stability. Limited repairs are
reguired to the external wall in the form of isolated re-building and re-pointing,

Prior to works commencing further investigation will be required to confirm freedom from
current woodworm and the suitability of some roof timbers/supports to support new roof
coverings/insulation and plasterboard etc. will be required.

The outbuilding to be utilised for the proposed garage has been subject to more significant
movement due to failings in the foundations etc. Subject to re-building of these areas off
new foundations, the building will be structurally stable and capable of continued use,

The conversion and adaptation of the building can be carried out sympathetically and

without any detrimental effect upon the existing structure or the aesthetics of the existing
building.

Signed: Date:

Andrew Whittle MRICS
Chartered Building Surveyor
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DESIGN

LOCATION

The site is located at Greengore Farm, Hurst Green, Clitheroe, BB7 9QT.
DESCRIPTION

There are currently a number of redundant outbuildings occupying the site. These
include a large block building with corrugated steel double pitched roof and a
smaller part stane, part block building with a single pitched corrugated roof.

The existing barn is a random stone building with a double pitched concrete tile roof.
There have been a one addition to the building over recent years comprising a single
skin blockwork extension with a lean-to profiled cement roof.

The mis-match of building styles and use of modern cheaper building materials are
thought to have an adverse impact on the character of the original barn.

The proposals involve the removal of the more recent addition to the barn and
restoration of various elements to restore its former character. In brief this includes;
the removal of the blockwork and extension with profiled lean-to roof, the removal
of the non-original barn and store doors, demolition of the structurally unstable
northern lean-to section and the recovering of the modern concrete tile roof with a
traditional slate roof.

The larger more modern blockwork building to the rear of the main barn which has a
corrugated steel profiled roof is thought to detract from the character of the site and
will be demolished. The later addition of the blockwork to the existing stone garage
will also be removed so that only the stone portion remains.

The gutbuilding/store adjacent to the main barn comprises solid stone walls with a
corrugated metal sheet roof. The front of the right hand portion has been infilled at
some point in the past with brickwork and render finish.

The proposal involves replacement of the corrugated metal roof with matching slate,
re-building of the contrasting rendered brick section in matching stone with the
introduction of timber garage doors and demolition of the left hand portion of the
building.

JUSTICIFCATION OF DESIGN

In accordance with the good practice guide to converting existing buildings in the
countryside, all walls have been retained in as near to their original form as possible.
The design incorporates large open plan areas to reduce the introduction of new
walis and therefore minimize the need to create additional openings.




A large full height glazed gallery area has been positioned centrally to allow the
passage natural light into the building through the existing openings, to reduce the
need for a large number of additional openings. Similarly, the main living area will
also use borrowed light from the study area as the internal dividing wall will be
constructed from glazed blockwork.

Redundant door openings such as the second door to the RHS elevation, the two LHS
barn doors to the front elevations and the barn door to the rear will be retained and
provided with fixed glazed stable type doors. All stone lintels and corner quoins will
remain unchanged The existing small openings which are predominantly located to
the gable walls and rear elevation, to allow cross-flow ventilation will remain and be
glazed.

Although the orientation of the existing building is not ideal to maximize solar heat
gain provided from the sun, the design makes the best use possible of the existing
space by locating the more commonly used rooms, i.e. the kitchen/diner and master
bedroom so that they benefit natural light. This should help to reduce the need for
artificial lighting and heating and allow for a more sustainable way of living.

Landscaping and access to the dwelling will remain simple to ensure the scheme
does not compete with the rural landscape for attention but instead biends into the
landscape. The external forecourt area will remain gravel/cobbled as existing.

We feel that we have produced a design which facilitates improved modern day
living requirements, whilst ensuring the character of the building remains. We also
believe that conversion of the barn is vital to ensuring the buildings future survival as
it is currently redundant and therefore considered to be a liability. A change of use
will allow new funds to be injected into the building and as a dwelling will ensure
that finances are in place to ensure maintenance costs are met so the building may
survive for future generations.

USE

The existing properties on the site are currently of agricultural use. Other buildings in
the area are predominantly a mixture of agricultural and residential use The
surrounding properties are a mixture of rural designs, but are generally substantial
properties with a large foctprint.

The site is located within the Area of Outstanding Natural Beauty (ENV1).

AMOUNT

The existing barn has a footprint of approximately 215.9m?

The proposed barn has a footprint of approximately 203.8m? (due to the demolition
of the blockwork lean-to extension and small stone lean-to).



The proposed barn will have 4 bedrooms.
LAYOUT

The more commonly used rooms, i.e. the kitchen/diner and master bedroom are
located so that they benefit natural light. This should help to reduce the need for
artificial lighting and heating and allow for a more sustainable way of living.

Rooms which are thought to be more sensitive i.e. the master bedroom are
positioned in such a way that the privacy of the accupants will not be adversely
affected. This reduces the need to introduce/alter perimeter boundary fences so
that the landscape remains similar to that already existing.

SCALE

The scale and size of the proposed barn will not be altered, other than the small
fean-to extension which will be removed and also the northerly lean-to which will
also be removed.

LANDSCAPE

Landscaping will be generally soft domestic landscaping within the curtilage of the
proposed dwelling including areas of permeable hard landscaping to driveways,
pathways etc. to match existing. Landscaping will remain simple to ensure the
scheme does not compete with the rural landscape for attention but instead blends
into the landscape.

APPEARANCE

The concrete tile roof and metal roof sheeting will be recovered with a traditional
slate roof. This will restore the former character to the barn/outbuilding whist
ensuring durability and provide a low maintenance long term solution. The slate
coverings will be in keeping with surrounding buildings.

Walls will be random stone and will remain unchanged apart from a small number of
additional openings. Where new openings are to be provided, they will be provided
with stone heads, cills and corner quoins to match existing.

Existing windows and doors will be replaced with stained timber glazed designs.
These will be broken down into smaller units with mullions and transoms, to limit
where possible large areas of glazing.

The colours, profiles and textures of all materials to be both compatible and
sympathetic to the nearby buildings and local vernacular.




RELEVANT PLANNING POLICY GUIDANCE

POLICY G1
Policy G1 states:
“All development proposals will be expected to provide a high standard of

building design and landscape quality. Development which does 50 will be
permitted, unless it adversely affects the amenities of the surrounding area.”

The proposal is for a high specification dwelling which has been carefully
designed to avoid alterations which will significantly affect its appearance
externally; whilst restoring the barns original character by removing more
modern additions such as the concrete roof, corrugated steel sheet roof and
blockwork extension.

Policy G1 (a) states:

“Developments should be sympathetic to existing and proposed land uses in
terms of size, intensity and nature.”

It is our opinion that the proposal is appropriate in terms of its size, intensity
and nature. The original existing barn footprint will remain unaltered, The
more modern blockwork extension, large blockwork outbuilding and
blockwork extension to the stone garage will be demolished as these are
thought to detract from the site aesthetically.

The proposal is sympathetic to the existing barn and retains all features of
importance. Where new openings are introduced, these have been carefuily
positioned away from public view, are small in size and have stone heads,
cills and corner quoins to match existing. They are also few in number.

Policy G5 states:

“Outside the main settlement boundaries and the village boundaries planning
consent will only be granted for small scale developments which are

a. Essential to the local economy or the social well being of the area or
. Needed for the purposed of agricultural or forestry or

c. Sites developed for local needs housing (subject to Policy H20 of this
plan); or

d. Small scale tourism developments and small scale recreational
developments appropriate to a rural area subject to Policy RT1; or

e. Other small scale uses approgriate to a rural area which conform to
the policies of this plan”



We consider that the proposal is suitable” for other small scale uses
appropriate to a rural area and detail within this relevant planning policy
guidance section how the proposal conforms to the relevant policies of the
local plan.

Palicy H2 states:

“QOutside the settlement boundaries, as defined on the proposals map,
residential development will be limited to:

ii. The appropriate conversion of buildings to dwellings, provided they
are suitably located and their form, bulk and general design are in
keeping with their surroundings. Buildings must also be structurally
sound and capable of conversion without the need for complete or
substantial reconstruction (see policies H15, H16 and H17 for further
advice).”

The existing barn has been surveyed by a qualified Chartered building
surveyor and has deemed to be structurally sound and suitable for
conversion without the need for substantial reconstruction. It is our opinion
that the building is well situated as a residential dwelling, being close to Hurst
Green village. The proposed development therefore satisfies the criteria of
the above policy.

Policy H15 states:

“Planning permission will be granted for the conversion of buildings to
dwelling in situations where:

(i) There need be no unnecessary expenditure by public
authorities and utilities on the provision of infrastructure;

(i) There would be no materially damaged effect on the
landscape qualities of the area;

(iii)  There would be no unacceptable harm to nature conservation
interests,

{(iv)  There would be no detrimental effect on the rural economy;
and .

(v) Within the AONB the proposal should be consistent with the
conservation of the natural beauty of the area”

The proposals do not involve any expenditure by the public authorities and
utilities. The landscape qualities of the area will be improved due to the
removal of unsightly cheaply constructed modern buildings. The scheme will
not affect nature conservation interests and will not have a detrimental
effect on the rural economy as the buildings are redundant and unused.




Policy H16 states:

“Conversion of buildings will be granted providing

(a) The building is structurally sound and capable of conversion for
the proposed use without the need for extensive building or major
alterations which would adversely affect the character or
appearance of the building, the Council will require a structural
survey is submitted with all planning applications. This should
include plans of any rebuilding which is proposed,

(b) The building is of sufficient size to provide for minimal living
accommodation without the need for further extensions which
would harm the character or appearance of the building;

{c} The character of the building and its materials are appropriate to
its surroundings and the building is worthy of retention because of
its intrinsic interest or potential or its contribution to its setting,

(d) The building, if provided under permitted development rights, has
a genuine history of use for agriculture or another rural
enterprise.”

The existing barn has been surveyed by a qualified Chartered building
surveyor and has deemed to be structurally sound and suitable for
conversion without the need for extensive building or major alterations. The
barn is of sufficient size for minimal living accommodation and no extensions
are proposed. We believe that the building is worthy of retention and have
made every effort to keep the scheme sympathetic to its character.

Policy H17 states:
“Planning permission for the conversion of buitdings will be granted providing

(a) The design of the conversion is of a high standard and is in
keeping with local tradition, particularly in terms of materials,
geometric form and window and door openings;

{(b) The impact of the development or the effects of the creation of a
garden area, together with any garage or car parking facilities or
other additions, will not harm the appearance or function of the
area in which it is situated;

{c) The area to the site should be to a safe standard, or should be
capable of being improved to a safe standard without harming the
appearance of the area”

As discussed elsewhere in this statement, we believe the design is to a very
high standard and is in keeping with local tradition in terms of materials. The
buildings original geometrical form will be restored due to the demolition of
the lean-fo extension. All existing window and door openings are retained.



There are very few new openings and those that there are, are small in size
and located to elevations not visible to the public.

There is no provision for a separate gardened area within the scheme. The
scheme will incorporate the use of the proposed stone garage for vehicular
parking. The access to the site is believed to be to a safe standard,

Policy H17 (a) Roofs states:

“The single most important external feature of a traditional farm building is
the roof, seen at a distance, they tend to dominate elevations. Large
unbroken roof slopes are a characteristic within the Borough which should be
respected. Dormers are not usually found on agricultural buildings and even
small roof lights catch the eye by reflecting open sky or sunlight. An
alternative may be a suitable opening in the gable end to supplement light
level.

Normal roof lights have the disadvantage of an upstand which visually jars
with the roof profile. Flush fitting roof lights with concealed integral gutters
are now available. Also, it is now possible to obtain specific no-reflective glass
to fit into the roof light Single storey farm buildings should remain single
storey accommodation.”

The existing roof profile will remain unchanged. The unsightly modemn
concrete tiles will be removed and replaced with a traditional slate roof.
Where the design incorporates new roof lights, these will be of a
conservation style to reduce the visible appearance on the profile of the roof.

Policy H17 (b} New Openings in Walls states:

“Agricultural buildings are characterized by a limited number of window and
door openings. Conversion to a single dweliing-house is generally preferable
to the creation of mare than one dwelling, since this will easily involve fewer
new window and door openings. Apart from the wagon docr openings,
windows and doors are commonly small and insignificant on agricultural
buildings. In conversions, the type, proportion and detail of existing openings
should be observed, the proportion and size of existing openings should alse
be taken into account, when determining the accommodation to be provided
within the building. Any additional doors and windows should copy existing
patterns. Large wagon door openings should be used to provide the majority
of internal natural light by constructing an inconspicuous frame set back into
the building. The use of leaded light windows should be avoided.”

As aforementioned, all existing window and door openings are retained.
There are very few new openings and those that there are, are small in size
and located to elevations not visible to the public. Where new openings are



introduced, they will have stone lintels, cills and corner quoins and will be in |
a similar style to match the existing.

Policy H17 {c) Materials states:

“With any conversion, as much of the original fabric should be retained as
possible. Where rebuilding is unavoidable, then existing materials should be
used. When modern materials are used for repair or rebuilding, they are
invariably obvious and immediately noticeable. In order to maintain
converted farm buildings in an authentic condition, new work should blend
harmoniously with old; reproduction slates and tiles, reconstituted stone,
concrete and aluminum and plastic are generally unacceptable materials.”

As previously stated, the concrete tile roof will be recovered with a
traditicnal slate roof. This will restore the former character to the barn whist
ensuring durability and provide a low maintenance long term solution. The
slate coverings will be in keeping with surrounding buildings.

Walls will be random stone and will remain unchanged apart from a small
number of additional openings. Where new openings are to be provided,
they will be provided with stone heads, cills and corner quoins to match
existing.

Windows and doors are timber and will remain unchanged. Where new
windows are introduced, these will also be timber and will be broken down
into smaller units with mullions and transoms, to eliminate large areas of
glazing to match the existing style of window.

The colours, profiles and textures of all materials to be both compatible and
sympathetic to the nearby buildings and local vernacular.



ACCESS

CONSIDERATION

Access to the site is off a dirt tract off Shire Lane and once vehicles have entered the
site, they will have adequate room to turn and maneuver,

APPROACH

The design of the property fully takes into account the requirements of part M
Building Regulations in terms of both circulation and accessibility.

CONSULTATION

No consultation has been conducted with Highways in respect of the proposal.
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DESIGN

LOCATION

.The site is located at Greengore Farm, Hurst Green, Clitheroe, BB7 9QT.
DESCRIPTION

The existing barn is a random stone building with a double pitched slate roof.
Windows and. doors are of timber construction with stone heads and cills.

The proposal incorporates an alternative access point located off shire lane which is

a private road with limited vehicular traffic.

JUSTICIFCATION OF DESIGN

In accordance with the good practice guide to converting existing buildings in the
countryside, all walls have been retained in their original form. All existing openings
are to be retained and there are no new openings proposed.

The proposed design has been limited to two bedrooms to reduce the need for
alterations to the truss’s. Each bedroom will be provided with its own independent
staircase, which again will reduce any need to cut into the truss cord to introduce
doors. '

Landscaping and access to the dwelling will remain simple to ensure the scheme
does not compete with the rural landscape for attention but instead blends into the
landscape. The external forecourt area will remain gravel/cobbled as existing.

USE

The existing properties on the site are currently of agricultural use. Other buildings in
the area are predominantly a mixture of agricultural and residential use The

surrounding properties are a mixture of rural designs, but are generally substantial
properties with a large footprint.

The site is located within the Area of Outstanding Natural Beauty (ENV1).
AMOUNT
The existing barn has a footprint ofa pproximately 109m?2,

There will be no change in size to the proposed barn, which will also have a footprint
of approximately 109m?2.




LAYOUT -

The proposed design incorporates a large open plan living area to increase the
passage of natural light into the building and therefore reduce the need for
additional window openings.

Rooms which are thought to be more sensitive i.e. the master bedroom are
positioned in such a way that the privacy of the occupants will not be adversely
affected. This reduces the need to introduce/alter perimeter boundary fences so
that the landscape remains similar to that already existing.

SCALE
The scale and size of the proposed barn will not be altered.
LANDSCAPE

Landscaping will be generally soft domestic fandscaping within the curtilage of the
proposed dwelling including areas of permeable hard landscaping to driveways,
pathways etc. to match existing. Landscaping will remain simple to ensure the
scheme does not compete with the rural landscape for attention but instead blends
into the landscape.

A 1.5m high matching stone wall will be constructed to define to space between the
new dwelling and original dwelling.

APPEARANCE
The appearance of the building will remain unaltered externally, except for the
addition of one conservation style rooflight to the rear less visible roof slope in order

to keep the principal elevation unchanged.

RELEVANT PLANNING POLICY GUIDANCE

POLICY G1
Policy G1 states:

“All development proposals will be 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.”

The proposal is for a high specification dwelling which has been carefully
desighed to avoid alterations which will significantly affect its appearance
externally.



Policy G1 (a} states:

“Developments should be sympathetic to existing and proposed land uses in
terms of size, intensity and nature.”

The proposal is sympathetic to the existing barn and retains all features of
importance.

Policy G5 states:

“Outside the main settlement boundaries and the village boundaries planning
consent will only be granted for small scale developments which are

a. Essential to the local economy or the social well being of the area or
Needed for the purposed of agricultural or forestry or
c. Sites developed for local needs housing {subject to Policy H20 of this
.plan); or
d. Smali scale tourism developments and small scale recreational
developments appropriate to a rural area subject to Policy RT1; or
e. Other small scale uses appropriate to a rural area which conform to
the policies of this plan”

We consider that the proposal is suitable for other small scale uses
appropriate to a rural area and detail within this relevant planning policy
guidance section how the proposal conforms to the relevant policies of the
local plan.

Policy H2 states:

“Outside the settlement boundaries, as defined on the proposals map,
residential development will be limited to:

ii. The appropriate conversion of buildings to dwellings, provided they
are suitably located and their form, bulk and general design are in
keeping with their surroundings. Buildings must also be structurally
sound and capable of conversion without the need for complete or
substantial reconstruction (see policies H15, H16 and H17 for further
advice).”

The existing barn has been surveyed by a qualified Chartered building
surveyor and has deemed to be structurally sound and suitable for
conversion without the need for substantial reconstruction. It is our opinion
that the building is well situated as a residential dwelling, being close to Hurst
Green village. The proposed development therefore satisfies the criteria of
the above policy.



Policy H15 states:

“Planning permission will be granted for the conversion of buildings to
dwelling in situations where:

(i) There need be no unhnecessary expenditure by public
authorities and utilities on the provision of infrastructure;

(if) There would be no materially damaged effect on the
landscape qualities of the area;

{iii) There would be no unacceptable harm to nature conservation
interests,

{iv) There would be no detrimental effect on the rural economy;
and :

(v) Within the AONB the proposal should be consistent with the
conservation of the natural beauty of the area”

The proposals do not involve any expenditure by the public authorities and
utilities. The landscape qualities of the area will remain unchanged. The
scheme will not affect nature conservation interests.

Policy H16 states:
“Conversion of buildings will be granted providing

(a) The building is structurally sound and capable of conversion for
the proposed use without the need for extensive building or major
alterations which would adversely affect the character or
appearance of the building, the Council will require a structural
survey is submitted with all planning applications. This should
include plans of any rebuilding which is proposed,

(b) The building is of sufficient size to provide for minimal living
accommodation without the need for further extensions which
would harm the character or appearance of the building;

() The character of the building and its materials are appropriate to
its surroundings and the building is worthy of retention because of
its intrinsic interest or potential or its contribution to its setting,

{(d) The building, if provided under permitted development rights, has
a genuine history of use for agriculture or another rural
enterprise.”

The existing barn has been surveyed by a qualified Chartered building
surveyor and has deemed to be structurally sound and suitable for
conversion without the need for extensive building or major alterations. The
barn is of sufficient size for minimal living accommodation and no extensions
are proposed. We believe that the building is worthy of retention and have
made every effart to keep the scheme sympathetic to its character.



Policy H17 states:
“Planning permission for the conversion of buildings will be granted providing

{a) The design of the conversion is of a high standard and is in
keeping with local tradition, particularly in terms of materials,
geometric form and window and door openings;

(b) The impact of the development or the effects of the creation of a
garden area, together with any garage or car parking facilities or
other additions, will not harm the appearance or function of the
area in which it is situated;

{c) The area to the site should be to a safe standard, or should be
capable of being improved to a safe standard without harming the
appearance of the area”

The design is to a very high standard and is in keeping with local tradition in
terms of materials. All existing window and door openings are retained.
There are no new openings proposed.

Policy H17 (a) Roofs states:

“The single most important external feature of a traditional farm building is
the roof, seen at a distance, they tend to dominate elevations. Large
unbroken roof slopes are a characteristic within the Borough which should be
respected. Dormers are not usually found on agricultural buildings and even
small roof lights catch the eye by reflecting open sky or sunlight. An
alternative may be a suitable opening in the gable end to supplement light
level.

Normal roof lights have the disadvantage of an upstand which visually jars
with the roof profile. Flush fitting roof lights with concealed integral gutters
are now available. Also, it is now possible to obtain specific no-reflective glass
to fit into the roof light. Single storey farm buildings should remain single
storey accommodation.”

The existing roof profile will remain unchanged. Where the design
incorporates new roof lights, these will be of a conservation style to reduce

the visible appearance on the profile of the roof.

Policy H17 (b} New Openings in Walls states:

“Agricultural buildings are characterized by a limited number of window and
door openings. Conversion to a single dwelling-house is generally preferable
to the creation of more than one dwelling, since this will easily involve fewer
new window and door openings. Apart from the wagon door openings,
windows and doors are commonly small and insignificant on agricultural
buildings. In conversions, the type, proportion and detail of existing openings
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should be observed, the proportion and size of existing openings should also
be taken into account, when determining the accommodation to be provided
within the building. Any additional doors and windows should copy existing
patterns. Large wagon door openings should be used to provide the majority
of internal natural light by constructing an inconspicuous frame set back into
the building. The use of leaded light windows should be avoided.”

All existing window and door openings are retained. There are no new
openings proposed.

Policy H17 {c} Materials states:

“With any conversion, as much of the original fabric should be retained as
possible. Where rebuilding is unavoidable, then existing materials should be
used. When modern materials are used for repair or rebuilding, they are
invariably obvious and immediately noticeable. In order to maintain
converted farm buildings in an authentic condition, new work should blend
harmoniously with old; reproduction slates and tiles, reconstituted stone,
concrete and aluminum and plastic are generally unacceptable materizals.”

All of the original fabric is to be retained.



ACCESS

CONSIDERATION

Access to the site is off Shire Lane and once vehicles have entered the site, they will
have adequate room to turn and maneuver. The proposal incaorporates an
alternative access point located off shire lane which is a private road with limited
vehicular traffic.

APPROACH

The design of the property fully takes into account the requirements of part M
Building Regulations in terms of both circulation and accessibility.

CONSULTATION

No consultation has been conducted with Highways in respect of the proposal.
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