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Date\(}%ceived 138 2.
~

Fee paid £333 00  Receipt No: /¢4

-dnca: : F Tel: 01200425111 /ribblevalley.gov.u
Application for Planning Permission.
Town and Country Planning Act 1990

Publication of applications on planning authority websites.

Please note that the information provided on this application form and in supperting documents may be published on the Authority’s website

If you require any further clarification please contact the Authority's planning department

. B A
(‘l . Applicant Name, Address and Contact Details
Title: First name: ’ Surname;  [Marsden
Company name L —l
Country National Extensicn
Street address: 22 Standen Read Code Number Number
Telephone number: I ‘ L i l - I
Mobile number: I | ’ ! I i
Town/City Clitheroe
Fax numbar: l l L l l:l

County: Lancashire ) -

Country: England Email address:

Postcode: BB7 15Y I

Are you an agent acting on behalf of the applicant? & Yes (. No
\_ : v,
(. . ™

2, Agent Name, Address and Contact Details

Title: First Name: !ﬁﬂatthew ‘l Surname: |Wyatt I

Company name:; IJWPC Limited l

Country Nationat Extension

Street address: 1B Waterview T Code Number Number

White Cross Telephone number: r | |01524 599980 ‘ ! ‘
Mobile number: ’ I l —! I ‘

Town/City tancaster ]

Fax number: ! ’ 101524 595989 l L l

County: Lancashire

Country: England Emaii address:

Postcode: LA] 4X5 'enquiries@jwpc.co.uk I
. 7
(3.‘ Description of the Proposal

Please describe the proposed development Including any change of use:

|Ct_3nversion of barn te form rasidential accornmodation.

Has the bullding work ar change of use already started? { Yes (& No
e . /

Hef54:2309  Planring Partal Refesence: 2{17 T )



(:1.. Site Address Details

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

House: . Suffix:

Housename: -  [Higherfiass Farm

Description:

Street address: Settle Road

Bolton by Bowland

Town/City: Clitheroe

County:

Postcode: BE7 4NY

Description of location or a grid reference
{must be completed if postcode is not knownj:

379092

Easting: '

Northing: 453091

.

AN

(;Pre-application Advice

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

(= Yes { 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 efficiently):

Officer name;

Title: First name: IGareth Sumame: |Fort

Reference: RV/2012/ENQ/00022 '

Date (DD/MM/YYYY): |09/03/2012 ‘ (Must be pre-appiication submission)

Details of the pre-applfication advice received:

JAcceptance of principle of development and design,

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

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

{ Yes (e No

Is a new or altered pedestrian access proposed to or from the public highway?

Are there any new public roads to be provided within the site? " VYes (: No

{" Yes {& No
(": Yes (a. No

Do the proposals require any diversions/extinguishments and/or creation of rights of way? )
\. >y
- ™

(7.. Waste Storage and Collection

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

{ Yes (8 No

Do the plans incorporate areas to store and aid the collection of waste?

Have arrangements been made for the separate storage and collection of recyclable waste?  Yes (¢ No
\..
\

(8. Authority Employee/Member

With respect to the Authority. | am:
(a) a member of staff
(b} an elected member
(<) related to a member of staff

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

i

PAN

-
9. Materials

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

Walls- description:
Description of existing materials and finishes:

@(ed stone

L

Description of proposed materials and finishes:
LMixed stone ' : |

Ref- 042302 Plznning Portal Reference”



9, (Materials continued) | - 3 2 0 1 2 O 8 ? 3 P

Roof - description:

~

ISlate

Description of existing materials and finishes; .

Description of proposed materials and finishes:

,Slate

Are you supplying additional information on submitted plan(s)/drawing{s)/design and access statement? & Yes { No

I Yes, please state references for the plan(s)/drawingis)/design and access statement:

kli‘lanning, Design & Access Statement, Heritage Statement, Structural Report, Plans Ref: 125-01, 125-02 : —I)

(10. Vehicle Parking

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

Type of vehidle Existing number Total proposed {lncludmg spaces Difference in
of spaces retained) spaces
Cars 0 1 1
Light goods vehidles/public carrier vehicles 0 0 0 i
Motorcydes 0 0 0 |
Disability spaces 0 0 ¢
Cycle spaces 0 0 0
Other {e.g.Bus) 0 4 0
Short description of Other J
L 3
- ™
G 1. Foul Sewage
Please state how foul sewage is to be disposed of;
Mains sewer I Package treatment plant D Unknown D
Septic tank [ Cess pit D
Other
Are you proposing to connect to the existing drainage system? (™ Yes f{e& No " Unknown
\. . 4
~\

ﬁ 2, Assessment of Flood Risk

Is the site within an area at risk of flooding? {Refer to the Environment Agency's Flood Map shawing
flond zones 2 and 3 and consult Environment Agency standing advice and your local planning authority
requirements for information as necessary.) " Yes (: No

If Yes, you will need tc submit an appropriate flood risk assessment to consider the risk to the proposed site.
Is your proposal within 2C metres of a watercourse (e.g river, stream or beck)?  Yes @ No
Will the proposal increase the flood risk elsewhere? (" Yes (& No

How will surface water be disposed of?

[ Sustainable drainage system [ Main sewer I™ Pondfiake
[X Soakaway |™% Existing watercourse J
{ . . . - . ™y
13. Biodiversity and Geological Conservation
To assist in answering the following guestions refer to the guidance notes for further Information on when there is a reasonable likelihood that any important biodiversity
or geolegical conservation features may be present or nearby and whether they are likely to be affected by your proposals.
Having referred to the guidance notes, s there a reasonable likelihoed of the following being affected adversely or conserved and enhanced within the application site, OR
on land adjz_acent to or near the application site:
a) Protected and pricrity species
(" Yes on the development site (" Yes onland adjacent to or near tha proposed development {* No
b} Designated sites, important habitats or other bicdiversity features
{"  Yes, onthe develepment site (" Yes.ontand adjacent to or near the proposed development {¢ No
¢} Features of geological conservation importance
(A Yes, on the development site . Yes.onland adjacent to or near the proposed development {¢ No y

Ref: D4: 2309 Pianning Fortal Referenca:




FIQ. Existing Use

Please describé the current use of the site:
lBam {Agricultural)
Is the site currently vacant? A Yes {3 No
Does the proposal involve any of the foliowing? -
tf yes, you will need to submit an appropriate contamination assessment with your application.
Land which is known to be contaminated? (" Yes {& No
Land where contamination is suspected for all or part of the site? (' Yes (& No
A proposed use that would be particularly vulnerable to the presence of contamination? { Yes {8 No
\, W,
—
15. Trees and Hedges R
Are there trees or hedges on the proposed development site?  Yes (e MNo
And/er: Are there trees or hedges on land adjacent to the proposed developrent site that could influence the :
development or might be important as part of the local [andscape character? C 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 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 cuzrent 'BS5837: Traes in relation to construction - Recommendations'
. o
g ™
16. Trade Effluent
Does the proposal involve the need to dispose of trade effluents or waste? { Yes (;' No
\, “ S
- . . . ™y
17. Residential Units
Does your proposal include the gain or loss of residential units? (e Yes { Ne
Market Housing - Proposed Market Housing - Existing
Number of bedrooms Number of bedrooms
1 2 3 44 Unknown 1 2 3 4+ Unknown
Houses 1 Houses
Flats/Malsonettes | Flats/Malsonettes
Live-Work units Live-Work units
Cluster flats Cluster flats
Sheltered housing Sheltered housing
Bedsit/Studios Bedsit/Studios
Urknown Unknown
Proposed Market Housing Tota! Existing Market Housing Total J:I
Overall Residential Unit Totals
Total proposed residential units 1
Total existing residentizl units c
X v,
(. . X ™y
18. All Types of Development: Non-residential Floorspace
Does your proposal involve the loss. gain or change of use of non-residential floorspace? ¢ Yes (T No
. Gross o - :
Existing gross . Total gross new internal Net additional gross
. internal floorspace to be )
Internal floorspace proposed internal floorspace
Use class/type of use lost by change of use or . - ;
floorspace demalition {inctuding changes of use) | foilowing development
(square metres) fsquare metres) (sguare metres) {square metres)
Al Shops Net Tradable Area 0.0 0 0 0.0 0.01
i
A2 Financial and professional services i 0.0 0o 0.0 G0,
A3 Restaurants and cafes c.0 0.0 00 00
A4 Drinking estabishments 0.0 0.0 00 0..0:
|
A5 Hot food takeaways 0.9 0.0 0.0 U‘Oi
|
B1 (&) Office (other than A2) 080 00 0.0 00,
Biiy Research and development 0.0 00 0.0 0”02
B1(d) Light industrial 0.0 00 ap 00
- 1
|
B2 General industrial 0.0 00 0.0 0.0.
= y

Ref: 04: 2309 Planning Poral Reference:
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18. Al Types of Development: Non-residential Floorspace {continued) VEUVITLUIDTOF M
B8 Storage or distribution 00 00 ' : 0.0 00
f
C1 Hotels and halls of residence 00 ' 00 ool co
. i
. Residential institutions 00 - 0.0 0.0 {10i
i
D1 Non-residential institutions 00 00 00 (}..0i
D2 Assembly and leisure . 0.0 00 0.0 a.0
Other Please Specify 176.0 1700 0.0 -17‘[}..0l
i
Total 170.0 1700 0.0 -17"0”01
For hotels, residential institutions and hostels, please additionally indicate the loss or gain of rooms:
Existing rooms to be lost by change cf use| Total reoms proposed (including e
Use Class Types of use or demalition changes of use) Net additicnal rooms
\ : v,
( ™
19. Employment
If known, plezse complete the following information regarding employees:
Full-time Part-time Equivalent number of full-time
Existing employees 0 0
Proposed employees 0 0 0
\, >,
- ™
(20.. Hours of Opening
If known, please state the hours of opening for each non-residential use proposed;
L3
Use Monday to Friday Saturday Sunday and Bank Holidays Mot
Start Time End Time Start Time End Time Start Time End Time Known J
Y .
X ™
(21, Site Area
What is the site area? L”,O E sq.metres
\_ v
Y

(2‘2.. Industrial or Commercial Processes and Machinery

Please describe the activities and processes which would be carried cut 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:
[N ]

Is the proposal for a waste management development? (" Yes {s No J
| — i
2y
(23. Hazardous Substances
Is any hazardous waste involved in the proposal? (> Yes (& No y
9 . e
r . . . ™
24, Site Visit
Can the site be seen from a public road. public footpath. bridleway or other public land? {& Yes { No
If the planning authority nesds te make an appointment to carry out a site visit. whom should they contact? (Please select only one)
(¢ The agent (" The applicant (C  Otherperson
N v,
-\

r25‘. Certificates {Certificate A)
Certificate of Ownership - Certificate A
Town and Country Planning (Development Management Procedure) (England) Order 2010 Certificate under Article 12
| certify/The applicant certifies that on the day 21 days before the date of this application nobody except myself/ the applicant was the owner fowner Is a person with a
frechold Interest or leasehold interest with at least 7 years left to run) of any part of the Jand or building to which the application relates.

L

Title: First name; 'Matthew I Surname: Myatt ‘]

‘ Declaration date: I]2/09j20]2 ’ Declaration made

Persen role: |Agent

.

Ref: D4: 2308 Plznning Porta! Referance:




r25‘. Certificates (Agricultural Land Declaration)

Agricultural Land Declaration
Town and Country Planning (Development Management Procedure) {England) Order 2010 Certificate under Article 12

Agricuitural Land Declaration - You Must Compiete Either Aor B _ e
(A) None of the land 1o which the application relates is, or is part of an agricuitural holding B e

(B) | have/The applicant has given the requisite notice to every person other than myself/the applicant whe, on the day 21 days before the date of this application, C
was a tenant of an agricultural holding on all er part of the land to which this application relates as listed below:

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

Title: First Name: |Matthew I Surmame:  |Wyatt
LPerson role; ngem: ] Dedaration date: ~ |12/05/2012 Dedlaration Made J

(:_!6“ Declaration

[/we hereby apply for planning permission/consent as described in this form and the accompanying plans/drawings and
additional informaticn. I/we confirm that to the best of my/our knowledge any facts stated are true and accurate and any .
opinions given are the genuine opinions of the person(s) giving them. E‘ Date ‘12]09/2012

Y

.
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This Statement is intended to support the application for planning permission by Mr and Mrs,
Marsden for the conversion the existing 19" century barn at Higher Flass Farm to
permanent residential accommodation. It is the Applicant's intension to occupy the

property, allowing them to maintain a presence on the expanding agricultural business,

Introduction

The planning application follows a formal pre-application enquiry (Ref: 2012/ENQ/00022)
and has been prepared in light of the recently published National Policy Framework (NPPF)
and the ‘Saved’ Policies of the Ribble Valley Local Plan. Under the requirements of the
Planning Compulsory Act 2004 (Section 42) this document also serves as a Design and
Access Statement. It provides a detailed assessment of the planning context and justifies
wfwy the proposed development should be supporied and ultimately approved by the Local

Planning Authority.

Consideration of the proposal should also be taken in context of the submitted Heriiage

Asset Survey, Structural Report and Protected Species Survey.

oo T3

POl S 27




2. Site and Surroundings

2.1 The planning application site consists of an existing barn within the Forest of Bowland Area
of Outstanding Natural Beauty (AONB), situated approximately S miles to the north of
Ciitheroe and 9.5 miles to the south of Settle. The barn falls within the existing farmstead
of Higher Flass Farm, situated along and accessed from Settle Road (B6478 Highway),

Bolton-by-Bowland. It forms one of several other agricultural businesses located on this

stretch of highway.

2.2  The original farmhouse located to the south of the barn is within separate ownership to the
agricultural buildings and surrounding land. The site however remains a busy working farm,
utifising the large shippon building for the majority of agricultural activity, This activity was
supported through the approval of an extension in September 2011 under application
reference 3/2011/0658. There is currently no residential accommodation associated with
the land in ownership of the working farm and the Applicants cutrently travel to the site

each day from Clitheroe.

2.3 The barn subject to this proposal has a single storey floor area of approximately 170m?,
including all modern additions. The principle building is a traditional stone built barn
structure with an unbroken slate roof that was constructed around the mid-19™ century.
Due to its age and design quality, it is regarded a non-designated Heritage Asset, however
due to its structural condition, use is limited to providing basic storage for hay and light
equipment. Extensions have been erected over the past 100 years to the north south and
west to provide additional storage space. For a more detailed description of the building’s
historic character and condition, reference should be made o the detailed Heritage Asset

Statement and Structural Survey submitted alongside this application,

24 A Protected Species Survey has been submitted amongst the planning application
documents. This concluded that there was no evidence of roosting bats or nesting barn

owls, nor would a conversion be likely to cause disturbance to them.
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1.2

1.3

Introduction - | 32 O 1 2 08 1 3 P

This Statement is intended to support the application for planning permission by Mr and Mrs.
Marsden for the conversion the existing 19" century bam at Higher Flass Farm to
permanent residential accommodation. It is the Applicant's intension to occupy the

propetrty, allowing them to maintain a presence on the expanding agricultural business.

The planning application follows a formal pre-application enquiry (Ref: 2012/ENQ/00022)

- and has been prepared in light of the recently published National Policy Framework (NPPF)

and the ‘Saved’ Policies of the Ribble Valley Local Plan. Under the requirements of the
Planning Compulsory Act 2004 (Section 42) this document also serves as a Design and
Access Statement. It provides a defailed assessment of the planning context and justifies

why the proposed development should be supported and ultimately approved by the Local
Planning Authority.

Consideration of the proposal should also be taken in context of the submitted Heritage

Asset Survey, Structural Report and Protected Species Survey.
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2.1

2.2

2.3

2.4

Site and Surroundings

The planning application site consists of an existing barn within the Forest of Bowland Area
of Outstanding Natural Beauty (AONB), situated approximately & miles to the north of
lefheroe and 2.5 miles to the south of Settle. The barn falls within the existing farmstead
of Higher Flass Farm, situated along and accessed from Settle Road (B6478 Highway),

Bolton-by-Bowland. It forms one of several other agricultural businesses located on this

stretch of highway.

The original farmhouse located to the south of the barn is within separate ownership to the
agricuitural buildings and surrounding land. The site however remains a busy working farm,
utilising the large shippon building for the majority of agricultural activity. This activity was
supported through the approval of an extension in September 2011 under application
reference 3/2011/0658. There is currently no residential accommodation associated with
the land in ownership of the working farm and the Applicants currently travel to the site

each day from Clitheroe.

The barn subject to this proposal has a single storey floor area of approximately 170m?,
including all modern additions. The principle bullding is a traditional stone built barn
structure with an unbroken slate roof that was constructed around the mid-19" century,
Due to its age and design quality, it is regarded a non-designated Heritage Asset, however
due to its structural condition, use is limited to providing basic storage for hay and light
equipment. Extensions have been erected over the past 100 years to the notth south and
west to provide additional storage space. For a more detailed description of the building’s
historic character and condition, reference should be made to the detailed Heritage Asset

Statement and Structural Survey submitted alongside this application,
A Protected Species Survey has been submitted amongst the planning application

documents. This concluded that there was nc evidence of roosting bats or nesting bamn

owls, nor would a conversion be likely to cause disturbance to them.
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3.1

3.2

3.3

34

Design and Access o 32 01 2 O 8 Ii 3 P

Use

This full planning application seeks to secure consent for the change of use of the traditional
agricultural barn to permanent residential accommodation. The converted property will
provide accommodation for the owners of the working farm, allowing them to maintain a
presence of site, All other surrounding buildings and yard space shall remain as present.

Amount

The proposal intends to demolish the current extensions to the south and west of the barn
to reduce the overall footprint. Accommodation will be spread across the two floors within
the principle building and the space occupied by the northern extension will be re-built as a
garage (total floor area of 202m?). The principle barn structure will provide four bedrooms
to the first floor, with a bathroom and ensuite to serve the master bedroom. The ground
fioor will comprise of a main sitting room, dining/ kitchen area, utility room and water closet.
An area of private amenity space will be created to the rear of the barn, in place of the

former western extension with a garden of approximately 20m2,

Works to improve the structure of the building will be undertaken as per the

recommendations of the Structural Survey. These requires that for the conversion to

proposal needs to:

» Take down the northerly gable complete and rebuild in reclaimed materials on new
foundations taken down to firm stratum.
» Take down pike of southerly gable and rebuild in reclaimed materials.

> Take off roof structure and replace to vertical and horizontal alignment using

reclaimed materials.
» Repair arch structure and cracking to archway side wall.

Excluding works to the roof, it is estimated that the re-build will constitute 35% of the

surface area of the original building.
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3.5

3.6

37

3.8

3.9

Layout

Further to the creation of a small area of curtilage to the rear, an area for private parking

will be located adjacent to the garage to the north.

Internally, the main habitable rooms such as the sitting room, dining room and master
bedrooms are located in areas which either benefit from existing window openings or to

elevations where creation of new window openings would not detract from the historic

appearance of the bamn.

Scale

Whilst the overall footprint of the building is to be reduced to expose the historic character
of the barn, the scale is to be maintained. No alterations are proposed to alter the height of
the barn at either eves or ridge level. The scale of the barn is already one at which has

potential to provide adequate space to meet the needs of a modern family home.

Appeatance

Exposure of the barns eastern elevation and southern gable through the removal of the
extensions will substantially improve the appearance of the traditional structure, particulariy
when viewed from the adjacent highway. Works will need to be undertaken as detailed
within the Structural Report to improve the suitability of the building for permanent
accommodation. These elements however will retain the historic character through a stone

structure and slate roof The proposed garage to the northern elevation will be constructed

of materials to match those of the principle building.

Proposed new window openings are essential for the functioning of the new residential unit,
however these have been kept to an absolute minimum and are of a style which reflects the
sites former agricultural use. Slit windows are proposed to the western elevation, serving
three of the first floor bedrooms and a window is proposed io serve the ground floor
kitchen. New bedroom windows are proposed to the first floor gable elevations and thiee

new roof lights will be added to the principle, eastern elevation. The arch of the barn (in
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place of the barn door) will be fully glazed and will continue to act as the main door to the

property.

Landscaping

The proposal does not invoive any substantial landscaping however a small garden area will
be created as private residential curtilage to the rear of the barn conversion property. The
boundary between the site and the highway is currently well screened by a tall hedge and
this will be maintained for privacy. The yard area to the front of the site will be maintained

as present, continuing to form part of the farm.

Access

Access will continue to be provided from the main highway as existing. Private vehicles will

be required to pass through the existing yard and a small parking area will be provided to

the north of the property.
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4.1

4.2

4.3

4.4

Pianning Policy

National Planning Policy Framework (NPPF)

The NPPF was adopted on the 27" March 2012, superseding previous Planning Policy
Statements and the majority of the other national guidance. At the heart of the NPPF is a
presumption in favour of sustainable development, which should be seen as a golden thread
running through both plan-making and decision-taking. For decision-taking this means

approving development proposals that accord with the development plan without delay.

Housing applications should be considered in context of achieving sustainable development.
Paragraph 50 aims for Local Authorities to deliver a wide choice of high quality homes, to
widen opportunities for home ownership and to create sustainable, inclusive and mixed
communities. Local Planning Authorities should plan for a mix of housing based on current
and future demographic trends, market trends .and the needs of different groups in the
community. To promote sustainable development in rural areas, housing should be located

where it will enhance or maintain the vitality of rural communities.

Chapter 12 provides guidance for the conservation and enhancement of the historic
environment, It states within Paragraph 131 that in determining planning applications, local

planning authorities should take account of:

»  The desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;

>  The positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and

»  The desirability of new development making a positive contribution to local character

and distinctiveness.

Lacal Policy

The Development Plan for the Ribble Valley consists of the ‘Saved’ Policies of the Ribble
Vzlley Local Plan (adopted 1998).

i
L
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45  Policy G1 states that all development proposals are expected to provide a high standard of
building design and Landscape quality. In determining planning applications, the Local

Planning Authority will apply the following criteria:

a) Development should be S\)mpathetic to existing and proposed land uses in terms of its
size, intensity and nature.

b} The likely scale and type of traffic generation will be assessed in relationship to the
highway infrastructure and the proposed and existing public transport network. This
will include safety, operational efficiency, amenity and environmental considerations.

c)  Developments should make adequate arrangements for car parking.

d) A safe access should be provided which is suitable to accommodate the scale and type
of traffic likely to be generated.

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

)  Developments should provide adequate arrangements for servicing and public utilities.

g} Developments should provide adequate daylighting and privacy.

h)  Materials used should be sympathetic to the character of the area.

4.6 Policy G5 sets out that outside the main settlement boundaries and the village boundaries

planning consent will only be granted for small-scale developments which are:

) Essential to the local economy or the social well being of the area; or

i) Needed for the purposes of agriculture or forestry; or

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

iv) Small scale tourism developments and small scale recreational developments
appropriate to a rural area; or

V) Other small-scale uses appropriate to a rural area which conform to the policies of

this plan.

4.7  Through Policy ENV1, the landscape and character of the Forest of Bowland Area of
Outstanding Natural Beauty will be protected, conserved and enhanced. In addition
development will also need to contribute to the conservation of the natural beauty of the
area. The environmental effects of proposals will be a major consideration and the design,

materials, scale, massing and landscaping of development will be important factors in
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deciding planning applications (see Policy G1). "The protection, conservation and
enhancement of the natural environment will be the most important considerations in the
assessment of any development proposal, Regard will also be had to the economic and

social well-being of the area.

4.8  Policy H2 states that outside the settlement boundaries, as defined on the proposals map,

residential development will be limited to;

> Development for the purposes of agriculture of forestry or other uses wholly
appropriate to the rural area to the appropriate conversion of buildings to dwellings,
providing 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 of complete or substantial reconstruction.

> Residential developments specifically intended to meet a proven local need.

49  The impact of proposals on the countryside will be an important consideration in
determining all applications. Developments should be appropriated sited and landscaped.

In addition scale, design and materials used must reflect the character of the area, and the

nature of the enterprise.

4,10 Through Policy H15, planning permission will be granted for the conversion for buildings into

dwellings in situations where:

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

There would be no materially damaging effects on landscape qualities of the area;
There will be no unacceptable harm to nature conservation interests;

There will be no detrimental impact to the rural economy; and

Within the AONB the propcsal should be consistent with the conservation with the

v vV Y VY

natural beauty of the area.

4,11 Policy H16 provides specific criteria for the conversion of buildings to dwellings. It states

that conversions will be granted providing.
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The building is structurally sound. and capable of conversion fof th€ proposed use
without the need for extensive re-building or major alterations which would
adversely affect the character and appear‘ance of the building, the Council will
require a structural is submitted with all planning applications, This should include
plans of any rebuilding proposed:

The building is of sufficient size to provide for minimal fiving accommodation without
the need for further extensions which would harm the character or appearance of
the buildings;

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;

The building, if provided under permitted development rights, has a genuine history

of use for agricufture or another rural enterprise.

412  Policy H17 refers to design and states that planning permission for the conversion of

buildings will be granted providing:

£y

Faved

The design of the conversion is of a high standard and is in keeping with local tradition,

o

particularly in terms of materials, geometric form and window and door openings;

The impact of the development or the effects of the creation of a garden area, together

with any garaging or car parking facilities or other additions, will not harm the

appearance or function of the area in which it is situated;
The access 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.
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5.2

5.3

5.4

Planning Considerations

The planning application proposal was previously subject to a formal pre-application enqguiry
(ref: 2012/ENQ/00022). A copy of the formal response is induded within the Appendix to
this Statement. The response dated 9™ March 2012 provided assessment of the proposal in
terms of the principle of development and initial design. Support is offered for the
conversion through the removal of the later extensions which would reveal the building’s
traditional character and materials. In compliance with Local Plan Policy H15, the barn was
regarded to form part of a cluster of other buildings (including another dwelling) and not to

be isolated, therefore suitable for conversion.

Although not discussed within the pre-application response the application site is regarded
an undesignated Heritage Asset. The National Planning Policy Framework requires local
authorities to recognise that Heritage Assets are an irreplaceable resource and conserve
them in a manner appropriate to their significance. As explored in Chapter 2, due to the
site’s age and condition the continued use of the barn for agricultural purposes is severely
limited, The structural report submitted alongside this statement (undertaken following the
pre-application response) identifies that the barn in its present state is un-structurally sound
for re-use, recommending works to rebuild the northern gable, southern gable pike, the roof
and cracks to the arch cn the principle elevation.  Re-build is likely to be needed for up to
35% of the building and it is recognised this would be regarded as ‘substantial’ through

analysis of Local Plan Policies H2 and H16.

The Structural Report concludes however that if remedial measures are left unaddressed,

there continues to remain potential for instability of the barn which could result in the
collapse of both gables and the roof structure. Despite the need for works, the conversion
to living accommodation presents an opportunity for the viable restoration of the historic
barn. Given its current function, this is an opportunity which is unlikely to become available
through continued agricultural use for basic storage. Collapse would inevitably lead to a

replacement building within the farm of liitle or no positive value to the character of the

AONB.

The application proposes to re-build identified sections of the building from reclaimed

materials, to a standard representative of the original construction. Works will not replace,
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but repair key features to t_he principle eastern elevation (including the arch above the barn

door). The character of the building will ultimately be conserved for future generations.

Alterations to the design of the proposal through conversion are only for the functionality of
the residential use. This includes severa! hew window openings to the first floor bedrooms
which were each considered accepteble are pre-application stage. In response to pre-
application comments regarding the barn door area, this is to be fully glazed, incorporating a

new front doorway. This feature will attract visual attention to the site’s former use and

character,

Whilst some reconstruction will be required in order to convert the building, the benefits of
conserving this hetitage asset are a material consideration in favour of the proposal. The
heritage quality of this mid-19" century agricultural structure is characteristic of historic
activities which enhances the Forrest of Bowland Area of Outstanding Natural Beauty, The
ability for the farmers to live on-site and maintain a presence at all times is also a factor
which improves the sustainability of the agricultural business. The application is therefore

compliant with the NPPF and the spirit of Local Plan Policies G1, G5, ENV1, H2, H15, H16
and H17.
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6. | Summary

6.1  This Statement has been prepared in support of & proposal to convert the traditional mid-
19" century barn at Higher Flass Farm to residential accommodation. Since the original
farmhouse is within independent ownership, farmers of the expanding agricultural business
currently travel to the site from Clitheroe, The converted barn would be occupied by the
farmers, allowing for a presence to be maintained on-site. Lessening the need to travel by

private car would thus assist with wider sustainable development aims

6.2  The current proposal has been prepared in light of a pre-application response which
supported the principle of conversion in light of adopted planning policies. Due to the age
and location of the barn it is regarded a non-designated heritage asset. Removal of the
modern extensions to the north, west and east elevations would expose the traditional

structure and agricultural character and represent an important material planning gain.

6.3  Amendments to the design of the barn door have been made on the recommendation of the
pre-application response, The current proposal to fill the arch with glazing (incorporating a
front door) draws visual attention to this agricultural feature. Other minor proposed

openings will be created to serve the first floor bedrooms and these were deemed

acceptable at pre-application stage.

64  The Structural Report undertaken subsequent to the pre-application response recommends
works to improve the buildings long-term stability, in whatever use. The age and condition
of the barn currently limits its use to the storage of hay and basic equipment. However the
conversion proposal provides the viable opportunity to cairy out the essential structural
works to the barn, which if left unaddressed could eventually lead to coliapse. This would
inevitably lead to a replacement building of little or no positive value to the character of the
ACONB. The undertaking of a planning permission to convert the building represents a
significant investment into the protection and enhancement of a heritage asset. The
benefits of maintaining the historic agricultural character is also in the spirit of promoting the

AONB and this is a significant material consideration in favour of the development.
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Given the above assessment of site context and adopted planning policy, the proposal is
perceived compliant with guidance contained in the NPPF and Local Plan Policies Gi, G5,
ENV1, H2, H15, H16 and H17. The Local Planning Authority is respectfully invited to grant

planning permission for the development.

JWPC Ltd
September 2012
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Appendices

Appendix 1 — Pre-application response Ref 2012/ENQ/00022
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Gareth Fort

01200 414501
: garsth fori@ribblevaliey gov uk O 8 1 3 P

RVI2012/ENQ/A0022

$th March 2012
Dear Mre Marsden,
PRE APPLICATION ADVICE; GHANGE OF USE TO RESIDENTIAL, HIGHER FIASS

FARM SEFTLE ROAD, BOLTON BY BOWLAND

tam writing iri response to your request for pre- application advice In respet of the
above- named proposal. I : - i

You submitied plans with your request for advice, which showed the broad principles of
the proposed conversion. The -plans showed ‘the removal f two of the ‘buildings
adjoining the bam, and the retention ‘of one the ‘adjoining blocks on the northem
elevation to provide garage facifiies The plans showed 5 new rooflights, two on the
eastern elevafions, The proposed front elevation refains the bam door opening, bt
suggests glazing for most of the space The drawing shtws the existing alr vents being
glazed, with gach alternative openirig being ehlarged. The refainsd adjgining garage
building Is fo be ¢lad in stone, In ferms of the sicle elevations, cne new window opening
is shiown roughly In the positien of existing forking holes but teried In scale

In assessing thie proposal | have been mindful of Ribbie Valley District Wids Lacal Plan
policies in respect of the Ares of Quistanding Natura) Beauity, snd phliciés in relation fo
barn conversiohs | o : T : w S e
The proposal is proadly in line with poficy BNW1, which rélales to the Ares of
Outstanding Natural Beaiity (AONB) . The proposal seeks 1o re- uss an existing building
rather ‘than creste new development the proposed turiilage of the bullding #lso
respects existing boundarles and relationships between bulldings 'Th

removal of the later bulldinos and extensions would reveal the |
More detalled guidance s contsined in Local Plap policies With regard to bam
Lenversions -These policies saek fo strike a halance between the benefits of bringing
these buidings info residential use, and the desirability of protecting their charzcter and
heritage, and that of the slifrounding area, - Policy H15 d2als with the location of the
building fo be convarted, and containg specific advice with regard to gorivgrsions within
the AONB The polioy slates that development proposals shouild gause no unnecessary
expenditure by pubic aUihorities and utilitiss on tha provision of infrastructure In fetms
of your propasal, this is unclear, however, its position in refation 16 existing established
residential bulldings would indicate that this should be schisvable. The bullding is within
& oluster and is not isclated, although 1t s remete from setfiements. As the bullding is

sharacter




locaied in the ADNE, fis effect in conributing {o the nafural baauty of the area will be
considered In delermining the application This relates net only to any changes o the
bullding ifseif, but also fo the charactér of surrounding ‘spate, within the proposed
résidential cirtiage, which shouid not datrast o the rural setting of the building by the
provigion of overy regidential or urban treahnents r terme of bar park;rg areaand other

dcmestx: defazls

?olzcy H1E deals with the buiiding itsel, suggesting that conversions will be parmlﬁeci
whete the bullding ls “structurally sditnd and capable of conversion for the proposed aie
without the feed for extensive building or major aiterations which would adversely affect
the character or appearance of the building * in order to comply with this the Coungil
reduire submsssmn of a structural survey, including glans of any rebu;idmg work

proposed

Fusthermore, ihis policy sﬁpdlates that the biiiding o be converted is of suff cient size
to provide for minimal ving accommodation without the need for furthar extensxcms

whish wotld harm the charaster er appearance of the building™

Policy H1 7 deals wﬁh deszgn ma&em i re?atmn ta Bam Cc-nverswns, and is of particvfar

relevanies it tHis proposal The Bolizy ‘elibllates ihat design should hé of B high
-gtandard, ' In keeping with local tradition, pariculary in term$ of matenals, geomefrzc
form and window and door openings, Fuﬂhermere devefnpment wilt not be pem‘ittied
where the impacts of the development, or the creation of a garden area, garaging or ¢ar
parkmg, w;il harm the appearance or ftmcf:un nf ’rhe ama

in order to comply with the above pe]rc:es, the number of new operiings, e;the: doors or
windows, ‘should bs kept 1o ‘& minimum. In general the drawings you subinittad have
adopted this principle However, | have concerns that the proposed design for the barn
doar, with the mix of glazing, stone walt and a door would be a fittie over- complicated,
and wot in line with the simple rural detalling of the eXisting building A more simple
solution, which maintained the existing épening, but Involving seme glazing wattld be
preferable in this case New rooflighits are generally resisted in bath cofversions of this
{ype, as thay are detrimental to the buliding’s charaster However, | note that thers is an
existing transparent pane! in the roof, which may give an opporfunify for a flush fitling
rooffight in Hs place Your proposals for new wiridows In the gables of the properfy are
more in fing With the character of the huiiding, and existing, though smaller openings
The proposal for the glazing of airvents also respects the character of the bullding,
althoigh any erzlargemants af thasa should preferably be kept 16 a minimum. Retentaon
of the lean- to building for garagmg is e reasonable proposal, ‘but again, it will be

important to design His faature with defanis that respeci and ‘enhance the buﬂding s

character

Any planning apphcatmn which sesks barn convergion and demohtion of this tvpe will
need fo be . accnmpamed by ‘aporopriate wildlife sufveys, 10 ‘Ensire ithat dny
deve&opmem s camied ouiin a  way %hat Is sens:twe to any existing | habl%ats

Pieasa be mindful of the fact that the above advies hag beeri giver on the basis of the
Jevel ‘of information subritted as part of the Fre- application enquary, “Whith soughi
guldance onthe general principle of development on this site. _

t trust that you ﬁnd the sbave 0.5338N¢if0¥?$ ¢f use and sis*ess that they répresent officer
opiniohs only, st the time of witing, gwen without pra}udwe fothe fi naJ deterrmna’aor} of

the applicatmrf szzbmz‘te:f
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Yoirs sincerely

GARETHFORT
PRE- PLANNING ADVIGE OEFICER

Mrs L Marsden

22, Standen Read,
Clitheroe

BB7 1JY
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Heritage Asset Statement -

Higher Flass Barn, Forest Becks Brow,

Wigglesworth

www jwpce couk

1, Introduction

1.1 This Heritage Asset Statement supports a full planning application for the change of
use of Higher Flass Barn to permanent residential accommodation. Paragraph 128
of the National Planning Policy Framework (NPPF) states that “in determining

planning applications, local planning authorities should take account of:

> The desirabilily of sustaining and enhanding the significance of heritage assets
and putting them to viable uses consistent with their conservation,

»  The positive contribution that conservation of herffage assets can make fo
sustainable communities including their economic vitality, and

»  The desirability of new development making a positive contribution to local

character and distinctivenass”,

1.2 The below details will therefore describe the scale and significance of the heritage
asset to be affected by the proposal. It will allow Ribble Valley Borough Council to
make a balanced judgement on the potential impact of the conversion, in line with

current national guidance.

2. The desirability of sustaining and enhancing the significance of the heritage asset

and putting it to a viable use consistent with conservation

2.1 Higher Flass Farm consists of a dwelling and several agricultural structures, accessed
from Forest Becks Brow (B6478), to the south of Wigglesworth, The farmhouse
currently forms a separate residential unit to the south of the site, however the land,
with a large shippon building, traditional barn and yard remain in active agricultural
use. The farm does not form part of a designated conservation area but it is within
the Forest of Bowland Area if Outstanding Natural Beauty (AONB).



2.2

2.3

2.4

Paragraph 5.13.2 of The Ribble Valley Local Plan.,recog.nises traditional built stone
barns as "very much a part of Ribble Valley’s character and heriiage” The
paragraph furthermore states fow "the objective of allowing conversions is to keep
these buildings well maintained and protect them as a feature within the landscape
for future generations”.  Through Policy Hi6 (paragraph 5.13.10) a clear
distinguishment is made between traditionally constructed barns which are worthy of

retention and modern farm buildings which are less so.

It has not been possible to obtain previous records of the barns construction date or
use. However, following a site inspection, it is likely that the barn was constructed
in the mid 19™ century for the purposes of hand threshing, The barn at present
consists of the principle structure with a single threshing floor which has been
internally divided. Three modern additions have been erected to the north, south

and west.,

Figure 1: Eastern Elevation

The principle structure is 7m to ridge height and features an unbroken slate roof at
3.3m to eaves on the eastern elevation and 4.5m on the western elevation. The

service yard of the farm is located to the east of the site and therefore the main
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features of the barn are located to the eastern elgévation.. This includes the large
barn doors which are inset, providing an external porch. The porch also provides

access to a small, storeroom which is separate to the main internal area. A further

doorway is present to the southern part of this elevation which appeatrs to have been
created at a later date. The roof of the eastern elevation features only one small

opening.

Figure 2: Western Elgvation

2.5 The western elevation is less exposed due to the presence of flora along the
boundary of the highway and the modern extension. The roof again features only
ohe opening and four small openings also exist along the elevation at a height of 4
metres although one of these has been covered. At ground level, this elevation

features a single doorway which currently leads into the extended part of the barn.

2,6 The north gable elevation features only two small high level openings. These are
also present on the south gable, along with three ground level windows. Due to the
presence of the modern side addition, only one of these windows is currently

exposed.
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Figure 3: North Elevation

Figure 4: South Elevation
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It is apparent from internal inspection that the agricultural use of the barn has
evolved over time. Whilst the barn currently lacks substantial active use (being
utilised for the storage of hay and farm equipment), that use for hand threshing
ceased and the layout was divided for handling of livestock, In particular, the

separate doorway from the eastern elevation leads to an area which is in view but

now inaccessible from the main barn / storage area.




Figure 6: Barn Roof and Timber Beams



2.8  Looking at the recent extensions, the addition to the northern elevation is accessed

externally and is only 6 metres in depth and 3.5m in height with a shed roof.
Materials consist of breeze block walling coated in external render and the roof is
corrugated asbestos. Asbestos sheet roofing is also a feature of the westem
-extension which is slightly taller at 3.5 metres and stretches the length of the
elevation. Further to the doorway from the main structure, this is accessed by two
large gates to the north and south. The exposed elevation material is principally
corrugated iron. The third and most recent addition is to the south of the barn, at a
depth of 5m and 3.5m in height. The structure is constructed of breeze blocks with
corrugated iron roofing which also covers the upper half of the elevation. Access is

made externally from the principle barn building.

2,9  Whilst the barn is not listed, the original structure is in light of adopted planning
policy and the above site assessment regarded a Heritage Asset. It is therefore
relevant to look towards viable means of securing an active role for the barn which

preserves and enhances the agricultural character.

2,10 The Structural Report submitted with the application identifies that works are
required to improve its soundness for any use future use (including continued
agricultural). It also recognises that if works are not undertaken then it is likely
that the barn wili in time collapse. Given that the barn is utilised only for the
storage of hay and basic equipment, structural works undertaken as part of a
conversion present an opportunity for the preservation and enhancement of the
barn which is unlikely to be made available through continuation of its present

function.

3. The positive contribution that conservation of the heritage asset can make fto

sustainable communities including_their economic vitality

3.1 Since the farmhouse is within separate ownership to the agricultural enterprise,
workers currently travel to the farm from outside the area. Agricultural activity at
Higher Flass Farm is currently expanding and in 2011, Ribble 'Valley Borough
Coundil approved an extension to the existing shippon building through application

reference 3/2011/0658, Due to its age and condition, intensive use of the
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4.2

4.3

4.4

traditional barn has now ceased and it is principally. used for the storage of hay and

equipment.

Conversion of the barn would allow for a presence to be maintained at the farm for
-its full-time operation, This would ultimately reduce the number of car journeys to

and from the site in accordance with wider spatial planning aims.

The desirability of new development makina a positive contribution to local character

and distinctiveness

The various extensions that have been added throughout the barn’s history detract
from the traditional rural characteristics of the principle structure. The submitted
application drawings intend to remove the extended elements to the south and
west in order to restore the barn and increase its prominence as a Heritage Asset
amongst the farmstead. This will be of substantial benefit to making a positive
contribution to the local character. The extension to the north will furthermore be
re-built to form a garage using stone and with a slate roof, to match the materials

and character of the main building.

Structural works to roof, gable elevations and archway will use reclaimed materials,
improving the quality of the barn to a standard where it may continue to be used
safely. Although it is normally sought to avoid re-build works, these will ultimately
be controlled through the planning permission. This will ensure that the historic

building will retain its quality and will continue to enhance the AONB.

The principle building will create residential floorspace across two levels. New
windows will be created to the first floor gable elevations and the removal of the
extension on the southern elevation will expose the further two existing windows to
the ground floor. Three small first floor openings to the western elevation will be
narrowly expanded to create slit style openings, serving each bedroom. A new

window will also be created to ground floor to serve the kitchen.

To the principle eastern elevation, three new openings will be created in the roof.
The existing door to the southern most part of this elevation will be retained,

however feature glazing will be located within the external porch in order for this



4.5

4.6

area to become a hall and stairwell. Whilst the smaller openings acrossQ la ﬁrzt 3 P

floors of the building are essential for the functioning of the property, the large area
of glazing will ultimately draw visual attention to the historic former large barn door

access.

The setting of the barn will be preserved through the continued use of the existing
yard to the east of the site, as part of the working farm. A private residential
garden will be created in the place of the western extension, which will be accessed
from the existing door on this building elevation. The presence of trees and flora
along the bpundary with the highway will screen the garden, retaining the public

perception of the agricuitural use.

As a result of the proposal, the works to convert the barn will positively enhance
character by improving the historic structure and removing modern additions to
expose the original stone built structure, The additional openings have been kept
to @ minimum and are designed in order to promote local distinctness, as features

of similar agricultural buildings within the AONB.

JWPC Limited
September 2012




STRUCTURAL REPORT

HIGHER FLASS FARM BARN

SETTLE ROAD

BOLTON-BY-BOWLAND
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STRUCTURAL REPORT
HIGHER FLASS FARM BARN
SETTLE ROAD
BOLTON-BY-BOWILAND
BB74NY
TERMS OF REFERENCE

A structural inspection of the above property was carried out on 14% Ap gust, 2012 to
examine and report on the structural integrity of the above property with regard to iis
suitability for conversion to dwelling

The survey comprised 2 visual inspection of the elements and fabric of the superstrycture
but did not include an inspection of areas covered, unexposed or inaccessible

This report has been prepared for the Client and no responsibility is accepted to any third
party for its contents.

This report has been prepared as part of a Planning Application Submission and is to be
read in conjunction with Drawing Nos. 125-01 and 12502 and Photograph Nos 1.~ 17

INTRODUCTION

The property was built atound the middle of the nineteenth century and is a tiaditional
detached barn structure, weathered by duo-pitched grey slate roof on rafter and pwlin
construction on timber king post trusses. Masonry walls were approximately 500 mm
thick, faced in random stone

Registrazion No 3912180, VAT Registration No 3753388 24 ~ Incorporated in England * Director: D } LINGARD 5 Sc (Hons), CEng MI CiE.




Higher Flass Farm Barmn, Settle Road, Bolton-By-Bowland

OBSERVATIONS

Plate 1 shows extemnal view of the easterly elevation. A significant vertical crack was
visible to the arch at mid-span (Plate 2)

Plates 2 and 3 show significant cracking to the masonty joints 16 the 1ight side of the
archway enfrance,

Plates 4 - 6 show the southerly gable The wall was observed to lean inwazrds above the
adjoining lean-to and fine cracking was noted to the masonry joints near roof lsvel at the
easterly coiner. '

Plate 7 shows general view of westerly side wall and southerly gable

FPlates 8 - 9 show westerly side wall. No signs of any recent significant movement were
evident.

Plate 10 shows general view of easterly side wall and northerly gable,

Plate 11 shows ﬁortheziy gable. The pike was noted to lean out of plumb significantly
and the wall generally was bulged (Plate 12)

Plates 13 and 14 show condition of King Post Trusses which were in good structural
condition.

Plate 15 shows general condition of timber roof putlins which were in reasonably good
structural condition

Plates 16 and 17 show vertical images of the 100f construction which was displaced
significantly towards the northerly gable.

An internal inspection of the walls showed them 1o be displaced, compatible with the
movements determined from the external inspection.



3

Higher Flass Farm Barn, Setfle Road, Bolion-By-Bowland

CONCLUSIONS

The bam has historically suffered significant settlement, the main effect being to the
northerly gable The seftlement has given rise to significant lateral displacement of the
northerly gable masonry with consequential cracking to the easterly arch structure and
side wall, displacement of the upper part of the southerly gable, and tilting of the King
Post Roof Trusses towards the northerly gable

Although movements have attennated, overall stability of the northerly gable is being
assisted to some extent by the adjoining lean-to which buttresses the gable, however there
still remains a potential for instability which could result in a collapse of both pikes and
the roof structure if remedial measures are not instigated.

‘In order to safeguard long term stability, the following recommendations should be
implemented.

The proposals for conversion can be carried out satisfactorily, provided the following
recommendations are implemented, in addition to other works of maintenance, repair and

modernization.

RECOMMENDATIONS

1 Take down northerly gable complete and rebuild in reclaimed materials on new
foundations taken down to firm stratum.

2 Take down pike of southeily gable and rebuild in reclaimed materials.

3 Take off roof structure and replace to vertical and horizestal alignment using
reclaimed materials,

4 Repair arch structure and cracking to archway side wall.

g

g‘fi:_g)w)

D. 3. LINGARD.
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Ref. B 882

Protected Species Survey: Bam at Higher Flags, Settle Road, Bolton-by-Bowland, Lancashire, BB7 4NY

You have requested a protected speciés survey on bihalf of your client Andy Rigby, as a condition of a
planidng applicatidn fo Ribbig Valley Barough Council for a barn conversion and building alterations, The
axisting building ¥ #Rowst-in figures 1 to 6 of this report :

A schping survey and daylight inspection was undertaken on Tuesday 28 June 2011 between 09.00 and
10.89. The weather atifje time of the visit was warm, dry and bright (max temperature: 20°C; cloud cover:
18%: wind: light north-$eesterly) pr'oviding optimal conditions for a daylight survey.

Hagpection has found no évidence of roosting bats or ‘barn owls within any part of the building,
eohegquently it Is vely unlikely that roosting bats will be disturbed during the proposed development

Survgy methodology
‘I'hé scoping survey provides a daylight assessment of the property during the optimal survey period for bats

The aim of a bat inspaction is to make an assessment of the potential value of the site for European
Protected Species (EPS) and to establish whether bats have ever been active within any part of the property
that will be affected by the bullding operations - : '

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

Regommended survey methods (Natural England / Barn Owl Trust) were used to assess the use of the
building by barn owls and other wild birds; normal search procedure includes inspecting the site for evidence
of ggoppings, pellets, discarded prey items, feathers and nest debris. Guidelines are those recommended by
Natural England, Bam Owis on Sife — A guide for developers and planners, March 2002.

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



Personnel
The survey was carried out by David Fisher {Earthworks Environmental Design) - an experienced ecological

consultant with more than 25 years experience of bat ecology and fleld survey work and a Natural England
licence holder since 1890; current NE licence No: 20103384, (Conservation, Science and Education).

Constraints

The inspection was carrisd out using ‘no'h-:intrusiv'e}’_ survey techniques to determing bat activity (reference:
Bat Surveys, BCT, 2007, p23) - - :

Activity ioggets and / or ultrasonic bat detectors were not used during the scoping survey,
Evening emergence and / or dawn re-entry surveys at the property have not been undertaken

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

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

Absence of records does not imply that a particular bat species is not present within the recording area.

Data search

A local data search was carried to identify records of bat activity within 1km of the site. The following bat
species are present within the wider district (ie. NBN 10km square SD75)

o Natterer's bat {Myolis nattereri)

e Whiskered bat / Brandt's bat (M mystacinus / M. brandfii )
= Daubenton's bat (M. daubentoniiy

s Common long-géred bat {Flecotus auritus)

¢ Common pipistrelle {Pipistrellus pipistreflus)

¢ Soprano pipistrelle (P. pygmaeus)

= Noctule bat {Nyctalus noctula)

There are no records of roosting bats or barn owls at this property. The nearest known bat roost within a
building is at Monubent, near Forest Becks at NGR: 8D 794518 (common long-eared bat)

The following websites and datasets were consulted during the preparation of this report:

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

East Lancashire Bat Group

North Lancashire Bat Group

Lancashire and Cheshire Fauna Society

Lancashire Biodiversity Parinership

East Lancashire Ornithologist's Club

Biological Heritage Sites Partnership (LCC, NE and LWT)

EED dataset (Lancashire bat records 2000 - 2011)

10 Magicmap interactive map

11. Natureonthemap (Natural England)

12. Multimap

13. Google Maps

14. MARIO - Maps and related information online (Lancashire County Council}.

CENIODLON S



Survey resuits

340!208 3P

There is no evidence of bat activity or bamn owl roosting / nesting act;v;ty at this properly.

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

All external features of the buildings including stonework, roofing materials and. roof verges were inspected
for evidence of bat (and owl} activily, none was found All lean-o buildings, under crofts and hay lofts were
also inspected for evidence of protected species, none was found.

Birds are currently active within the building; a brood of recently fledged house sparrows was present within
the lean-to building on the north gable apex wall, also there are several roosting and nesting barn swallows

inside the main barn.
Survey evaluation

¢ The scale of impact of the proposed development at site level on jocal bat populations is likely to be
negligible / low,

e The potential of the existing building to support roosting bats is moderate / low, although solitary roosting
bats may very occasionally be active within some wall cavities or beneath roof slates.

e The potential of the property to support a maternity roost, hibernation roost or transitory / mating roost is
refatively low; the overall conservation significance of the building is alse low.

e The surrounding land / habitats provide moderate feeding, foraging and commuting habitat for bats;
however, the site is not adjacent fo high-value feeding and foraging habitat and there are no extensive
areas of broadieaved woodland, plantation, riparian habitat, open water or river channel adjacent to the

site
The location of the property is likely to be sub-optimal in terms of bat feeding and foraging habitat

Summary and recommendations

There IS no ewdence cf roostlng bats or nestmg bam owis at tms property




impacts and Mitigation

RAITIGATION NOTES:

Mitigation refers to the practices adopted to reduce or remove the risk of disturbance, injury or death of 2 protected species or
damage to a roost. The Bat Mitigation Guidelines define mitigationas
activities and reduce or remove the impact of development”.

measures o profect the bat population from damaging

ACTION:

METHOD:

1 Timing constraints

None.

3 Accidental exposure of bals

In the uniikely event of bats being exposed or vuinerable to harm, alf work in that area must
stop immediately. Cover the exposed bats to reduce {further risk of harm and seek further
advice by calling the Bat Conservation Trust (BCT) helpline on 0845 1300 228

Stop work immediately if bats are exposed or fikely to be disturbed
Al confractors should be aware of their responsibiliies fo protected species If

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

4 Avoid handling bats

GConiractors should avoid handling bats but where there is no alternative, use gloves ora
smali container to move them to a dark and quiet area, preferably without causing them to
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 1o mitigate for the potential
impact on bats - see notes on ‘Bats and the Law’ in this report.

8 Further advice

if you require further advice on bats during the proposed building aperations or i you find
an mjured or resting bat, call BCT immediately; they will normally contact & qualified bat
worker in the local area who will visit the site and provide further advice free of charge

7. Post-development moniforing

None.

8 Additional survey effort

Not required

Please note: | do not provide a copy of this report fo the local planning author&y therefore it is your

responsibility to forward the report to Ribbie Valley Borough Council

Yours sincerely

cr%c“x *&_“:ﬁf;,

bBavid Flsher



APPENE:IXA 3201208'339

Wildiife legislation — Bafs and the law _ .

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 Ack 2000 amends the Wildlife and Countryside
Act to also make it an offence o intentionally ot reckiessly damage, destroy or obstruct a piace that bats use for shelter
or profection. All species of bats are listed on Schedule § of the 1981 Act, which makes #t an offence to:

intentionally kill, injure or take any wild bat
infentionafly or recklessly damage, destroy or obstruct access fo any place that a wild bat uses for shelter or
profection. This is taken to mean ali bat roosts whether bats are present or not

e infentionally or recklessly disturb any wild bat while if /s occupying a struchire or place which it uses for shelter
or protection.

Protected species (Bats) and the planning process?

For development proposals requiring planning permission, the presence of bats, and therefore the need for a bat
survey, is an important ‘material planning consideration’ Adequate surveys are therefore required to 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 Simifarly, adequate survey
information must accompany an application for a Habltats Regulations licence (also known as a Mitigation Licence)
required to ensure that a proposed development is able to proceed lawfuily.

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

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

{Mitchell-Jones, 2004)

Protected species legisiation appties even following the granting of planning consent I the presence of protected species (eg.
nesting birds, bats, eic} is suspected at any time during construction then work should cease and Natural England should be
contacted for advice.

* 223 - Planning for development, p10. Bat Surveys Good Practice Guidelines, BCT (2007)

Other references:

Bats, development and planning in England, (Specialist support seriss) - Bat Conservation Trust, 8" Floor, Quadrant house, 250
Kennington Lane, London, SE11 5RD, 0B45 1300 228

Glarification of the legal duty of Local planning Authorities' to European Protected species: High Court Judgment June 2008: (Wooley
v Cheshire sast Borough Council) - Bat Conservation Trust.

Defra Circutar 01/2005 (to accompany PPS 9) - Department for Environment, Foed and Rural Affairs  wwwr.defra.gov uk

Matural England 1 East Parade, Sheffield, 51 2ET, Enquiry Service: 0845 600 3078 enguiries@naturalengtand. org.uk
Natural Englang, Cheshire to Lancashirs Toam, Electra Way, Craws, Cheshire, CW1 834 Tel: 01270 754227



