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Application for Planning Permission.
Town and Country Planning Act 1550

Publication of appltcatlons on planning authority wehsites. .
Pleasa note that the Information provided oh this application fors and ln supporting documents may be published on the AuthoTity's website,
IFyou require any further clarification, please contact the Authority's planning depiaHtnent.

1, Applicant Name, Address and Contact Details _ T . - . )

Tatle: EI First name: [L : i SUFnarmne: |Caine - '

Lornpany name ! . . |

) - . Cauntry Matitnal E;-.'rensi-pn
Lrent address: Rathmers Code Mot Mumber

< |aicburn ' | tetephone number 1_ H_ | H _ i

: _ Mabile ritmber: : | J ! 1 I
Tevwen /ey Cltheroe :
County: Larcs ' Fax umbier: [_ l |— | L !

Country: Ernall address:

Postcode: BEF 3AE : : : ) . ] . J
Are you an agent acting ¢h behalf of the applicant? {w yes (T Mo
. i o

(2, Agent Name, Address and Contact Details

r 3 .
Title: EI First Mame:  |ludith _i Surnzme; |Ek:lug1z|5 ' . |

Campaty Ranes EJanE: Dilwon Town Planners Ltd . 1

: . - : : - Country  Watlgnal Extension
Street address: 104 Whalley Road : " Coda Humber Murnier

Talephone nuinber: 1 J |:]12~|]B425551 . | 1___]
Mohile number: | —| I : ___1 I:I

T3 Clitheroe
R4 ] Fax number: | | 1 | [ |
County: l.arcs :

Country: : : Email address:. .
Posteode: BET 1AW ] |jud'rt_h@jdimntownplanners.cn.uk !
N, B B r,
- ™

3. Description of the Proposal
Please desrribe the proposed developrment inchuding aty chiange of use:
E-Er_bensinnof dwelling inta ad)ainlng warm, conversion of cuthuildings into ane dwelling and erectlon of menage, stables and garden skare
Has kb building, wark or Change of use already started? (" Yes (& Mo
" -

Rab c: 7418 Plarqiing Foral Releracnon:




(4, Site Address Details

Full postal addyess u::f thg slte fincluding ful pestiode wherg svailabie) Drascrlption:
Houss: I ' F . Suffbs !
Hause name: Duany House '
Etreet address: _
frosite B

Town/City: Skiptan

Caurty-
Posteode; BD23 45Y

Description of bacatlon ar a grid reference
(must be completad if postoods is not knawn):

Easting: 375057
Merthlng 454080
D ———— .
5. Pre-application Advice
| Has asslstancs or prior advice been sought from the local autharity abowt this application? ™ Yes {® Mo
. Pedestrian and Vehlde Access, Roads and Rights of Way
I3 & new or altered vehiste accéss proposed to or from the public highway? - ™ Yes {F HNo
I5 & new or altered pedestrian aocess proposed to or from the public highwayT . " Yes {¥ Mo
Are there any new puslic roads to be provided within ti-ua site? ™ e (@ Mo
Are thera any new puiilc rehits of way to be provided within or adj-a'ﬁ_znt 1:1} tha sike? - et {T Mo
[ the proposals require any diversions/axtingulshrments and o créatian of fghts of way? £ Yes (@ Mo
e — - - -
il N . .. N
7. Waste 5torage and Collection A
D the plans incarporate areas to store and ald the collection of waste? F Yes  { Mo
If Yes, please prowvide detatls: . . . .
EEEEE is adequate space within the eurtilage of the dwelling for the storage of waste and a covered manure storage grea is pravided for the stabtes, I
Have atrangements been made for the separate storage and coliection of recyclatile waste? (& tes (" No
IF¥es, please pravide details: . . ' .
lehere i5 adequate spaca within the curtil'ages ef the dwellings for the storage aof recyclable waste, I
g . N = .' -
' . : .
4. Authority Employee/Member A
With respectto the Authority, | am:
{23 a member of staff
{b} an elected member
i) related to & mamber of staff
{d] related ta an elected member .
D ity of these statements apply to you? " ves (% Mo
. )
!

'y
9. Materials
Ffense state wihat tnaterials (inebuding type, colour and navme) are ta be used externally {if applicablel

Watls - description: ]
Cexcription of exfsting materials and finlshes:

|Natura| stang, render, timber cladding and blackwor: te house and outhulldings

Description of propased materials and finlshes:

Eb‘,armral stane sweet and chestnut thember cladding to new dwelling. Timber hoarding ta stables and garden store.

Roof - description:
Crescription of exlsiing materals and Rnishes:

|5w_r|e flags ties and cornugated metal sheet

Cescription of proposed materals and finishes:

L}51:§:umefla~;|s, hlye slate and fotrugated metal rogf.

Raf¢4: 3303 FlredrgPonzl Ralerein:



iy

(" 9, {Materials continued)

Windows - descriptiom:
Description of existing materials and finishog

32@121110?

[Pairved timber

Descylption of prapased materials and fnishes:

] [Palnted timber

Dowrs - dns:riptmn
Descriptin of existing matarals and finlshes;

;P‘ain‘ted timber

DE’S:ﬁptiD'n.UfpmpDSEd raaterials and finlshes:

[Fainited timber

. .i:;'ul'il_lar!.' traatments - dascekptinn:
Drescription of exising maténlals and finishes:

|Dr3r stone walls skeckproof fencing

Descrlptlm afpmpased matetials and finishes:

[Dr‘;stone watls, stock praff fencing , 1.5m high dose bmrded ferce aroand th.e garden o the haw dwelling, post and rail fefcing te the Tenage

Vehicle accass and hard standing - descrlption;
Descriptinh of exfiiing materals and Enlshes;

]Duncrete and crushed stone

Crescription ufpmpnsedmatenals and flnlshes:

|Conuete and gravel

Are you supplying additional informatian on suirmitted plants]a’dravﬂng[sj.-’demgn and access staement?
f Yes, plaase state refarences for the planis)/drawingls)/design and adcess statemant:

(s. Tes

O Mo

E‘ugn Access and Planning Statement
Herltage Statement

Stuctural Survey

Protected Species Survey

4 266-05 Existing plans and elevatipns
d268-0aA Proposed plans and elevations
4263.07 Locatlon plan

4268-06A Stakle and menage

'?n.' Vehicle Pariing

Pleazg prowkie irlformatlcln an the exleting and progosed number ﬁfu:m stte parking spacas:

Type of vehicle " Evistlng aumber Total proposed (inclueding spaces

Dilfference in
Spaces

of spaces retainad)
Cars 3 . e 7

Light goads vehldlespublic carmier vehicles

Martoroyeles

Cyicle spaces

a 1]

a {

DHsatblliey spaces L] 0
' o ' 0

z Q

Other{e.g. Busk

LR =T =R =

Shon description of Other

gl

(11. Foul Sewage

Please state how foul sewage is to be disposed of;

Saptls tank @ Cess pit ' D
Dither

Mains sewer 3 Package treatment plant [l tnknown

L

Aire you prapasing to connect 1o the existing deainage system? ™ Yes [ Mo (% \Unknown
u .

Rab o 24 Hanéng PomaRetaroren:



f12. Assassment of Flood Risk

b5 the site wlthire 3r area at rick of fboding? (Refer to the Envikenment Agency’s Plood Magp showdrg
fload zones 2 and 3 and consult-Environment Agency standing adwice and wour local planning authortty
regquirements for informatlon as necessany . . {7 vYes % Mo
IF¥ess, o weill need to submit an appropriate flood dlsk assassment ta corsider the rizk to the propased sita.
I3 yerur prapasal swithin 26 metnes of a ﬁarercnurse fe. river, stream or bedk? {7 Yez {& HNo
Wil the proposal Increase the flaod risk elspwhereT " ves (W Mo
Haw will surface water be disposed of? _ )
™ Sustainable drainage system r Main sawer I'-w Pordake

{¥ Soskaway [T Existlng watetcolire
L

(13, Eiudhersity and Gmlogical Conservation

To assist in answering the fallowing que'sti&ns refeer Lo the guidance notes for further information on when there is a reasonabibe lkellhood that any Impm‘tant blodiversity
oF geologital conservation features may be prEsent o nezrby and whether they are [ikely to be affected by yaur propasals.

Hawlnig I‘EfEHEd ta the guidance notes, is thete a reasonable likellhaed of the following being affected adversely ar conserved and enhanced wuh.ln the apphcatmn s|te QR
on land adfacent to or near the application site:

a} Protected and pricrity species .
(™ e on the develnprment site {7 Yes, onland adiacent to or hear the propased developrent (e No
b Destgnated sltes, Important habitats ar other Fiodlversity featuras

™ Yes, on the development she {7 Yes, anland adjacent to or near the proposed development - [ Mo

¢l Features af gegloglcal cohservation importance

k(‘?‘. Yes. an the developmeny site {*. e, on land adfzcent to or near the propased develgpeent [? MNe .

14. Existing Use ' S
Ploase deseribie the current use of the sita: ' ' ' ' - R :
fHouse with domestic outhilldIngs and garden ' ' L
Is the st currenthy vacant? & Yes £ Mo

If Yes, please describe the lzst use of the site: L . i ] .
iHouse with domestic outhuildings and garden - T o : l

When d1d thls use end [If knewwn) [DOMMY Y7 1111 uzmnﬁ: !
Does the propisaf Invaive any of the fallowing? 7 _
If yes, you will need to sebmit an appropilate cortamination assessment with your application.

Land which |5 know b be contaminated? { Yes {& MNo
Land whare cc.mtaminatiun is suspected for all or part of the site? . & Yes (@ Ho

X & proposed 4se that woutd tfe particubarty wutnerable to the presence of contamination? _{""_ Yas {'i' Mo

(15, Trees and Hedges L ' . ' . o
ATe there Hees or hedges on the pI'CI]ZK;ISaEd developrment site? { Yes ﬁf M

Andon Are there treas or hedges on land adlacent to the praposed development site that could influence the )
development ar might be important as part of the focal landscape character? (7 Yes (& Na

IF Vies ber gither or bath of the above, you Tay need to peevide & fall Tree Survey, at she discretion of your Iocal planning avtherity. If a Tree Sunsey |s required, this and the

accompakylng plan shautd be submitted alongside your application. Yol local planning authority should make clear on its wehsite what the survey should comtain, in
accardance with the cugrent "BS5837- Trees in relatian to construction - Recommendations',

S

5. Trade Effluent

[roes the prapasal iwolve the need ta dispose of trade effluents or waster? " Yes (& Mo

p
17. Resldential Units

[roes your proposal Include the gain or loss of residential units? (& ves { Mo
L

NPECs: 24N Plarcing Pl Relerance:



(17, Resldential Units {contlrued)

STUTT T OP

" Yes (& Mo

Market Housing - Proposed Market Housing - Exlsting
. . . Nun'-uhqr_uf bedreorms ' . . Muemiber of bedrooms,
. 1 P 3 " ar | Uniknown ' 1 2 3 a4+ | Unknowri
Hauses o Houses
Flats/Malsonettes Flats/Matsnheties
LW@-Wqu units Liwe-Wark units
- Clustey fats tli.usner'ﬂa?s
Shaltersd howslng She&beml_:i hausirig
Bedsit/Studlos Bedsit/Studios
Unkngwn 1 Unknown
Proposed Market Housing Total [:I " Exlsting Market Housing Total |:_]
Ovarall Rasidential Unkt Totals ' h
Totat propoied residential wnits . L
L Totat existiris resldenttal unltsr B )
(16. All Types of Development: Non-residential Floorspace A
Drvess your propesal involve the bozs, gain or change of use of rt_un-resldential ﬂm:_urspa:u_n;ia_?

,—1 % Emplﬁymem

IF knowen, please complete the fablawing information re_a_'ardln.g'emplwees:

Full-time

Erpivalent numizer of fislltime

LN

Parbtime
Exlsting emplovees i o - 4
Proposed emplayess p e O e

(20. Hours of Opening

if kmoswn, please state the houre of opening for each nonTesidential use proposed:

. .

Lise Manday ta Frlday Saturday Sunday and Bank Holidays b Mot
: Start Time End Fimne Start Timne End Time Start Tlne End Time Knciern
r -
21, Site Area
What is the site area? km‘gn - fhectares |

'zz. Industrial ar Commercial Processes E_md Machinery

type of machinery which may be insalted on slte:

Flease describe the activities and processes which would be castied out on the site and the end products Including plant, ventilation of alf condiloning, Please inclade the

lsthe proposal far a wasie management development?

. "l"|;5 . {?_ .N.t;

9

'23. Hazardous Substances

{ Yes (@ HNo

LIs any hazardoys waste invabved in the proposal?

4. Slte Visit

(™ Yes (W Mo

If the plannlng authority needs to make an appointment to carfy ot 8 site visit, wham should they contaced (Please select_nnly one)

Can t_he xite be seeri from & pueblic road, pubic footpath, bridlaway or other public land?

{¥ Theagent {" Theapplicant {7 Otherperson

L

Rebs: 2R Plansingfelal Reforei:.




r .
| 25. Certificates {Certiﬂcate A)
' Certificate of Dwnership - Certificate A
Town and Eountry Flannlng (Cavalopment Management Procedure] {England] Order 201 & Certificare under Article 12

“freshold interest or leasshald interest with at east 7 years left to rund of any part of the: land o building to which the application refates.

} certify/The appHeant certlfies that on the day 27 days before the date of this application npbody exgept myselff the applicant was the pumer (owner is PEraa wﬂh a

Ttke: Flrst name: |._Iu|:|ith . ] |5umame¢ |Doug!e!5

Personvole:  [agerme | Dedtaration dat; 051 2/2012 | Dectaration mads

F — - - =
25, Lertificates {Agricultural Land Declaration) ]
Agri;ulturai Land Daclaratlon
Town and Country Planning {Devalopment Management Procedurel ([Engtand) Order 2010 certrﬁmte under Artide 12

Agricultural and Declaration - You Must Complete Either A or B
{#) Mone of the land to which the application reléte_s Is, ar 1s part of an agricultural holding.

(E1 1 havesThe applicant has given the requisite notice ta every persen othe than myself/the applicant who, on the day 21 days before the date of this appilcatlur‘g.
was a tenant of an agricultural holding of all or pare of the land to which this application relates, as listed belaw:

T ary part of the land is an agrigultural haldlng, of which the appHoant |s the sele tenant, the applicant should complete pant (B) of the Farm by writing 'sale tenant -
not appicabile’ it the first column of the table balow

o

Title: IE::] First Mame: |Jud|'th - | Surnanie:  |Douglas -

Persan rple: |.n5.gent i Declaration dave: Iusnz.fznu I %] Declaration Made
W

(6. Declaration

e herehy apply for plannity peronission/consent as described in this form and the accompanying plans/diawings and
additianal infarmaticn. fwe conflim that, ta the best of my'aur keowledge, any facts stated are true and accurate and any

opinians given are the genuine oplnlons of the personis) giving them. B Date I1j5,.r't 372012
.

Rt (M2 2700 Fiannmg Pamee Fedennie
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HERITAGE STATEMENT

IN SUPPORT OF A PLANNING APPLICATION TO EXTEND A
DWELLING INTO THE ADJOINING BARN, CONVERT A BARN
AND OUTBUILDING TO A DWELLING AND ERECTION OF
STABLES MENAGE AND GARDEN STORE.

AT

QUARRY HOUSE,
TOSSIDE,
NORTH YORKS BD23 4SY

Janet Dixon Town Planners Ltd.
10A Whallay Road

Clitheroe

Lancashire

BB7 1AW

Tel. no. 01200-425051/07887-554397



HERITAGE STATEMENT IN SUPPORT OF A PLANNING APPLICATION TO EXTEND A
DWELLING INTO AN ADJOINING DWELLING, CONVERT A BARN AND OUTBUILDINGS TO A
DWELLING AND CONSTRUCT STABLES MENAGE AND GARDEN STORE AT QUARRY
HOUSE, TOSSIDE BD23 45Y

Nétinria:l Planning Fniity Frafhewbrk.

The National Ptanning Policy Framework paragraph 128 requires planning applications for
developments which include a beritage asset to be accompanied by information to
describe the heritage asset in a level of detail proportionate to the assets importance.

in deciding whether a heritage asset is affected by a propesad development any potential
heritage assels need to be identified. in .E_&:Jme cases this is quite obvious because the
bﬁilding or structure has statutory protection such as a listed building or registered park or
garden these are termed as designafed assets. In other cases the heritage asset may
have been identified by the local pianning autherity through the plan making process eg.
building of townscape merif, within 2 conservation area, or it may have been identified

through the development management process.

The purpose of this Heritage Statement is to identify the heritage asset. Following
_identification of the heritage asset it is necessary to assess the significance of the
heritage asset. Finally it is necessary fo assess the impact of the development on the

heritage asset.

Identifying the Heritage Asset.

Gluarry House comprises a farmhouse, with a large attached stone barm linked by a singie
storey cattle shed to a two storey caitle shed and store with further single storey storage
buildings beyond. These descriptions such as farmhouse’ and ‘cattle shed’ describe the
function for which the buildings were criginally constructed they are not a description of the
current use as all of the buildings have been in domestic use since the site ceased to be
used as a farm some 30 years ago. Access to Quarry House is from a track from the road
it approaches from the west and runs in front of the tuildings on the squth side ending in
what was foermerly the farm yard which has now been modified into a garden and parking
area. The front of the farmhouse, the wagon entrance to the attached bam and the main



apenings to alt the other building all face the south. To the front of the farmhouse is & very
large garden area.

Quarry House is set within open grazing land. The land slopes gently downhill from north
to south. There are no public footpaths through or near to the site.

Designated Assets, Local Plan, Desk Based Assessment.
The site is not within a desighated conservation area and none of the buildings within the

group are statutorily listed.

The site is within the Area of Outstanding Natural Beauty as identified in.the adopted
Ribble Valley District Wide Local Plan. Policy ENV1. Traditionally constructed rural
buildings are identified as being suitable for conversion to other uses in the local Plan, in
order to ‘keep these buildings well maintained and profect them as a feature within the
landscape for future generations’. Paragraph 5.13.2. The Local Plan recognises
traditionally built stone barns as heritage assets in making this statement. it also
distinguishes between traditionally constructed barns which are worthy of retention and
modermn farm buildings or properties consfructed in a siyle or in materals not in keeping
with the area. Policy H16.

We can assess from this that these traditionally constructed stone farmhouse, bams and
outbuildings ¢an be considered as heritage assets. The landscape setting of the buildings
i$ also & heritage asset.

We have consulted the Community History Section of Clitherce Library who has provided
the maps attached in the appendix. The ma.p of 1847 shows two buildings on the siie.
They are in the same positicns as the fanrmhouse and attached barn and the two siorey
stone building which are on the site today. It also shows the position of the guarry to the
south of the site from which the house takes its name.

The map of 19¢1 shows the farmhouse and attached barn together with the main two
storey outbuilding and another small structure to the west in the positions which they are in
today and with the same footprint. A track is shown leading to the farm from the west and

the quarry is still shown with a track leading to it.



There is a plaque over the front door of the house with the dates 1803 and 1876 inscribed
on it suggesting that the house was built in 1803 and restored in 1976.

This suggests that the present Farmhouse was constructed in 1803 and the main
components of the group are likely to have been in their present form from at least 1847.

We have contacted the Heritage Environment Record at the County Council who
responded, "We don't have any records for this building; but since it appears on the OS
1850 six inch map, it is possible that some archaeclogical work may be recommended by
my cofleague, Doug Mair.”

We can conclude that the heritage assets of this site are the farmhouse, the attached
stone barn, the two storey outbuilding, the layout of these buildings, and the setting of the
buitdings in the landscape.

Assessment of the Significance of the Heritage Asset.

The house is coursed stone on the front elevation with random coursed stone to the side
and rear eievation. The corners have large quoin stones. The windows and doors have
stone heads cills and jambs the front and rear doors have pitched hoods of 2 stone slates.
The roof is coverad in stone slates aid in diminishing course with stone copings and
kneelers. Cast iron gutters are carried on stone brackets. There and dressed stone
chimneys on the right hand gabie and at the junction between the house and the barn.

There is a modern single storey extension on the right h_and gable.

The attached stone barn appears to have been constructed at the same time as the
. house. The stone work is continucus across the rear elevation the bam and house and the
barn roof has coping and kneselers which match the house. The rear elevation, ridge line
and front elevation are all in line with the house except for the wagon enirance which
projects forward under a continuation of the. barn.mnf. it is constructed in random coursed
stone the majority of openings have stone heads, cills and jarﬁbs with large quoin stone on
the comers and the sides of the wagon entrance. There is evidence of breathing holes

which have now been blocked.



The main wagon entrance to the barn on the southern side heneath a hood created as an
extension of the rocof. There is a door from the wagon enfrance into a store at the right
hand side which is also beneath the exiended roof. Opposite the wagon enirance on the
rear wall is a door which coutd be a threshing door. There is an additional door fo the right
of this. The left had side of the barn floor is at a lower level and shows evidence of being
used as catile stalls with a platfiorm for the storage of hay above. Access 10 the stalls is
from an external door on the front elevation and a second door in the centre of the gable
elevation. On the right hand side of the bam there are modern steps giving access to the
loft space above the store at the front of the building and on the ground floor there is a
connecting door from the bam into the house. The roof is supported on two queen post

frusses.

The two storey outbuilding is constructed out of coursed random stone with a large door
opening to the front elevation with a second door next to the right hand gable. The roof is
covered with corrugated sheet. On the rear elevation there is & single storey lean io of
random stone and corrugated sheet roof. The footprint of this building including the lean to
is cieariy shown on the OS 1809 plan together with a further small outbuilding to the west.
The two storey outbuilding has been adapted for different uses over fime. The more recent
agricultural use appears to have been as caitie stalls on the ground floor with sterage
above and used in connection with the building which was created between this
outbuilding and the main barn. in the mid C20th. The 1960’s aerial photograph on the
t ancashire County Council mapping service clearly shows a roofed building between the
" two storey outbuilding and the main barn at this time. The interior of the single storey
building is clearly designed to be a milking parlour with some of the pipe work still intact.
The provision of this milkking parlour between the two outbuildings would have meant that
the forking hole in the east gable elevation {now blocked) became inaccessible and may
have required new first floor openings to be created.

The former single storey milking patlour is constructed with random stone walls to the front
and rear which butt up fo the gable walis of the farge barn and the two storey cuthuilding.
The corrugated sheet roof is supported in metal trusses, There are two windows on the
rear elevation and two doors and one window on the front elevation. The structure is of no
particular architectural merit.



The oufbuilding attached to the westem side of the two storey outbuilding includes the
small outbuilding shown on the 051909 map ad has been modified with the roof extending
over the gap between the two ocutbuildings to provide a covered storage space. The
building has clearly been modified over fime and now has a mono-pitched sheet roof. To
the south of these buildings on the other side of the track lsading to Quarry house is a
block and sheet cattle building which was granted planning permission in 1937.

Quarry House has and exiensive garden' area mostly to the south of the house. A dry
stone wall bounds the western and eastérn boundaries whilst the garden is divided from
the surrounding fields to the north and south by a post and wire fence. Within the garden
are deciducus and coniferous trees and ornamental plants and garden features. The
former quarry is now grown over but is evident on the site as depressions and a hollow.

The track leading 1o Quarry House is bounded by dry stone walls.-

Assessment of the Impact of the Development on the Heritage Assets.
The planning application is for the extension of the dwelling into the attached barn and the
conversion of the two storey outbuilding and other outbuildings to a dwelling together with

the erection of a menage stables and garden store.

The heritage significance of the buildings is retained through the design of the conversion.
The existing openings are retained and the number of new cpening kept to a minimum,
The single storey later additions to the group of former farm buildings have been retained
and modified, the historic elements of the bam and outbuildings have been retained
without alteration to the exterior except for minor new openings.

The heritage significance of the building is improved by the replacement of the corrugated
sheet roofing material with slate over the former milking parlour and two storey cattle

buiiding.

The retention and reuse of all the existing openings in the barn, including the wagon
entrance, has been the guiding factor in the design of the conversion of the bam using
these openings for windows and doors. There is only ong new opening proposed in the

front elevation of the bam together with roof lights.



The creation of thé second dwelling in the outbuildings has been achieved through the re-
used of the main two storey outbuilding. The later open lean to storage areas have been
adapted to allow light into the ground floor the summer rocom on the noerth elevation in
particular is on the least visible elevation of the building which is screened by trees {o the
north.

The proposal retains the buildirigs in the existing linear format which is characteristic of
farm complexes in this area.

The proposed ménage is positioned to the south of the former farm buildings within the
existing garden area of the house. It will require the demglition of the concrete block and
sheet 1950°s caitle building. The meénage and stables are mostly cut into the ground to
~ create a level surface where the ground is gently sloping. This ensures that the stables
garden store and ménage are not particularly visible in the landscape and will also be
screened by existing trees to the east. The positioning of the ménage stables and garden
store will not interfere with the historic grouping of the former farmhouse bam and

outhuildings.

Appendix

1 Ordnance Survey Maps 1847 and 1809

Judith Dougtas BSc (Hons) Dip TIP, MRTPI

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

Tel: 01200 425051

November 2012
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DESIGN AND ACCESS AND PLANNING STATEMENT

SITE: QUARRY HOUSE TOSSIDE BD23 48Y.

PROPOSAL: EXTENSION OF DWELLING INTO ADJOINING BARN CONVERSION GF
OUTBUILDINGS INTO ONE DWELLING, ERECTION OF MENAGE, STABLES AND
GARDEN STORE.

INTRODUCTION

 This design, access and planning statement has been prepared 10 accompany an
application for planning permission. A separate Heritage Statement, Structural Suwey, and
Protected Species Survey are submitied with the application.

SITE DESCRIPTION

Quarry House is located approximately 2.7 km south-west of the village of Tosside. I
comprises a farmhouse, with a large attached stone barn linked by a single storey cattie
shed to a two. storey catle shed and store with further single storey storage buildings
beyond. These descriptions such as “farmhouse’ and ‘cattle shed’ describe the function for
* which the buildings were originally constructed they are nota description of the current use
ag all of the buildings have been in domestic use since the site ceased td be used as a
farm some 30 years ago. The previous owners of the property lived there for about 30
years and did not engage in farming.

The former outbuildings whilst retaining their appearance of agricultural buildings have not
been used for agricultural purposes by the previcus owners but have been usad as
domestic outbuildings.

Access to Quarry House is from a track from the road it approaches from the west and
runs in front of the buildings on the south side ending in what was formerly the farm yard
which has now been modified into a garden and parking area. The front of the farmhouse,
the wagon entrance to the atiached bamn and the main openings to ali the cther building all
tace the south. To the front of the farmhouse is a very large garden area.

The garden area has been planted with various trees and omamenta! ptants and garden
structures. The previous owners were elderly so the garden is not now in good condition

never the Iess its use as a garden is still cbvious.



Quarry House is set within open grazing land. The land slopes gently downhill from north

to south. There are no public footpaths through or near to the site.

The Fanmhouse as is traditional to houses in this area has the main elevation facing south.
The harn is a substantial building built of random coursed stone with stone detailing. it has
retained its original roof covering. The house and barn are under one continuous roof. To
the west of the barmn in line with these buildings and attached 0 each other are a sing_le
storey cattle building a.two storey catile and storage building and a storage tuilding. The
farmhouse, barn, other buildings and garden are surrounded by open grazing land. This
area is designated as and Area of QOutstanding Natural Beauty in the adopted Ribble
Valley Districtwide Local Plan (aRVDWLP).

ASSESSMENT
The foliowing saved policies of the Adopted Ribble Valley Locat Plan are relevant to the
proposal:

Policy G1 — expects high standards of design quality.

Policy G5 — cuiside main settlements/village boundaries planning permission will only be

granted for small-scale developments.

Policy ENV1 — development in the AONB will be required to contribute to the conservation

of the natural beauty of the area.

Policy ENV7 — development having an adverse effect on protected wildlife species will not
be granted pianning permission.

Policy HZ — oulside setflement boundaries residential development will be imited, but

allows for the appropriate conversion of buildings to dweliings.

Policy H15 — allows for the conversion of buildings to dwellings subject to various criteria

relating to external impacts.



Policy H16 — allows for the conversion of buildings to dwellings subject to various criteria
relating to the building.

Pelicy H17 — allows for the conversion of buildings to dwellings subject to various criteria

relating to the scheme design.
The following elements of national policy are atso relevant to the proposal.

Nation Planning Policy Framework, Section -"Delivering a wide choice of high guality
homes™ paragraph 55 promotes sustainable develocpment in rural areas. Development for
new dwellings in the countryside is acceptable in limited circumstances including where
the development would re-use redundant or disused buildings and would lead to an
enhancement to the immediate sitting or the development would represent the opiimal
viable use of a heritage asset.

NPPF section —"Conserving and enhancing the natural environment” paragraph 115 states
that great weight should be given to conserving the landscape and scenic beauty in the
Areas of Qutstanding Natural Beauty. The conservation of wildlife and culiural heritage are

important considerations in these areas.

NPPF section -‘Conserving and enhancing the historic environment® paragraph 128
requires applicants to provide information fo describe the significance of any heritage
assets including any contribution made by their setting. A separate Heritage Statement
has been prepared. In making planning decisions the desirability of sustaining and
enhancing the significance of the heritage asset and putting it to a viable use consistent
with their conservation is to be taken into account. |

PLANNING HISTORY

BO 481 Erection of livestock building (located on south side of the frack) approved
18.09.57 _

7410946 Proposed extension of existing residential accommedation into adjoining barn
approved 27.01.75. '

780450 Proposed extension (study and WC on right gable) approved 25.5.78



EVALUATION

The main planning issues relating to this proposal are:
« the principle of the development;

s the suitability of the building for conversion;

s the landscape impact;

s the design of the scheme;

s highway safety; and

= nature consarvation interast.

Each of these issues is assessed in turn below.

Principie

Policy G5 is the starting point for consideration of this proposal. The policy allows for
small-scale development, including “other small-scale uses appropriate to a rural area
which would conform to the policies of this Plan®. The policy does not define what may be
regarded as small-scale uses. However, the object of the policy is to protect the
countryside from inappropriate development. The proposal is for the extension of an
existing dwelling into and attached former barn and the conversion of existing outbuildings
to a dwelling within an established group of buildings. The proposed menage stables and
garden store are sited within and existing garden area. The keeping of horses usually
occurs where grazing tand is available. Thus, the nature of the proposal is considered to
be appropriate to a rural area. This is borne out and amplified by reference to other
policies that specifically refer to residential development and conversion of buildings in the
countryside. This policy is broadly in line with the NPPF paragraph 55 which allows for the
re-use of buildings in the countryside. |

There are polices in the Local Plan which specifically relate to proposals for the conversion
of bams to dwellings Policies H2 and H15 refer to whether the building is one that is
suitably located for conversion. The outbuildings are not an isolated building in the
jandscape where problems of ‘urbanisation’, with which policy s primarily concernad,
might arise. This is not likely to cccur since the conversion relates to exisfing buildings,
and the creation of the gardenfcurtiiage area around the proposed new dwelling is

confined o the area which is already garden curtilage to the existing dwelling.



Although the buildings were originally constructed for agricuitural purposes they have been
used as domestic out buildings for about 30 years. A planning application was approved
for the cﬁn.\.rersion of the large bam to an extension of the house in 1974 and it may be
possible that this application was partly implemented by the creation of an opening from
the house into the barn. Certainly the former farm yard area is no longer separata from the
original front garden of the house the dividing stone wall has been removed. Decorative
cobbie stones and small flower beds have been laid along the edge of the outbuiidings and
cattle shed and a water fall garden feature created on the southem edge of the former
yard area leading the eye into the targe garden area beyond. '

Building Suitability
The buildings are regarded as suitable for conversion with regards to criferia in Policies
H15 and H16. In particular:

« the outhuildings are grouped with the farmhouse where services and utilities are already
provided so that no additional expenditure by public authorities on the provision of

infrastructure would be reguired;

e a structural survey is submitted with the application. It confirms that the attached barn
and the two storey stone out buildings are structurally scund and capable of conversion

without needing major rebuilding;

« the buildings are of sufficient size to provide suitable living accommodation as an
extension to the existing dwelling and to ¢reate an additional dwelling within the

envelope of the existing buildings; and

+ being of traditional form and materials, the character of the buildings and there materials
are appropriate to its surroundings. The buildings are worthy of retention.

Landscape Impact

The scheme to convert the barn and outbuildings to living accommodation will have no
damaging impact on the character or appearance of the landscape within which it sits and,
thus, the proposal complies with the relevant criteria of Policies ENV1, H15 and H17. The



proposed garden curtilages for new and the extended dwelling are created by subdividing
the existing garden area.

The vehicle parking area for the extended house is retained in the existing area of hard
standing and a garage is created form the former milking parlour. A garden stere for this
large dwelling is proposed adjacent to the proposed ménage. The existing dwelling has a
large garden and the garden store will provide space for a ride on mower potting shed and
domestic workshop. The proposed ménage and stables are proposed in the existing
garden area and will replace the existing block-work cattle building. The rear of the stable
is adjacent to the existing field wall and screening is provided from the east by the existing
mainly coniferous trees. The demolition of the former block-work cattle building will better
reveal the historic buildings within the group and remove this unsightly building. The
renovation of the single storey elements of the outbuildings will significantly improve their

appearance.

Car parking for two cars is proposed for the new dwelling on the westemn side of the
existing outbuildings on land which is presently within the curtilage of the existing dwelling.

This complies with the requirements of NPPF paragraph 55 which requires the re-use of

redundant or disused buildings aiso to include and enbancement to the immediate setting

and paragraph 115 in that the re-use of this traditicnal farm building preserves the building

for the future and its contribution fo the cultural heritage of the area.

Design

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

criteria and Policies G1 and H17. The main bam and two storey outbuilding provides the

main elements of the new residential accommodation which has be introduced into these

buildings in a sensitive manner. The interior of the buildings is lit through existing window
and doors opening and any new opening have been created sensitively by reopening

existing blocked openings or by inserticn a small window and roof lights.

The footprint, envelope and format of the buildings including the hard-surfaced external

areas have been retained and in doing so have retained their agricultural character.



The proposed stables are to be finished in timber boarding with a cofrugated metal roof
providing four ioose boxes and a tack and feed store. The stables are 4m high to the ridge.
The front of the stables faces east and has a small canopy over the stable doors to provide
shelter from the predominantly north Westerhl.’ winds.

The proposed garden store is located at the southem end of the ménage and is to be
constructed in timber with a corrugated metal sheet roof. Section A-A shows the garden
store will not be particularly visible in the landscape. '

Highway Safety

Vehicular access is along the existing track to Quarry House. Visibility at the junction of the
track with the highway is good and the increase in the use of the track should not present
any highway safety issues. There is adequate space within the curiilage of both properties

for vehicles to enter and leave in forward gear.

MNature Conservation

A protected species survey is submitted with the application and concludes that the
proposed conversioh works are unlikely to cause significant disturbance to roosting bats or
result in the loss of a nursery bat roost, resting place or hibernaculum or cause injury to
death of a European Protected Species-Bals. There is currently no risk of disturbance to

bam owls at this property.

The proposal complies with Policy ENVY.

Judith Douglas BSc {Hons) Dip TP, MRTP{
Janet Dixon Town Planners Ltd -

10A Whalley Road

Clitheroe

EB7 1AW

Tel: 01200 425051

November 2012
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Owarry House, Tosside

—

&

1.0 Iantroduction

1.1

Our terms of reference are to carty out  visual structural appraisal on the
House and Bams:-

at Quarry House, Tosside

. withregard to the proposal to convest these 1o domestic dwelliﬁga and to report.

1.02

1.03

1.04

.

We visiled the above on | November 2012 to carry out our inspection,

and may now

The buildings arc identified as follows:-

The House o tﬁe right hand side of the property including the single
sfére;}r extension.

Barn 81 {o the Ieft of and attached to the house

Bam B2  the single storey barn to the left of and attached to bam Bl

Barn B3 the two storey barn to the left and front of bam B2

For clarification this report relates to an inspection only of that noted under
(1.01). We have not examined any parés which were covered, unexposed ot
inaccessible at the time of the inspection.

We also have not examined any woodwork and therefore cannot confirm
that this is free from rot or other-defeci.

It should be noted that this report is for the use of the party to which it i
addressed. No responsibifity can be accepted for the vse of this report by

a third party.

WS T Mrapnr 1 November20 2
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201 The notation used in this report assamés Facing the "pfﬂpﬂl‘t‘f from the front,

2.0 Appraisal Findings

2.02 . The buildings are geperally of stone constriction with the external walls

‘(nominatly) of 450ms (hick.
203 During cur inspeclion we made the following notes:- -
- HOUSE

2.04  The two storey hotise is on the left liand sidé of the elévation with a single

storey extension on the right of the house,
205  The roof is tiled.

206  Whilst there are some slone lintels generally the lintels are timber.

=

INTERNAL

8) Entrance/Sitting Room
Access was restricted in this area.
The floor is flagged and Whiist'slightl}r un-ever is generally virtuaily level.
The front wall leans out at 10 in 1000; the righ.t hand wall leans out at
5-10in 1000; the rear wall leans out at 10 in 1000,

There is a crack on the rear wall.

) Right Hand Room(Lounge)
The floor is virtually level,
The window cills are virtually level.
The walls are virtvally plumb,

The roof is composed on proprietary timber trusses spanning front {o rear.

¢} Rear Right Hand Roomy (Pantryy
The floor is flagged and whilst slightly un-even is generally virmally level.
The rear wall leans out at 10 in 1000; the front wall leans in at 5 in 1000:

the right hand wall is virtually plumb.

W25 78 report] ‘November2H4 2



Cuaery House, Tosside

)

N_

" Rear Laft Hand Room(Kitcher

The floor is flagged, and whist somewhat uneven isg. gengraily virtually level.
The window cill is virtually kevel.

The rear wall leans out ar 10 in 1000; the front wall leans out &t 5 in 1000;

* the remajning walls are virtuaily plumb. .

~ There is a mgmﬂcant near veriical crack on the right and wall immediately

)

g}

h)

adjacent to the vear wall. The cracks steps up through joints.
There is separation of the rear wall and left hand wall.

There is cracking on the front wall.

Front Left Right Hand Room (Dining

The floor is timber and displays 2 sag running parallel to the front with a
maximum fall of 10 in 1000, '
The walls are virtoally plumh

There is cracking on the rear wall cnrrespondmg 10 that in the Kitchen.

Stairs and Landing

The floor is virtnally level.

The window cill is viﬁﬁally level.

The walls are virtually plumb.

There is a noticeable near vertical crack running up from the left hand side

of the window head.

Rear Left Hand Room (Bedroom)

Adjacent to the right hand room the floor falls.u:: the rear at 5 in 1000,
elsewhere the floor is virtually level.

The left hand wall leans out at 10 in 1000; the rﬂmaiﬁing walls are
virtually fevel. ' -

The rear wall leans in adjacent to the roof.

Rear Right Hand Room {Bﬁthroﬁmg
The fioor is virtually level.
The walls are virinally level.

The rear wall Jeans in adjacenl {o the roof.

w1 B THrepart  NovemberZ0l 2



" Quarry House, Tosside l—ﬂ
- i: . :

j']1 Eront Roo (Bedreonis) 32 U 1 2 1 1 7 0 P . IV

- This-area was ﬂp.ﬂl’.l. wiﬂi-no.ﬂiﬁﬂiﬁg. whll, at the time of the inspection.

The floor is virtually level,
The window cills are virt;uali'y level,
The walls are virtuéily pluinh.

The frout wall leans in adjacent to the roof.

k) Roof
At the t1me of the mspr:cf;mn the cmlmgs had been remﬂved exposing the
Roof structure. ' _
The root mrripri'scé. ﬁmhef-réfteré spanming onto timber purlins which in turn
" span between the left and nghzha_nd walls and two internal timber trusses.
The timbers to the trusses cmd pu:rlms drs;ﬂa}r sp11t3 and shakes with the timber
mambers bcmg of variable mze

There also appear to be a numb-:r of-open joints between timber members.

EXTERNAL

#)  Front Elevation

The walls were checked at giound floor level,
The walls are virtually plumb.
The window cilts and door head are virtually level.

There is some minor cracking of the mortar joints.

b}  Right Hand Blevation
The wall was checked at ground floor level,
The wails are virtuall'},-; plombr.

c) ‘Rear Elevation
The walls were checked at ground floor level,
The walls are virtually plumb.

The window cills are virtually level.

W 25 breport] iNovember2i 2



Quarey House, Tossde

: BARN Ref: Bl ' s

07 -

2,08

The notation used in this report assumes facing the barn from the front.

The building is of stone construction.

The external walls are (nominally) 430mm thick, -

INTERNMAL

a)

Ground Floor

Access was restiicted in this area.

The stonework walls were checked at ground floor level. .

The walls whilst un-cven are generally virtually plumb at low level.

Tﬁere'are open joints and near vertical cracks at high level on Fhﬂ left hand wall.

There are open joints on the front wall.

" The roof structure is exposed and was viewed from graund floor level.

The roof comprises timber rafters spMng onto timber purlins which m (urn span
between the left and right hand walls and two internal timber trusses.
The timbers to the trusses and purlins display splits and shakes with the timber

members being of variable size.

EXTEENAL

a)

)

Front Elevation

The wall was checked at ground floor level.

At each corner the wail is virtualty plumb; elsewhere the wall leans out &t 10in
1000, |

There is cracking over the timber lintel to the main door head.

‘There is slight apparent bulging to the wall above this,

Rear Elevation

The wall was checked at ground floor level.
The walls are {riﬁuall;f plumb.

There .is apparent bulging adjacent 1o the reof.

There is some cracking in the mortar joinls,

Wi trSFareport MMavamberz0 12
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. Lharry House, Tosside
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BARN Ref: B2 _
209 The notation used in this report dssumes facing the barn from the front,
2.10  The building is of stone construction.
The extemal walls are (liominally) 450mm thick,
2.11  The roof is formed of lght F,:teel. angle purling spanﬁing between the side
walls and steel trusses.
The roof covering is steel cormugated sheeting,
INTERNAL .
a)  Main Area (Caitle Shed)
Access was restricted in this area.
The walls 'ﬁie_re checked at ground floor level.
The rear wall is very un;even being out. of line both vertically and horizontally.
EXTERNAL
a) Front Elevation
The wall was checked at ground floor level.
The wall leans 0_111;'11{-15 in 1000 on the left hand side becoming virtually plumb
adjacent to the fight. '
¢l Rear Blevation
The wall was checked 2 ground floor level,
The wall is very uneven on the right hand side.
The wall penerally is in g very poor condition
BARN Ref: B3
2,12 The notation used in this report assumes facing the barn from the front.
213 The bhuilding is of stone construction,

The externat walls are {nominally) 450mm thick.

Wi 2ETEreport  Novenber2d 2



£uarry House, Tosside

214

The building is two storey at the front.

2.15 The roof covering is asbestos cement sheeting.

INTERNAL

a) Ground fevel
Access was restricied in this area.

c) First Floor Level _
The internal wall lcans to the left at 10 jn 1000; the remaining walls
accessible are generally virtvally plumb.,
Thete is a noticeable crack on the left hand wall which spreads up from the
rear to the roof.
There is near verlical cracking.on the front wall (lcfi hand side) from floor
level.
There is near vertical cracking on the right hand wall.

EXTERNAL

a) Front Elevation

The wall was checked at ground floor level.
The wall leans out at 15 in 1000 on the left hand side hecoming virtually
plomb adjacent to the right.

Wi arsTarepor 1 Movember24i2



Quarry Honse, Tosside

peion 320121110P

39

3.01

302

3.03

204

3.05

We have ho information f_eiaiting to the ground conditions diréctly beneath
the property. - _ |

However, from our general nowledge of the area and discussion with the
Local Authority we would gén'erally expect to find ground with ganld load-
bearing propérties.

All pmpertiés will tend to setile as the under!ying ground compacts. The
amonnt of settement will depend on the nature and degree of lnadiﬁg, and
the type of s;uh-.s;oil. . '

Differential settlérent may be observed by falls in floors, door hieads,

window cills, and out of plumb walls, together with associated cracking.
The rate of settlement will decrease with time.

We were ablé to peruse the plans indicaljng'th'e proposals for the buildings.

Itis proposed to convert:- _
"Barn B1 as living accommodation as an extension to the honse
- Bam B2 as a garage

. Barn B3 as a self contained living unit

Wi 2557 & vepart 1 \November201 2
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CQuatey House, Tosside {

40 Condusions: : <7, i
401 From the ﬁndingfg of this limited visual inspection there arc no obvious

indications of any recent significant foundation movement.

402 There arc timber lintels within the property which will be unsuitable in the

conversion works.
403  Generally the elevations will require re-pointing,

404 Weare of the opinion that the building may be convertcd inio a domestic

dwelling with a minimum of r&building reguired, as noted below,
405 The following conclusions are related to the specific areas examined:-

HOUSE

4.06 Thére is noticeable cracking within the house.

407 The cracking at the rear at ground floor level is the result of the rear wall

separating form the internal walls on both sides of the kitchen.

408 The eracking to (he internal walls to both the sitting room and dining room

indicate past movement.

40G There is noticeable cracking at first floer level above the rear window in the

stair area.

4,10 This appears © be as the resalt of liniel movement combinad with lateral

movement of the wall.
4.i1 The condition of the roof strocture is un-cestain,

The rafters are of variable size and condition as are the purlins.

The main trusses have splits and shakes and are again of variable size.

Wi TR repon | Movenber2d1 2



Quary Rouse, Toide | : '. | | ... .'. ”ﬁ<>'
o 320121110P >

4.12  There is some cracking and bpen joints al high level :-;s_n all elevations,
413 However the walls generally appear in reasonable condition.

414 As with the house the roof structure is un-certain.

BARN B2,

4.15  The rear wall is in a very poor condition being out of line both vertically

and horizontally.

4.16 The mortar joints are open.

BARN B3

417 There is noticeable cracking internally at first Moor

Wl 12 G TR repart 1M ovembar2d] 2



Ouary House, Tosside

50~ Recommendations

5.01

oY

..

The timber lintels will require 16 be replaced with either concrete or .

pmi:rﬂetary galvanised steel lintels.

502  Generally the elévations will require re-pointing.
. 503 The following recommendations are related to the specific areas examined:-
HOUSE
504 Therc is noticeablé cracking within the house.
505 The rear wall in the kitchen has separated from the walls on both sidcs.
506 This may be addressed by:-
Either i} Taking down and re-building the walls at the junctions
Or i) Introducing stainless steel ties from the rear wall into the
side walls and grouting with an epoxy resin,
507 There is a noticeable crack on the rear wall above the stair window,
This crack may be repaired by the same method as noted under 3.06.
508 There are intcrnal cracks to the kitchen and dining reom walls.
Again the repair method should be as noted in 5.05
508 ‘The ground floor in the dining room is timber and displays noticeabic
SAEging.
510 We recommend that this is Laken up and replaced with sither a new concrete
floor or suspended timber floor.
5.1} The firsi fioor within the property should be tied and sirapped to the

external walls.

Wi 2is 78 report i/ Npvam ber2012



. Quarry House, Tosside

512 Asnoted the roof timbers display splits and shakes, ate or variable size and
conditicn. ' ' )

513 We recommend thal either the raof covering is removed along with the
rafters and purlins. . _
New steel purling and timber rafters may then be introduced.

BARN E1

5.14  There is some cracking and dpen joints .at'high-lwal on all elevations.

315 We fecr:rmm_and the cracking is treated as noted in 5.06.

S.16  This area is to be converted to liv'in'g accommodation.

317 We would anticipate a new concrete slab .will be cast at ground floor level

which will provide support to the new internal walls.

5.18  The inner wall to the cxternal face may be tied to these, and the new first

~ floor will provide stability 10 the existing walls.

5.19  The roof structure is uncertain and re recommend that this replaced by
- proprietary roof frusses strapped and tied to the existing walls.

520 This will stabilize the head of the existing walls.
BARN B2

5.21  The reac wall is in a very poor condition and we recommend that this taken

down and re-built on a new foundation.

5.22  The proposals indicate that the majority of the front elevation is to be 1aken

down to provide the parage door,
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Quarry Hou'se', Tosside . ' . ——

A

" 553 The roof structure shoiild bé removed and replaced with cither proprietary
timber trusses or new purling and rafters.
BARN B3
5.24  The internal cracks at first floor level may be treated as noted under 5.05.

525  The roof structure shonld be removed and replaced with either proprietary

timber trusses or néw purling and rafters.

We trust the above is sufficient for vour requirements, however if you require any

further information or clarification please do not hesHate to contact us.

Yours sincerely

P G Wallace
WALLACE CONSULTING ENGINEERS

WM 2578 rapa 1 November 2012



Quarry House, Tosside

Front Elevation - House

Rear / Gable Elevation - House

Cracking f Separation — Kichen
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Crsarry House, Tosside

“Froht Elevation ~Bam B1 . -
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Chozny House, Tosside

Rear Elevation — Barmn B1

Froni Elevation — Bam B2

Rear Elevation — Bam B2
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Quanry Hounse, Tosside

et Welk-lnfernal-Baim B2

| 'Rear Elevation — Barn B3 |
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earthworks ervdironm &ntal desngn

9 Fmrs!and Barn, Slaidburn, Clitheroe. Lancashira, BBT- 3AE
01200 446859 M: 07708 225783 earthwc:rksuk@;,r_tmu co.uk

Mr arld Mrﬁ Calna

__‘Rathmere | - L ‘] U P
Slaidbum 3 ’Z [] ": 2 1
Clitheroe | o -
Lancashire '

BB7 3AE

27 Novernber 2012 . | | | Job ref: B 1230
Dear Nir and Mrs Caine

Ynu have requested a protected spemes suwey at the abcn.re pr-::-psrty s & mnd:tlon of a planning
appllcatmn to Ribble Vailey Borough Council for propc:-sed byilding alterations and barns conversion. The
proparty mcludes several bmldsngs as shawn m f:gur&s 1 tor 11 0‘{' fhe at[aﬂhed repnrt

The iqcal authonty requlres an appralsat of the lmpact of the pmpased devalopment on all. pmtected
species in.accordance with PPS9, it addition to mifigation procedured’ desighed to protect bats and their
mosts and ensure there are no an‘verse affects on the famurabfe conservation starus of a bat papu!afmn

A scopmg suwey {dayhght nnly mspecﬂﬂn} of the: bunldmgs was’ undertaken on Tuesday 13. November
. 2012; the aim of the scoping exercise is.to corisider the pntantra! value of thé site for European Protected
Species’ {EPS) and 1o estabtish whether bats or other protectéd species have been active within any part of
the buildings that will be affected by the proposed development.
The key points of the attached survey report are as foliows:
1. There are signs of occasional bat perching and feeding activity within the main barn (building B}.

2. Mitigation measures are required to reduce of remove the risk of dlsturbance injury or déath of
protactad spemes your attentmn is drawn tc- the mthgatlon nntas outlined at the end of the report

3. There is.no ewdence nf regular or signifi cant bat actwity within any part of the property and the risk
of disturbance to rogsting bats is relatively low; the proposed works should proceed with reasnnahle
care and vigitance for the unexpected presence of roosting hats.

4. Although there is no evidence of roosting or nestmg barn owls, nesting wild birds may be present
within some of the buildings during spring and summer. '

5. An EPS development licence is not required..

Fleaze note, | do not éupp_l:-,r'a copy of the refmi’t to the local planning authority, therefore it is your
responsibility to forward a copy to Ribble Valley Boreugh Council in suppert of the planning application

Yours sinceraly

e r——"

—

David Figher



PROTECTED SPECIES SURVEY {13 November 2012)
Status: FINAL Version: 1
QUARRY HOUSE, TOSSIDE, BB7 4LN

Surveyor: David Fisher (NE licence No: 20122876) Earthworks Environmental Design .

1.0  INTRODUCTION
11 Site description _
NGR: SD750540; elevation: 240 metres; location: approximately 4km NE of Slaidbum, 2km SW of Tcnssid;e.“

Quarry House is located to the north of Champion Moor and surrounded by upland pasture and permanent
grassland {category B poor semi-improved grassland — Phase 1 habitat type). The site is 0.25km from
moorland edge habitat (category D5/D6 Dry heath / Wet heath acid grassland) and within tkm of mature
cn:tmfer plantation at Cocklet H|I{ part of the extenswe Glsbum Forest,

The site offers a sheltered I_m:atmn close to open mmrland, the buildings are surfounded by small area of
mixed woodland with large mature garden; there are several broadleaved trees close to the north and east
elevations. The site providés sheltered feeding ‘and foragmg potentiat for bats, despite relaiwely poor
habitat GOF‘II’IECtI'M"Ify beyand thie hn::vur1dar'1.|r of tha pmpertyr

The location is within the bDLII"idi’ir'j’ of the Forest of Bowland Area of Clutstandmg Natural I3v.eal.:‘t1.»r {AONB).
Gisburn Forest is the largést area of plantatior woodland in Lancashire. The AQNB is an area of national
and international significance-for its unspoiled and richly diverse landscapes and wildlife. The Forest of
Bowtand AONB covers an aréa of 803 square kilometres of mostly rural fand in Lancashire and Yorkshire.

1.4.1 Description of property
The property comprises the fc:lfowing buildings:
Building A:

The two storey farmhouse hag stone rubbile infill wall construction and a dug-pitched stone siate roof. The
house {dated 1803) is currently un-occupied; some internal works have been carried out including removal
of the ceilings of the first floor bedrooms and W /bathroom to expose roof voids, rafters and water tanks.
First floor studwork walls are present; glazed windows provide good natural light. All areas are cool, dry
and well-ventilated; there is some ingress of watér and condensation on the east gable stonework.

The house roof has a post-and-truss timber frame with rafter-and-purlin roof construction. The north roof
pitch is lined with a breathable membrane, the south pitch is lined with bifumastic felt.

There is a singie storey extension on the east gable wall {shown as ‘A1’ in figure 3) built circa 1980; the

structure has a duo-pitched rafter and purlin roof and enclosed part-boarded roof void; the stone slate roof
s lined with biturmen felt. The roof void is not insulated; rodent droppings {mice and rats} are present.

Building B:

This is a large three-bay stone barn with duo-pitched stone slate roof with timber post and truss frame.

The roof is lined with bitumen felt and is open fo the eaves. Although the main hayloft has been removed,
there remains a small timber loft over the wagon door entrance. There is aiso a small first floor office  with

under croft below. The bam has a single glazed window on the north elevation providing some natural iight;
the buiding is cool, dry and well-ventilated. The bam connects o building ©.
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A single storey shad / old shippon area {figure 7) with duc-pitched corrugated metal roof; an infemal block-
work wall encloses a small office area with storage cupbnards the building is GE}DJ weﬂwventliaied snd dry;
this building connects to building D. :

Building D:

Two storey stone bam with duo-pitched profiled cement fi bre roof; the buﬂdlng includes connecting stores
and leads into & two storey hay bamn with first floor loft. The [oft and under croft are used for storage of hay;
the upper floor lofts are separated by a stone partition wall, one of the lofts has art open window.

There are two single storey iean-to shads at the rear of the barn (figure 4); the buildings are semi-derelict;
cool, damp and draughty.

Building E:
Old shippon / piggery — a detached single storey stiucture with duo-pitched cement fibre roof and block

work wall construction (figure 5). The roof and walls are partly avergrown with ivy. The building is coof, dry
and draughty andthe structure is used only as a woodshed.

Building F:

. This single storey shed is attached to building D; it comprises upen-fmnted wood shed with stone pillars
“supporting a mono-pitch metal corrugated roof; the structure is light, cool, dr:aughty and maostly dry.

Euﬂdmg {3:

Detachsd fimber s'hed located beside the driveway Ieading to the house {figure 8); open-fronted and used
only for storage of materials; the building is ssmi-dilapi_datiacf. coid, draughty and damp.

PHOTOGRAPHS ARE APPENDED - page 10
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Proposed works™ include:

(1) extension of existing dwslling {building A) into the adjacent barn {buitding B);

{2} conversion of single storey building A1 into garden-room {figure 3).

{2} conversion of building C into garage with photo-voltaic panels in roof (figure T}

{3} conversion of building D into a two storey dwelling (figure 4).

{4} reriovation of bullding F {figure 8} including sweet chestnut cladding to front elevatmn
{5) removal of buudmgs E and G {f‘ gures 5 and 8).

reference alf drawmgs SPS Proposed ﬁot:rr pans and efevatmns drawmg 4268 - 08 (23.10.2012)

1.3  Aims of study

The aim of the scoping survey is to assess the potential value of the site for European Protected Species
(EPS) and to establish whether bats, barm owls or other protected species have ever been active within any

part of the buildings that are likely to be affected by the proposed dévelqpmeht.'

From the developer's perspective, the primary objective of a survey for protectet! species is o ensure that
any development can proceed without breaking the law.

For developmeant prapﬂsafs reqmrmg planiing permission, the prasence of bats, and therefore the need for
a bat survey, is an important ‘material pianning consideration’. Adequate surveys are therefore required fo
establish the presence or absence of bats, to enable a prediction of the likely impact of the proposed
development on them and their breeding sites or resting places and if necessary, to design mitigation and
compensation™,

The overafl aim of surveying at a proposed development site is to colfect robust data to allow an
assessmeant of the potential impacts the proposed development will have on the bal populations present on
and around the site. . . The data aflow the developer to decide whether to proceed with the proposal as it
stands, or whether fo modify if. Proposals for appmpna!e mitigation, compensafmn and enharnicement
should be based on the survey dafa and impacts.”

*Bat Burveys, Good Pracllcs Guidelines, BCT, (2007). *page 17 - Bat Surveys, Good Practice Guiﬁe.lines. 2™ Edition, BCT, {2012}

2.0 Methodology

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

Non-invasive survey methods were used to assess the use of the property by bats. The search was made
using a high-powered lamp (Clu-lite CB2 - 1,000,000 candle power), close-focussing binoculars {Leica
Trinovid), a digitat 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 spots, roost staining, corpses and feeding
remains such as discarded moth and butterfly wings and other insects fragments typically found in a
perching and feaeding area. :

Barn owl survey methodology is that rescommended by Natural England and the Barn Owl Trust. The initiat
site survey aims to find droppings, pellets {castings), discarded prey items, feathers and nest debris as
described in Natural England’s guidance notes - Barmn Owls on Sife — A quide for developers and planners,
March 2002, ' '
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2.1

other

The search includes access to Multi-Agency Geographical Information Centre {w.mgqic,qnv.uk} Matural
England - Nature on the Map {www.natureonthemap.org.uk) and National Biodiversity Network (NBMN).

NBN uses mammal datasets (Temestrial mammals — Chiroplera) provided by the Bat Conservation Trust
(National Bat Monitoring Programme — Colony Counts Survey and Dauberntorr's Bat Waterway Survey).
Natural England's Bat Sites Inventory for England, Mammal Records for Britain (Mammal Atlas 1993 with
additions), including some local and regionat biological record centres or data providers.

2.1.1

ssmiame 320121110P

A iargeted desk study was undertaken to identify the presence of protected species (ie. bats, harn owls and
wild birds) and whether there are designated wildlife and conservation sites of local or regional
significance nearby - the location of the property is within the boundary of the Forest of Bowland AONB. .

Pre-existing information

MNone available

[
Y
[~

CENOARWGN -

2.1.3

Information f data sources

National Biodiversity Network (NBN) database, (terrestrial mammals - chiroptera)

Bat Conservation Trust (BCT)

Department for Environmeant Food and Rural Affairs (Defra)
Joint Nature Conservation Committee {JNCC)

MNotth Lancashire Bat Group '

East Lancashire Bat Group

Lancashire and Cheshire Fauna Society

ancashire Wiidlifa Trust

Lancashire Biodiversity Partnership

. Ribbie Valley Borough Council

. Forest of Bowland AONB Management Plan (2004 - 2009}

. Biological Heritage Sites Partnership (LCC, NE and LWT)

. EED dataset {Lancashire bat records 2000 - 2012}

. Mulii-Agency Geographical Information Centre (www.magic.gov.uk}
. Natural England - Nature on the map {www.natureonthemap.org.uk)

Data search

The following bat species have been recorded in the district {1{}km square SD 75):

* & % 2 & & » B

Natterer's bat {Myotis natterer) ' 2
Whiskered bat (M. mystacinus)®
Brandt’s bat {M. brandti)*
Daubenton’s bat {M. daubentonii)* ' *
Brown long-eared bat {Plecotus suritus)'
Common pipistrelle bat {Pinisirellus pipistrefius)®’
Soprano pipisirelle {F. pygmaeus)’

Noctule bat (Nyctalus noctufa)®

*WON data  EED /ELBG data 2 NLBG data
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2.21 Personnel

Dawd Flsher {Earthwmrks Enwmnmental Deslgn} is an experienced and 1|censad emlngmal cansultant with
mere than 25 years experience of bat ecolagy, site survey and monitoring technriqués, environmentat
mpaci asseasments and m:tlgancm guidance on, a wsde range of. develepment and planmng issUBS.
{Naturai England Iicence Nc 2{}1228?6 Cnnsewatmn Sclent}e and Educat:lcrn} .

2 2 2 Tlrnlng of the survey -

A smpmg suwey was url(iertaken on Tj.nermzt‘eq,ur 13 N-:ﬂ.rember bet\.uﬁen 1{1 E}D and 12 D{] The weather gt the
time of the inspection was cool, dry and mostly overcast {max temp: 10.5°C; min. temp. 9.0 °C; cloud cover:
90%, wind: calm; preclpltatmn nil) providing satisfactory survey conditions.

. A second site visit was carried out on Friday 16 November to photograph all extemnal areas of the property.
3 RESULTS
341 Field Survey (daylight scoping survey}

Evidence of bat activity:

A small number of frash bat droppings {¢.12) were located on the floor of the barn {building B} directly
below the roof apex close to the partition wall of the adjoining house. Additionally @ small number of
discarded insect wings were present; these include herald moth {1 wing) and yellow under Wwing {3 wings).

Further discarded insect prey was located on the floor of the loft above the entrance to the barn {(building B)
{8 small tortoiseshell wings) and inside the under croft (4 small fcrtﬁis:e_shetl Wings,).

Thers were no accumulations of insect wings or svidence of bat droppings-in any cther part of the property.
Externally there was no additional evidenice of bat droppings or other indicative signs of bat activity.

Evidence of bam owl f wild bird activity

There is no evidence of roosting, perching or nesting activity by barn owls within any of the buildings.

Nesting bam swallows and other wild birds may be present in some of the buildings in spring and summer.
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4.1 Constraints {limitations of the survey)

The survey was carried -out using ‘non-invasive’ survey techniques to determine 'the_'pr.'esenc:e of bat
roosting and flight activity within the buildings. {Baf Surveys, Good Practice Guidefines, 2™ Ediﬁan,-?ﬂf.?),

The survey methodology is designed to determine the likely presence of bats within the property and does -
not necessarily prove absence. Crevice-roosting species are fraquentl:-.r overlooked when bats are
concealed within walt cavities or bengath roofing materiafs.

Bats are highly mobile mammals; pipistrellus, plecntus and myotis species fraquently change roost sites.

The timing of the survey is cutwrth the optlrnal survey period; bat feeding and foraging actmty is
significantly reduced during the wiriter months (October / November to March / April).

All bat.species in the UK hibemnate or remain torpid for perieds during the coldest months of the yte_af,
although individuals are nccasionally active in winter-during milder weather conditions.

Evidence of bat activity such as bat droppings or st:alrung on external walls and surfaces is frequently
removed by the action of wird and rain; absehce of evidence, particularly during the wrnter period can be
unreliable: ar'rd needs to be evaluated with caution,

National Biodiversity Network {NBN) and NLBG database records, whiist indicative of the bat spemea that
gre likely to occur within a 10km square, do not mnﬁ_rm presence or absence of a species or habitat.

Absence of records does rict irﬁply tﬁat a particular bat species is not hresent within the recording area.

4.2  Evaluation of msuﬁs

There is no evidence of a regular or significant day roost, maternity roost, mating mc'nst.or hibemaculum,

The scale of impact of this devafﬂpment at site level &n Itn:ai bat popuiations is i keiy to be relatively iow’.
The overall mnsewatmn srgmﬂcance of the prapertyr i terms of ranshng bats is refatwely low.2

Quarry House is surmunded by sub- ﬂptlmal feeding, faraglng and mmmutlng habitat for bats and activity at
the site is Ilkely to be low frequancy.®

The presence of several bat droppings and freshly discarded ‘moth wings- below the rogf apex in building B
and additional presence of butterfiy wings in the game barn indicates recent and probably sporadic /
occasional perching and feeding by solitary bats or low numbers of bats (1 - 2 bats).

Whilst it is not possible to mnﬁn‘l‘s which species has been present, the two most likely species are brown
long-eared bat (Plecotus auritus) or natterer's bat {Myatis nattereri), both species are present throughout
the district where suitable habitat exists. Both species are opportunistic feeders and are aﬁracted {o barns
where hibernating insects are present. : :

Although breeding barn owls are present within WLder dlstn-::t there is no evidence of barn owl roosting,
perching or nestlng at this property.

' The scale of main impacts at st level on bat poputations — Table 6.1. p37 - {Bat Mitigation Guidellnes, 2004},
® Guidelinas for propertionate Mifigation, (BMG, 2004),

* Guidance for assessing the valus of habitat features — (BCT 2007, Bat Surveys, Good Practice Guidelines, 1st Edition, p21)
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4.3 Rlsk ef d:eturbaneq

Bulldlng B o o

The petential risk of disturbance to roosting, perching and feeding bats is likely to be retatively LOW™
Buildings A, C, D, E, F, and G: | - S
The potential risk-of dieturbence to roosting, perching and feeeir'tg bats is likely to be MINIMAL™.

Tabie 1: Risk categories {(adapled from Guidelines for pmper{ieeate fhitigelich - Eet Mitigation Guidzlnes (2004} fig. 4, pags 39.

*Minimal risk; it is unfikely that bat species have been prasent at thig slte; nsk of disturbance is likely to be negligibls.
*Low risk: there is only tow risk of disturbancs to sclitary bats of smalk huimbers of common and widespread bat species.
Low | moderate risk: caution requlred activity of common / rarer species is possible, including the presence of occasional f

regular nlght perching and feeding activity or the presenice of small niimbers of rarer species {but not a metemity or hikemation
slte).

| Medersite ns!g caution required; there is moderate risk of dleturbanee to cormimon bat spacies; aclivity may include the presence of
| reilar significant feeding perches dnd signs of feeding, a regulary used ‘day / night roost or & matemity site of 2 comfrion and
widespread spacies or the iikehy presence of low numbers of rarer species (rarer’ as defined within the loéal context}.

Mggerate { high risk: euneuierabl:e caution is required; this category may includs & materity site of rarer species.

High ris k: considerable / Sxfrerne caution s requu'ed there i a mgmﬁeanf fisk of causing disturbance to roosting bats at this site
incliding large numbers of common species, a matemity site of Lneeﬂz.r rare or rarest UK spedies ora mgmﬁcant hlbemetlan alta for
rare o rarest species; this is tikely to be a site mesting the 558t gul‘dehnee

50 - REPORT SUMMARY

*European Profected Species
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Mitigation refers to the practices adopted to reduce or remove the risk of disturbance, injury or death af a
protecied species or damage toa mc-st or nest.

The aim of a mitigatian plan is to ensure there aré ‘no adverse effects on the favourable conservation
status of a bat population” before and during the- proposed building conversion / alterations. The Bat
Mitigation Guidelines define mitigation as “..measures to profect the bat population from damaging
achiviies and reduce or remove the impact of development”.

1. Timing constraints REQUIRED

Al roof works should aveld the critical months of May, June, July and August whan
bats are at greatest Ask of disturbance.

The optimal periods for undeitaking rocfing works are in Auturmn {September, October
and the first half of Novembet i the weather is mild}, or in Spring {March and April).

2. Removal of rocfing materials FRoofing materiale should be carefully liffed to ensure that sn!ltary'mﬂ'sting bats are not
injured when slates are removed. Highest risk areas include roofing felis, ddge tles and
spaces bétween siates and battens.

If accurnulations of droppings or dead bats are found, stop work and seek advice.

Al site confractors and project managers should be aware that solitery roosling bats are
sometimes found baneath roof slates, ridge tifes, roofing felts and lead work fiashings.

3 Accidental exposure of hals In the event of bats being exposed or vulnerable to harm, all work in that area must step
immediately. Cover the exposed bats to reduce furthar risk of harm and seek further advice.

4. Emenjency advice Call David Fisher (EED) on 01200 446859 {office} or (7709 225783 {mobila).

5. Bats and the law: Al bat species in the UK receive full protection under Lhe Wildiife and Countryside Act 1981
: {amended by lhe Environment Protection Act 1990}, The Countryside and Rights of Way
Act 20{H] amends the Wildlife and Countryside Act to alse make it an offence to intentionadly
or tecklessiy damage, destroy or obstruct a place thal bats use for sheltar or protection, Al
spacies of bals are listed an Schedule 5 of the 1981 Act, which makes it an offence to:

intentionzly kil infure or take sy witd bal
intentionally or rechilessly damage, destroy or obsiruet access fo any place thal a
wild bat uses for shelfer or protaciion. THis s taken o mean aif bat roosts whetfar
bats are presenf or nof.

s intentionafly or recklessly disturh any witd bal while it is occupying a siructine of
pace which it uses for shelffer or profection.

B. Bats and the planning process: | For development proposals requiting planning permission, the presence of bals, and
therefore the need for a bat survey, iz an impodant 'material planning consideration’.
Adequate surveys are therefore Tequired to establish the presence or absence of bats, to
enable a prediction of the likely Impact of the proposed development on them and thelr
breeding sites or resting places and, if necessary, to design mitigation and compensation.
Similary, adequate survey Information must accompany an apphceation for & Habitats
Regulations licence (also known as & Mitigation Licence or EPS development licence)
required to ensure that a proposed development is able to proceed awfully,

7. Wild birds and the law All birds, their nests and egas are protected by law and it is an offence {with certain
| exceptions) to infentionally kill, injure or take any witd bird or to intentionally take, damage
ar destroy the nest of any wild bird while it is in wse or belng buiit,
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