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PLANNING STATEMENT 

SITE: LITTLE DUDLANDS FARM, RIMINGTON LANE, RIMINGTON BB7 4EA 

PROPOSAL: CONVERSION OF TWO BARNS TO TWO DWELLINGS, CREATION OF 

CURTILAGES INSTALLATION OF NEW PACKAGE TREATEMENT PLANT AND 

ERECTION OF NEW DOMESTIC GARAGE FOR FARMHOUSE.   

1 INTRODUCTION 

1.1 This statement has been prepared to accompany an application for planning 

permission for the conversion of the barns into two dwellings. A separate Heritage 

Statement, Structural Survey and Protected Species Survey have been submitted 

with the application. The application seeks permission to convert two traditional stone 

barns into two dwellings creating gardens and garaging for the new dwellings and 

providing a replacement garage for the existing farmhouse. As part of the 

development the modern farm buildings on the western side of the group will be 

demolished and all farming activities from the buildings will cease.  

1.2  The drawings and information submitted with the application comprise: 

 4580-00 Location plans/site plan 

 4580-01A Existing Site Plan 

 4580-02 Existing Floor Plans    

 4580-03 Existing Elevations 

 4580-04A Proposed demolition site plan 

 4580-05E Proposed Site Plan 

 4580-06D Proposed ground floor plan 

 4580-07B Proposed First Floor 

 4580-08C Proposed Elevations  

 Conversion assessment 

 Protected species survey 

 Heritage assessment 

 Package treatment details 

 

2 SITE DESCRIPTION 

2.1 Little Dudlands Farm is located approximately 0.8km to the north of the village of 

Rimington. It comprises a stone farmhouse with two detached stone barns to the 
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north separated by the original farm yard. To the west of the group are modern portal 

frame farm buildings and various timber and stone outbuildings. Around the 

farmhouse garden there are a variety of stone walls some topped with flat stones and 

those at the front topped with half round copings. The other stone walls near the farm 

yard are of the traditional dry stone construction. The farmyard between the 

farmhouse and the stone barn has the remains of cobbles beneath concrete and 

tarmac. 

2.2  Vehicle access to the site is along a surfaced track from Rimington Lane. A public 

footpath number 13 also follows the track from Rimington Lane and continues north 

beyond the farm. Another footpath number 19 approaches the farm from the west 

running through the farm yard and then heading north east. 

2.3 The Farmhouse is of a traditional construction and layout and is built out of painted 

stone and render under a blue slate roof with the main elevation facing south. The 

house appears to have been extended on its western gable in the past. The rear 

elevation of the house faces the farm yard. This elevation has seven windows within 

it. All the first floor windows light bedrooms. There is also a traditional arched topped 

stairs window. On the ground floor from left to right the window light a pantry, living 

room and utility.       

2.4 The barns are substantial buildings built of random natural stone with stone detailing. 

The barn on the north side of the farmhouse barn 2 has a blue slate roof and appears 

to have been built in two sections. Both sections have ‘cat slide’ roofs on the northern 

side and there is a break in the ridge line between the two sections. This barn has a 

square topped wagon entrance on the southern side facing the farm yard with a 

corresponding entrance on the northern side. The majority of the openings in this 

barn are at the ground level although there is a forking hole in the east gable.  The 

barn to the north west of the farmhouse (barn 1) has a stone slate roof over the main 

roof with blue slate on the single storey brick lean to on the northern gable. It has a 

covered wagon entrance on the main east elevation facing the farm yard and a 

corresponding opening on the western elevation. The ridge line of barn 1 is at right 

angles to barn 2 and the farm house. The rear of this barn faces the newer yard area 

and modern farm buildings. The curtilage of the farm group is denoted by traditional 

stone wall and post and wire stock fencing.   

2.5 The farmhouse and barns are set on the hillside within a group of buildings which 

includes a smithy which it in separate ownership. Little Dudlands also forms a group 

with other nearby dwellings which are all served by the same track. These include 
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Holme End, Rimington Bridge End, and Bridge End Cottage. This area is designated 

as open countryside in the adopted Ribble Valley Districtwide Local Plan.    

2.6 In the main the proposed development is identical to a previous scheme which was 

submitted to the Council and was refused planning permission in 2015. The Council 

refused the application on the basis of the location and the extent of the residential 

curtilage. The applicant appealed against the decision. Whilst the appeal was 

dismissed, the elements that prevented the Inspector from granting planning 

permission related solely to the extent of the proposed garden area to barn no. 1 and 

the design on the proposed garages. We have considered the shortcomings 

identified by the Planning Inspector and have amended the scheme accordingly in 

relation to those element. The Inspector found no fault with the principle of the 

development or the design of the conversion of the buildings. In this respect the 

drawings have not been amended.    

3 INVOLVEMENT 

3.1 The applicant has been in discussions with the Local Planning Authority for a 

considerable time. There have been two previous planning application applications at 

the site, formal pre-application advice has been sought and there has been a 

planning appeal. We have carefully considered all the advice we have received and 

this has been applied to this latest scheme.    

4 ASSESSMENT 

4.1 The following policies of the Core Strategy are relevant to this application are: 

 Key Statement DS1 (Development Strategy) – seeks to direct the majority of new 
housing development to the strategic (Standen) site and the main urban areas of the 
Borough. Development within Tier 2 village settlements will need to meet proven local 
needs or deliver regeneration benefits.  

 

 Key Statement DS2 (Presumption in favour of sustainable development) – the 
Council will take a positive approach that reflects the presumption in favour of 
sustainable development contained in the National Planning Policy Framework    

 

 Key Statement EN5 (Heritage Assets) – expects there will be a presumption in favour 
of the conservation and enhancement of the significance of heritage assets and their 
settings. 
 

 Policy DMG1 (General Considerations) – sets out various criteria to be considered in 
assessing planning applications, including a high standard of building design, 
proposed development being sympathetic to existing land uses, highway safety and 
not adversely affecting the amenities of the area. 

 

 Policy DMG2 (Strategic Considerations) – expects development to be in accordance 
with the Development Strategy and that development proposals in defined 
settlements should consolidate, expand or round-off development so that it is closely 
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related to the main built up areas, ensuring this is appropriate to the scale of, and in 
keeping with, the existing settlement. The policy goes on to indicate that within the 
open countryside, development will be required to be in keeping with the character of 
the landscape and acknowledge the special qualities of the area by virtue of its size, 
design, use of materials, landscaping and siting. It also indicates that where possible, 
new development should be accommodated through the re-use of existing buildings, 
which in most cases is more appropriate than new build. 

 

 Policy DME4 (Protecting Heritage Assets) – Seeks positive improvements in the 
quality of the historic environment. 
 

 Policy DMH3 (Dwellings in the Open Countryside and Area of Outstanding Natural 
Beauty) – Within areas defined as open countryside or AONB, residential 
development will be limited to, amongst other things, the appropriate conversion of 
buildings to dwellings providing they are suitably located.  
 

 Policy DMH4 (The Conversion of Barns and other buildings to dwellings) – 
Permission will be granted for the conversion of buildings to dwellings where the 
building is not isolated in the landscape i.e. forms part of an already group of 
buildings and there need be no unnecessary expenditure by public authorities and 
utilities on the provision of infrastructure.  

  

  The following elements of national policy are also relevant to the proposal. 

4.2 Nation Planning Policy Framework, Section-“Delivering a wide choice of high quality 

homes” paragraph 55 promotes sustainable development 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 siting or the 

development would represent the optimal viable use of a heritage asset.  

4.3 NPPF section-“Conserving and enhancing the historic environment” paragraph 128 

requires applicants to provide information to describe the significance of any heritage 

assets including any contribution made by their setting. A separate Heritage 

Statement has been prepared. In making planning decision 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 paragraph 

131.   

5 SITE HISTORY 

5.1 3/2014/0174: Conversion of barns to three dwellings with detached garages, creation 

of garden areas, replacement garage for farmhouse and installation of package 

treatment plant. (Withdrawn)  

 

5.2 3/2014/1090 APP/T2350/W/15/3128758 Conversion of barns to two dwellings with  

garages, creation of garden areas, replacement garage for farmhouse and 
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installation of package treatment plant. Permission refused, appeal dismissed 25 

August 2015. An award of costs was granted against the Council. 

6 EVALUATION 

6.1 The main planning issue relating to this proposal is the effect of the proposal on the 

character and appearance of the area. All other matters including the principle of the 

development where considered by the Inspector and found to be acceptable.  

 Principle 

6.2 The site is within open countryside outside the Area of Outstanding Natural Beauty. 

Policy DMG2 states that new housing development provided through the re-use of 

existing buildings is acceptable in such areas. Policy DMH3 limits new residential 

development in the open countryside to the appropriate conversion of buildings 

providing they are suitably located and in keeping with their surroundings. Part of the 

criteria of policy DMH4 is that the buildings to be converted should “not be isolated in 

the landscape, i.e. it is within a defined settlement or forms part of an already group 

of buildings...” The Inspector considering the 2015 appeal concluded that the 

proposed development was suitably located and is compliant with policies DMG2, 

DMH3 and DMH4 in this respect as well as the development strategy policies DS1 

and DS21.  

6.3 Neither the Council in its previous decision, nor the Inspector in considering the 

appeal, found any fault with the design of the conversion. We accordingly conclude 

that this is acceptable. Similarly no concern was raised by the Council or the 

Inspector regarding vehicle access to the site2.  

6.4 The only matters left to be considered in this application are the extent of the 

residential curtilage, the design of the garages and conditions to be imposed if 

permission is granted.   

  

 

 

 

                                                           
1 Appendix Appeal decision APP/T2350/W/15/3128758 paragraphs 5-11 

2 Appendix  paragraph 20  
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Extent of curtilage 

6.5 Having carefully considered the Inspectors comment we find that his concern relating 

to the extent of the curtilage relates only to barn no.1 

6.6 The Inspector did not criticise the size and extent of the curtilage to barn 2 so we 

conclude that a curtilage of a similar size for barn 1 will be appropriate and 

acceptable. With this in mind we have considerably reduced the extent of the 

curtilage to on the northern and western sides so that the extent of the curtilage to 

barn no.1 is now similar to barn no.2. We have looked at those features that will 

remain after the modern farm structures have been removed and on the south side it 

is evident that the farmhouse garden, outbuildings and the field access track provide 

a fixed and permanent boundary. It is reasonable and logical then, to place the 

majority of the domestic curtilage for barn 1 on its southern side between the barn 

and the track.    

6.7 The existing stoned track to the south of the group will continue to be used to provide 

access to the surrounding fields. This track is used to provide access to the proposed 

garage to barn 1 and is significantly shorter in length than the previously submitted 

scheme. The driveway is within the significantly reduce curtilage area of barn 1 and 

within and area current occupied by agricultural buildings and hardstanding. The 

garage has be orientated so that the ridge is parallel to the ridge of the barn and is 

close to the existing outbuildings of the farm house immediately to the east. These 

alteration overcome the shortcomings identified by the Inspector.   

6.8 The proposed garages are now well grouped with the existing buildings. The design 

of the garages has been altered to provide a more agricultural appearance. The 

design has been confirmed as acceptable in pre-application discussions with 

Planning Officer Stephen Kilmartin. 

 

Landscape Impact 

6.9 The proposed development removes all the modern farm buildings from the site and 

replaces dilapidated out buildings belonging to the farmhouse. The extent of the 

residential curtilage to barn 1 has been reduced and the garages are brought close 

into the group. These measures together greatly enhance the historic character of 

this traditional farm group.  The development as a whole is now acceptable and 

enhances the landscape.  
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Highway Safety 

6.10 In the previous application the Highway Authority raised no objection to the proposal. 

Response dated 30 December 2014 There are no alterations to the design of the 

scheme that would result in this response being altered. Each property still retains 

garaging for two cars and within curtilage parking for a third vehicle which is the 

required standard. The Planning Inspector in considering the appeal did not raise any 

concerns in this respect  

Structural survey 

6.11 A structural survey is submitted with the application. It confirms that the buildings are 

structurally sound and capable of conversion without needing major rebuilding.  

 

Nature Conservation 

6.12 A protected species survey is submitted with the application. The report states at 

section D.5 that building 1 (barn 1) has features that range from having low to 

moderate-high potential value for roosting bats and low-moderate potential value for 

hibernating bats. Building 2 (barn 2) also has low to moderate-high potential value for 

roosting bats and low-moderate potential value for hibernating bats. Building 3 the 

timber store has negligible potential value for roosting or hibernating bats and 

building 4 the modern agricultural building has low potential value. 

6.13 The report suggests that mitigation and compensation measures for bats and birds 

will be required. The applicant is content to provide these in accordance with the 

recommendations in the report, the details of which can be agreed by condition. The 

proposal complies with CS Policy EN4 and DME3. 

Public Footpaths 

6.14  A public footpath runs through the site. It appears that the official line of the footpath 

has been built over in the past (modern agricultural buildings on the western side of 

the group see drawing 4580-01A), so the proposal provides for the reinstatement of 

the original line of the path see drawing 4580-05E. The applicant intends if planning 

permission is granted to apply to re-route the public footpath to the south of the group 

which is the route which walkers currently take even though this is not the official 

route. He would also wish to re-route the public footpath to the south of the buildings 

during construction if the route of the footpath has not been officially diverted when 

development begins.       
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CONCLUSION 

7.1 The proposed conversion of these two barns to two dwellings will secure the future of 

these barns which are considered to be non-designated heritage assets. Their 

conversion to dwellings would be the optimal viable use for these buildings and the 

sensitive design of the scheme ensures that their significance is not diminished. The 

proposal will re-use redundant buildings and would lead to an enhancement of the 

site and the landscape generally. The proposals fully accords with the provisions of 

the NPPF and the Core Strategy. 

7.2  The appeal decision has confirmed that the principle of the development is 

acceptable in terms of the location of the buildings to be converted. The design of the 

conversion was also found to be acceptable. The only matters which prevented the 

Inspector from granting planning permission were the extent of the curtilage to barn1 

and the design of the double garages3. These matters have now been addressed. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

                                                           
3 Appendix  Paragraph 18 
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APPENDIX 
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