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1. Introduction 

 

1.1 This Planning Statement has been prepared by JWPC Chartered Town Planners on behalf of the 

applicants, Mr and Mrs Taylor.  The Statement supports a full planning application seeking the 

conversion of a former barn within the curtilage of an existing dwelling known as Manor House Farm. 

The full extent of the works is described at Chapter 3 of this document.   

 

1.2 The Statement should be read alongside the submitted application documentation, namely:   

 

• The planning application forms; 

• The existing and proposed plans prepared by Sunderland Peacock Architects; 

• The supporting Bat Habitat and Activity Survey prepared by Simply Ecology; and 

• The supporting Tree Survey prepared by Yew Tree and Gardens.  

 

1.3 The chapters that follow will provide an understanding of the existing site, as well as a description of 

the proposed development and the rationale behind the proposal. The Statement identifies the 

relevant local planning policies within the Ribble Valley Core Strategy and national planning policies 

contained within the National Planning Policy Framework (NPPF) as well as relevant case law to 

conclude that the development should be supported by the Local Planning Authority (LPA).  

 

1.4 Bearing in mind the LPA’s duty under Paragraph 187 of the NPPF, it is requested that the Agents are 

contacted in the first instance if any further information is required to enable a positive determination.   
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2. Site Characteristics 

 

 Site and Surroundings 

 

2.1 The site which forms the subject of this application is situated in the hamlet of Howgill on the north 

side of Howgill Lane.  The site is approximately 700 metres from to the east of village of Rimington and 

2.5 kilmotres south of the village of Gisburn.  The site is close to the district boundary and was formerly 

in the district of West Riding of Yorkshire.   

  

2.2 The application site currently comprises an existing two-storey former farmhouse and its adjoining 

two storey barn of similar proportion to the house.  Both the dwelling the barn are sandstone and 

rubble elevations under slate.  The dwelling known as Manor House Farm has a centred doorway 

entrance with plain stone surround to windows and doors.  It is situated amongst a sporadic group of 

dwellings and other farm buildings along Howgill Lane stretching to the east of Rimington.  The 

properties in the immediate surrounding area include a number of similar farmhouses with associated 

barns some of which have already been converted to dwellings or additional residential 

accommodation, or are no longer used for agricultural purposes.  

 

  

Aerial photograph showing the application site, house and adjoining barn to the centre of the picture and the 

nearest neighbouring property (BING maps) 
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2.3  The adjoining barn already has a number of openings including a small cart door entrance with 

segmental arched head to the front elevation and a smaller but similar arched opening to the side. 

Historically during the time when the barn was used for agriculture the building has been extended by 

way of a similar pitched roof two storey building to the rear elevation which almost doubles the 

original footprint.  The building is now used for domestic purposes associated with Manor House Farm 

including storage at ground floor and a home office or study to the first floor. There are outbuildings 

to the rear including a timber frame stable block and other semi-permanent buildings.  These buildings 

are likely to be removed as part of this proposal.   

   

2.4 In planning policy terms the site is situated within Open Countryside as designated through the 

Districtwide Local Plan Map.  With regards to constraints, the site does not fall within a Conservation 

Area and there are no known heritage assets within the area surrounding the site.  

 

2.5 It is acknowledged that there are a number of trees within and along the boundaries of the site.  As 

such a Tree Survey has been undertaken and is submitted with this application to essentially identify 

how the proposed access is able to be created without impact on the trees in question.  Similarly, the 

site and existing buildings have been surveyed for the presence of bats and their habitat and the 

findings are submitted with this application in the form of an Ecological Report.  

 

2.6 Although the application site sits close to Howgill Beck beyond the eastern boundary, according to the 

Flood Map for planning the site is located within Flood Zone 1.  As such, the site is not considered to 

be at risk of flooding and a Flood Risk Assessment is not required in this instance.   
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3. Application Proposal 

 

3.1 The submitted application seeks planning permission for the conversion of the existing barn to a single 

dwelling. There are no significant external alterations proposed to the building and no further 

extensions or additions are required.  As such, the footprint of the existing building will remain 

unchanged.   

 

3.2 The existing building in its current format is of appropriate size to convert well to a single dwelling. 

Internally the building will provide a good-sized family dwelling over two storeys.  The ground floor will 

comprise a lounge, kitchen dining area, formal dining area and utility room.  The first floor comprises 

four bedrooms (two with en-suite bathrooms) and a family bathroom.  

  

3.3 All new windows and doors will be timber frame to match those of the existing dwelling at Manor 

House. Externally existing masonry and roofing materials, namely stone and slate, will be appropriately 

and sympathetically repaired or replaced where necessary.    

  

3.4 With regards to amenity space the existing dwelling has a good sized garden to the front, side and rear. 

This existing curtilage is proposed to be subdivided to create two separate front and rear gardens for 

both the existing and proposed dwellings, including sufficient space to accommodate the parking of 

residents and visitors vehicles as necessary. The proposed individual curtilages will be commensurate 

with a family size homes of this size in this location.  

 

3.5 The existing vehicular access and associated parking to the front of the barn will be retained for use by 

the future occupant of the converted barn.  As such, it is evident that additional parking will be required 

for the existing dwelling.  Therefore, the application further proposes the creation of a new vehicular 

access to the rear of the existing farmhouse via Robin Lane.  An area of hard standing is provided to 

accommodate three vehicles should it be required.  In doing so, there will be limited harm to the 

character of the surrounding area.  
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4. Planning Policy 

 

4.1 The proposed application will require consideration against adopted national and local planning 

policies which are summarised below. 

 

National Planning Policy Framework (NPPF) 

 

4.2 The NPPF indicates that the purpose of the planning system is to contribute to the achievement of 

sustainable development.  Paragraph 7 states that there are three dimensions to sustainable 

development: economic, social and environmental; and that these roles are mutually dependent and 

should be sought simultaneously through the planning system.  At the heart of the NPPF is a 

presumption in favour of sustainable development (paragraph 14).  The following paragraphs of the 

NPPF are relevant to the preparation and consideration of this proposal. 

 

4.3 Paragraph 17 sets out 12 core land-use planning principles which should underpin both plan-making 

and decision-taking.  The principles which are relevant to this application state that planning should:  

 

• Be a creative exercise in finding ways to enhance and improve places in which people live their 

lives;  

• Proactively drive and support sustainable economic development to deliver the homes that 

the country needs; 

• Seek high-quality design and good standards of amenity for all existing and future occupants 

of land and buildings;  

• Encourage the effective use of land by reusing land that has been previously developed, 

provided it is not of high environmental value; 

• Encourage multiple benefits from the use of land in urban and rural areas, recognising that 

some open land can perform many functions. 

 

4.4 Section 4 (Promoting Sustainable Transport) at Paragraph 32 states with regards to access and 

highways that new development should only be prevented or refused on transport grounds where the 

residual cumulative impacts are severe.  

 

4.5 Section 6 (Delivering a Wide Choice of High Quality Homes) states that local planning authorities 

should boost significantly the supply of housing.  Here the NPPF highlights that meeting housing 

development needs is a key principle of good planning, and providing new homes is paramount to 
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proactively driving and supporting sustainable economic development.  With regards to sustainable 

development in rural areas Paragraph 55 identifies special circumstances for homes in the countryside 

one of which is where the development would re-use redundant or disused buildings and lead to an 

enhancement to the immediate setting.   

 

4.6 Section 7 (Requiring Good Design) at Paragraphs 56 and 57 states that good design is indivisible from 

good planning and should contribute positively to making places better for people, emphasising the 

importance of planning positively for the achievement of high-quality and inclusive design for all 

development.  Paragraph 61 goes on to state that although visual appearance and the architecture of 

individual building are very important factors, securing high-quality and inclusive design goes beyond 

aesthetic considerations.  Planning should address the connections between people and places and 

the integration of new development into the natural, built and historic environment.  

 

Ribble Valley Core Strategy (2014) 

 

4.7 Section 38(6) of the Planning and Compulsory Purchase Act 2004 and the NPPF requires applications 

to be determined in accordance with the Development Plan, unless other material considerations 

indicate otherwise.  In this case the Development Plan consists of the adopted Ribble Valley Core 

Strategy. 

 

4.8 Policy DMG1 (General Considerations) states that all development must (amongst other 

considerations) be of a high standard of building design; be sympathetic to existing and proposed land 

uses in terms of its size, intensity and nature as well as scale, massing, style, features and building 

materials; ensure safe access can be provided which is suitable to accommodate the scale and type of 

traffic likely to be generated; achieve efficient land use and the reuse and remediation of previously 

developed sites where possible. 

 

4.9 Policy DMH3 (Dwellings in the Countryside and AONB) states that within areas defined as Open 

Countryside or AONB (the site is not within the AONB), residential development will be limited to (in 

this case):  

 

2. The appropriate conversion of buildings to dwellings provided they are suitably located and 

their forms and general design are in keeping with their surroundings, structurally sound and 

capable of conversion without the need for complete or substantial reconstruction.  
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4.10 Policy DMH4 (The Conversion of Barns and Other Buildings to Dwellings) states that permission will 

be granted for the conversion of building to dwellings where: 

 

1. The building is not isolated i.e it is within a defined settlement or forms part of an already 

group of building, and  

2. There would be no unnecessary expenditure by public authorities  and utilities on the 

provision of infrastructure, and   

3. There would be damaging effect on the landscape or harm to nature conservation interests, 

and  

4. No detrimental effect on the rural economy, and  

5. Consistent with the conservation of the natural beauty of the area 

6. Existing nature conservation aspect of the existing structure are preserved or adequately 

mitigated. 

 

The Policy further states that building to be converted must also be (in summary): 

 

1. Structurally sound and capable of conversion; 

2. Of sufficient size to provide the accommodation without the need for further extensions; and 

3. The building and its materials are appropriate to its surrounding and worthy of retention; and 

4.  Has a genuine history of use for agriculture.  

 

General Permitted Development Order (2015) 

 

4.11 Schedule 2, Part 3, Class Q of the Town and Country Planning (General Permitted Development) 

(England) Order 2015 (as amended) permits development consisting of a change of use of a building 

and any land within its curtilage from a use  as an agricultural building to a use falling within use class 

C3 (dwellinghouses).  In simple terms, the legislation sets out that the conversion of an existing 

building to a residence is achievable without the need for planning permission, subject to a number of 

caveats and a statutory process via the prior approval process.  

 

4.12 It is acknowledged that the existing barn does not qualify in that it has had an intervening use since it 

was last use for agricultural purposes but this recent change in permitted development highlights the 

Government’s intention to boost significantly the supply of housing and is an important material 

consideration in the determination of this application.   
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5. Planning Considerations 

 

5.1 The key issues in the consideration of this application are: 

 

i) The principle of the barn conversion in this location;  

ii) The appropriateness of alterations proposed to the barn, its design, character and 

appearance;  

iii) All other material considerations such as access, biodiversity and trees.  

 

The Principle of the Development  

  

5.2 As identified above, Core Strategy Policy DMH3 identifies scenarios whereby housing development 

within areas defended as Open Countryside or AONB are considered appropriate.  One such scenario 

is the appropriate conversion of buildings to dwellings provided they are suitably located and their 

form and general design are in keeping with their surroundings.  It states further that buildings must 

be structurally sound and capable of conversion without the need for complete or substantial 

reconstruction.  The conversion of the existing barn therefore clearly complies with this policy.  

 

5.3 Further guidance on proposals to convert barns to dwellings is provided in CS Policy DMH4 which 

states that planning permission will be granted for the conversion of buildings to dwellings where the 

building is not isolated in the landscape. Therefore, in determining whether the current proposal is 

policy compliant the key issue is whether location of the building is considered isolated.     

 

5.4 There have recently been a number of useful cases which have considered the term isolated referred 

to at Paragraph 55 of the NPPF (and in the CS Policy DMH4).  The most relevant is the recent High 

Court decision Braintree District Council v Secretary of State for Communities and Local Government 

[2017] EWHC 2743 (Admin) (Copy of the Decision at Appendix 1). In this case the Council challenged 

the decision of a Planning Inspector in determining that a proposal for new housing in the countryside 

would not result in new “isolated homes” because “there are a number of dwellings nearby”.  Lang J 

rejected the Council’s case, agreeing with the Secretary of State that the word “isolated” in Paragraph 

55 of the NPPF should be given its ordinary, objective meaning. This is a home “far away from other 

places, buildings, or people; remote” (Oxford Concise English Dictionary). 
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5.5 The judgement provides clarification that a proposed new dwelling which is outside of a settlement or 

urban area is not automatically to be considered “isolated” for the purpose of applying Paragraph 55 

of the Framework. 

  

5.6 The barn adjoins an existing dwelling at Manor House Farm and is situated amongst a group of 

dwellings including Howgill Barn, Howgill Mill, Myrvel House and Howgill Farm as well as others.  

Indeed this group of dwellings is known and referred to as the hamlet of Howgill.   Given the location 

and situation of the barn the building cannot be considered ‘isolated’. 

 

5.7 In addition CS Policy DMH4 lists further requirements that the building to be converted must be 1) 

structurally sound and capable of conversion with the need for extensive rebuilding or major 

alteration; 2) Be of a sufficient size to provide necessary living accommodation without the need for 

further extensions  which would harm the character of appearance of the building, and; 3) The 

character of the building and its materials are appropriate to its surroundings and the building and its 

materials are worthy of retention because of its intrinsic interest or potential or contribution to its 

setting, and 4) The building has a genuine history of use for agriculture or another rural enterprise. 

Once again, the proposed application is considered compatible with each of the requirements of this 

policy.  

 

5.8 The re-use of an existing building is also seen as positive contributor to achieving ‘sustainable 

development’ as set out at Paragraphs 7 and 17 of the NPPF.  The Government’s intention to ensure 

that existing buildings within the countryside are brought into an active use is moreover emphasised 

within the General Permitted Development Order (2015). 

 

5.9 There can be no doubt the conversion of the existing barn is endorsed by and therefore entirely 

compatible with policies at both local and national level.  The development will help to achieve the 

Governments aims to boost significantly the supply of housing. 

 

Design, Character and Appearance 

 

5.10 In order to be considered acceptable the proposal must incorporate a high standard of design which 

is appropriate to the area in terms of scale, massing, style, features and building materials and of an 

overall visual appearance which relates to the surrounding landscape as stipulated in Core Strategy 

Policy DMG1. Following the advice and expertise of Chartered Architects at Sunderland Peacock 

Associates the proposed alterations are considered sympathetic to the original barn.  The proposed 

design will complement its surroundings.  
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5.11 The proposed development seeks to convert an existing building and will make the best use of the 

existing fabric of the building.  Although the building is characterful and reflects its historic use as a 

barn, in its current condition it does appear unused and uninhabited and create a visual blot when 

considered in the context of its immediate surroundings. The proposed conversion and aesthetic 

improvement to the external fabric and appearance of the barn will inevitably improve its appearance 

to the benefit of the site and the character of the wider surrounding countryside.   

 

5.12 The proposed curtilage already forms part of the existing residential curtilage in use by the adjoining 

dwelling.  There will be no alteration required to the extent of the existing boundaries of the site and 

there will therefore be no significant increase in domestic paraphernalia as a consequence. It is 

therefore considered that there will be now further impact on the character of the open countryside 

or the agricultural setting of the building.  In this regard, it is also important to remember the spirit of 

current permitted development rights (as referred to within Paragraphs 4.11 – 4.12 above) in allowing 

the conversion of barns to dwellings.  In theory, had the building continued to be used for agricultural 

purposes then it would be possible to convert the barn via the prior approval process.  This is a material 

consideration in the determination of planning application, as recently clarified in Mansell v Tonbridge 

and Malling BC [2017] EWCA Civ 1314.   A copy of this Judgement can be provided for the LPA on 

request if necessary. 

 

5.13 The alterations required to create the proposed access and associated areas of hard standing to the 

rear of Manor House Farm along Robin Lane (referred to below) will have a negligible impact on the 

character of the site and the surrounding open countryside area.  Any trees or shrubs which are 

required to be removed as a consequence (referred to below) are non-native ornamental and 

considered to be of low retention value, as detailed within the submitted Tree Report by Yew Tree and 

Gardens. 

 

5.14 Overall the works required to convert this vacant barn will seek to preserve those key features which 

illustrate its agricultural past whilst also enhancing the buildings general appearance by repairing and 

maintaining the barn to make it habitable to modern standards. These works will enhance the 

immediate setting, as endorsed by the NPPF, which will also be improved by its permanent occupation, 

securing the future of the building for generations to come.       
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Other Material Considerations 

 

5.15 Access: The existing parking area associated with Manor House Farm is proposed to be utilised for the 

converted barn.  As such, a new access is to be created to the rear of Manor House Farm along Robin 

Lane some 50 metres north of its junction with Howgill Lane.  The proposed access/egress will allow 

for visibility splays of 2.5 metres by 39 metres (northerly) and 31 metres (southerly).  Levels of traffic 

along the section of highway are extremely low.  Furthermore given the width of the highway along 

Robin Lane traffic speeds are naturally slow (20mph or less).  Therefore the proposed visibility splays 

are in accordance with Manual for Streets and are considered more than adequate in this instance.  

 

5.16 Biodiversity: A survey was undertaken by ecologists at Simply Ecology in order to assess the ecological 

value of the site and the presence of any notable habitat or protected wildlife.  Whilst the survey found 

some evidence of bat activity, it was the professional ecologist judgement that the barn conversion 

will result in the loss of a small common pipistrelle day roost.  The proposal would therefore have a 

low impact on this species. In consideration of the proposed development mitigation measures are 

suggested (including the provision of new alternative roosts) which will address the associated impacts 

and allow the LPA to impose conditions to ensure that there is no loss of habitat.  

 

5.17 Trees: The proposal does have the potential to implicate trees or their root systems as part of the new 

access which is proposed to north-west boundary of the site to the rear of Manor House Farm.  As 

such it was considered prudent to undertake a Tree Survey and the results have been submitted with 

this application. The report concludes that the surveyed trees are of relatively low retention value and 

that it is possible to carry out the proposed works without additional damage/stress being placed upon 

those trees to be retained.   

 

5.18 Flooding: As referred to within Chapter 2 the site is situated within Flood Zone 1 and as such it has not 

been considered necessary to submit a Flood Risk Assessment with the application.  As with the 

existing dwelling, the proposed development will be suitably drained and is not considered to increase 

the risk of flooding elsewhere.  

 

5.19 With regards to all material considerations, the proposal is entirely appropriate and compliant with 

policies contained within the Core Strategy. 
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6. Summary and Conclusions 

 

6.1 This Statement has been prepared by JWPC Chartered Town Planners in support of a planning 

application which seeks planning permission for the conversion of a Manor House Barn, adjoining an 

existing dwelling (Manor House Farm) in the hamlet of Howgill, near Rimington.   

 

6.2 When considered in the context of the presumption in favour of sustainable development, the 

proposed development is entirely compatible with local planning policies, namely Policy DMH3 and 

DMH4, which allows for the appropriate conversion of existing buildings in the open countryside and 

as such accords with the Development Plan.  Similarly the proposal is compatible with the provisions 

of the NPPF which endorse the reuse of redundant or disused buildings.  This is encouraged within the 

NPPF and is consistent with the Government’s definition of ‘sustainable development’.  Reference has 

been made to a recent High Court Judgement which provides further clarity that the site cannot be 

considered ‘isolated’ for the purposes of applying Paragraph 55 of the NPPF.  

 

6.3 The design and conversion of the proposed dwelling is characterful and in keeping with the local 

vernacular. The detailed elevations and choice of materials will complement the surroundings whilst 

reflecting the buildings in the surrounding area, providing an enhancement to the immediate setting.  

 

6.4 The associated residential curtilage is entirely reasonable and proportionate to the scale and footprint 

of the dwelling.  There is no visual harm as a consequence of the proposed changes and overall, there 

are no adverse impacts associated with this development which is considered to deliver a number of 

benefits including boosting the supply of housing as identified in this Statement. 

 

6.5 This Statement has highlighted that given the local circumstances, site characteristics and design, the 

current planning application should be approved in line with the Development Plan and all other 

material planning considerations.   

 

 

 JWPC Chartered Town Planners Ltd 

January 2018 
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Appendix 1: Copy of High Court Judgement: Braintree District Council v Secretary of 

State for Communities and Local Government [2017] EWHC 2743 (Admin), 

November 2017 
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