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	Date Inspected:
	03/08/17
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Conversion of Barn 1 to a single dwelling

	Site Address/Location:
	Fooden Old Hall, Fooden Lane

	


	CONSULTATIONS: 
	Parish/Town Council

	Object to this application on the following grounds:
· Access and car parking

· No mention of Grade II* listed building within Heritage Statement 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
A previous application (3/2018/0005) was submitted and the Highway Authority raised a concern in relation to visibility at the junction of Fooden Lane and Gisburn Road. The current application has addressed this visibility issue and no highway objection is raised subject to conditions. 


	Lancashire Archaeological Advisory Service: 
No objection is raised subject to a condition requiring the applicant to implement a programme of archaeological building recording works being attached.        



	Society for the Protection of Ancient Buildings (SPAB):

Requested that the LPA send photos of the building for consideration. However no formal (or further) comments have been provided. 

 

	Historic England:

No comments to make on this application



	LLFA:

No comments 



	CONSULTATIONS: 
	Additional Representations.

	Three letters of objection have been received and the following points have been raised:
· Deeds and right of access;

· Lack of parking;

· Lack of space for vehicles to pass of lane;

· Visibility at exit onto Gisburn Road;

· More detailed heritage statement required;

· Why is there a need for 4 bed dwelling when there is an empty residential property (listed building) nearby;

· Additional vehicle movement and conflict with farm traffic;

· Misleading information in respect of trees and a survey should have been carried out;

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement EN5 – Heritage Assets

Key Statement H1 – Housing Provision

Key Statement H2 – Housing Balance

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation
Policy DMH3 – Dwellings in the Open Countryside & the AONB

Policy DMH4 – Conversion of Barns and Other Buildings to Dwellings

Policy DME4 – Protecting Heritage Assets
National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location:

The application relates to a former agricultural stone barn at Fooden Hall in Bolton by Bowland, in the AONB. Fooden Hall is accessed via a long single carriage track (Fooden Lane) off Gisburn Road and consists of a cluster of buildings. These buildings include the residential dwelling of Fooden Farmhouse (Grade II Listed), the empty dwelling of Fooden Hall (Grade II* Listed), a former barn that has been converted to a dwelling (Otters Well Barn), a holiday let and various agricultural style buildings, some of which traditional stone barns and others more modern steel buildings.  

The barn to which this application relates is the most northern structure within this cluster, and is sited approximately 70m from Fooden Farmhouse and 120m from Fooden Hall. The nearest building to the application building is a more modern agricultural storage building some 30m to the south. 

The application barn is accessed directly off Fooden Lane and is stone built with a hipped slate roof. The building has a number of existing openings and attached to the eastern elevation is a timber framed metal clad structure, formerly used as a covered area. 

As mentioned above the building is located within a cluster of buildings associated with Fooden Hall/Farm. As Fooden Hall and Fooden Farmhouse are listed buildings there is a case for the application building being listed as a result of being within the curtilage of a listed building. The issue of whether the building is listed by curtilage is complex and there is no simply way of assessing this, meaning that it often comes down to the judgement of interested parties. This is clarified later in this report.
In early 2018 an application was submitted (3/2018/0005) to convert this barn into one dwelling, and another barn (barn 2) on this site into 4 dwellings, however after discussions with the LPA this previous application was withdrawn by the applicant.    


	Description of Proposed Development:

The application seeks consent to convert the existing stone barn into a single (four bed) residential dwelling. The application proposes no extensions to the existing barn and would involve the removal of the metal clad structure to the eastern elevation. The proposal would make use of existing openings within the building, including the enlargement of two openings in the south facing elevation to full length windows. The proposal does include the insertion of two new first floor windows and a door opening in the west facing elevation, along with the installation of three new roof lights (one in each of the north, east and west facing roof planes). 

Access to the converted barn would be via Fooden Lane and the submitted application/plan details how existing trees and vegetation would be removed at the junction with Gisburn Road to provide visibility and that the first 5 metres of Fooden Lane will be resurfaced.    
The proposed dwelling would be provided with a modest sized residential curtilage and sufficient space for the parking of at least three vehicles. 


	Relevant Planning History:

3/2018/0005 - Conversion of barn 1 to a dwelling. Construction of new garage. Conversion of Barn 2 to four dwellings and construction of parking spaces - withdrawn


	Principle of Development:

Core Strategy Key Statement DS1 seeks to direct the main focus of new housing development to the Strategic Site, the Principal Settlements of Clitheroe, Longridge and Whalley and identified ‘Tier 1’ villages, which are considered the ‘more sustainable’ of the 32 defined settlements in the Borough in terms of local services and accessibility.  In the remaining 23 ‘Tier 2’ villages development will need to meet proven local needs or deliver regeneration benefits. 

Core Strategy Policy DMH3 seeks to resist housing development within areas defined as open countryside or AONB and will be limited to ‘the appropriate conversion of buildings to dwellings providing they are suitably located and their form and general design are in keeping with their surroundings. Buildings must be structurally sound and capable of conversion without the need for complete or substantial reconstruction’. 

Although the conversion of buildings is acceptable (in principle) under Policy DMH3, it does stipulate that these must be suitably located. This approach is supported by paragraph 79 of the National Planning Policy Framework (NPPF) which states that ‘Local planning authorities should avoid new isolated homes in the countryside unless there are special circumstances’. However Paragraph 79 of the Framework permits new isolated homes in the countryside where development would re-use redundant or disused buildings and lead to an enhancement to the immediate setting. 
Additional guidance on proposals to convert barns to dwellings is provided by Core Strategy Policy DMH4. Criterion 1 in Core Strategy Policy DMH4 confirms that planning permission will be granted for such works where “the building is not isolated in the landscape, i.e. it is within a defined settlement or forms part of an already group of buildings…”. The barn to which this application relates is located at the northern end of a cluster of buildings in residential and agricultural use associated with Fooden Hall/Farm and it is therefore considered that the site/building is not isolated in the landscape insofar that it can be considered to relate to an already defined group of buildings. As such it is considered that the proposal accords with criterion 1 of Core Strategy Policy DMH4.
It is also considered that this stone built barn could be defined as a non-designated Heritage Asset (when considered against National Guidance) of historical interest. The NPPF, specifically Chapter 16, details ‘Conserving and enhancing the historic environment’.  Paragraph 192 provides advice when determining planning applications, noting that local planning authorities should take account of:
· the desirability of sustaining and enhancing the significance of heritage assets and putting them to viable uses consistent with their conservation;

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

· the desirability of new development making a positive contribution to local character and distinctiveness.

In view of the above, it is considered that despite the fact that future occupiers of this dwelling are likely to rely upon the use of a private car to access local facilities, the proposal would be ‘suitably located’ in accordance with Core Strategy Policies DMH3 and DMH4 and would create a viable use for a building of historic and heritage merit. 

In line with Core Strategy Policy DMH4, a basis structural survey has been provided with the application detailing the works required to convert the barn to residential use, and it is considered that level of works proposed is acceptable as the majority of the existing building would be retained. 
In summary the principle of the conversion of this stone barn to a residential dwelling is considered to be acceptable in this location.


	Listed Building and Heritage Issues: 

The building is located relatively close to two listed buildings and as such there is a potential case for the application building to be listed as a result of being within the curtilage of a listed building. As mentioned earlier in this report the issue of whether buildings are listed by curtilage is complex and there is no simple way of assessing, meaning that it often comes down to the judgement of interested parties. 

In the determination of this application the LPA must therefore carefully considered whether this building is listed by curtilage. The application building is approximately 120m from Fooden Hall and 70m from Fooden Farmhouse. Both this Farmhouse and Fooden Hall date back to the 17th Century and whilst the submitted heritage statement does not provide a construction date for the barn, LAAS have commented that from the information available to them this barn is later in date than the nearby converted barn – “Otters Well Barn” which itself was likely constructed in the 18th Century. As such it is concluded that the barn to which this application relates is a more recent addition to this site than the listed buildings and Otters Well Barn (which has also been converted to residential use). LAAS’ response does not specifically refer to whether or not they consider this building is listed by curtilage, however LAAS have raised no objection to the submitted Heritage Statement or application, subject to a building record condition being attached. 
Planning Law (section 1(5) of the Planning (Listed Buildings and Conservation Areas Act 1990) states that a listed building also includes any ancillary object or structure within the curtilage of the building, which forms part of the land and has done so since before 1st July 1948. Historic England’s own guidance on this matter accepts that determining whether buildings are listed by curtilage is a “difficult judgement” and that “The curtilage of a building has to be determined on a case-by-case basis, but (curtilage) is essentially the area of land that is ancillary to the main building” (in this case Fooden Hall and/or Fooden Farmhouse). 
Historic England are consulted on all applications for works to, or that affect the setting of, Grade I and Grade II* Listed Building and in response to the LPA’s consultation on this application Historic England have offered no comments. Historic England did raise concerns in relation to the previous application (3/2018/0005) however this application related to the conversion of two barns, one of which was directly adjacent to the Grade II* listed building and therefore had a greater impact. The current application does not include the barn adjacent to the Grade II* listed building and this is the potential reason why Historic England commented on the previous application but have not done on the current proposal.    
In consideration of the above guidance and expert advice, it is my opinion that the application building is considered to be non-designated heritage asset as a result of its age, appearance and association with Fooden Hall/Farm. In terms of whether the building is listed by curtilage, it is accepted that it is located a significant distance away from the listed buildings (70m and 120m) and this complex has been somewhat separated by various applications for conversions of other buildings, and the erection of new buildings, and thus this building is no longer considered to be within the existing curtilage of either Fooden Hall or Fooden Farmhouse. Furthermore the building is separate ownership. 
Whilst when looked at individually the above mentioned considerations are not on their own enough to say that the building is not listed by curtilage, when considered cumulatively it is accepted that the building is not listed by the curtilage, but is considered to be non-designated heritage assets and the impact of the proposal on the setting of the nearby listed buildings is still an important consideration. 
In the interest of clarity this may not be the case in relation for the other barn (barn 2) located adjacent to Fooden Hall, which formed part of the previous application, however barn 2 does not form part of this application and the listed status of barn 2 would be considered as part of any future application.   
With regard to impact on the listed building(s), being 170m from Fooden Hall it is not considered that the proposal would have any undue impact. Fooden Farmhouse is some 70m from the application property and whilst the application would include the insertion of glazing in three openings in the south facing elevation of the building, and the enlargement of two openings in this elevation, the impact on this listed building is also considered to be minimal. In view of the above, given the minor alterations to the building and the substantial distance to the listed buildings, it is considered that the proposal would not cause harm to the setting or significance of any listed buildings in accordance with Policy DME4. 


	Impact Upon Residential Amenity:

The nearest residential property to the proposed development is Fooden Farmhouse, some 70m to the south, and at such distance it is considered that the proposed development would not have any undue impact upon neighbouring residential amenity in accordance with the relevant section of Core Strategy Policy DMG1. 



	Visual Amenity/External Appearance:

Policy DMH4 states that barn conversion should “have no materially damaging effect on the landscape qualities of the area” and should be “of sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character and appearance of the building”. 

The proposed conversion does not involve any extensions to the building, and would result in the removal of a modern lean to feature to the east, exposing the original elevation. English Heritage guidance ‘Conversion of traditional farm buildings’ states ‘there should always be a presumption in favour of maximising the use of these existing openings without changing their size, and limiting the formation of new ones. Where new openings are added or new windows inserted within existing door openings, great care needs to be given to their placing and design’.
The existing building benefits from a number of openings, and these will be retained/re-introduced, and in two occasions slightly enlarged to provide additional light. The building is large in size and therefore the application would involve/require the insertion of two first floor windows and a door in the west facing elevation, along with three new rooflights (conservation style). Obviously the LPA would be keen for new openings to be kept to an absolute minimum, however given the size and scale of the existing building, and the design and siting of the new openings, it is not considered that these would unduly impact upon the quality of the building of the visual character of the wider area, including the AONB.  
The application proposes the creation of modest sized residential curtilage which would not significantly encroach into the adjacent field. The size of the residential curtilage is considered to be proportionate to the size of the building and the application details that a 1.3m high post and rail fence will be erected to define the curtilage, and the existing stone wall will be retained and made good where required.
In summary, the proposed alterations to enable the conversion of this barn into residential use would not have a materially damaging effect on the building itself or the landscape qualities of the area in accordance with Policy DMH4, and would not have any significant visual impact on the open countryside and AONB.


	Highways:
The proposed dwelling would be accessed via Fooden Lane and objections have been raised in respect of rights of access. This is a private matter and thus not a valid reason to refuse the application – however the granting of this consent does not give the applicant any right of access. A concern has also been raised in respect of additional vehicle movements and conflict with farm traffic, however this lane currently serves three dwellings and a holiday let/cottage and the addition of one dwelling is not considered to be detrimental to highway safety.  

The submitted plans details that visibility splays will be provided at the access and the first 5m of the track (Fooden Lane) would be resurfaced and the Highway Officer is satisfied with this subject to conditions. The highway officer has also requested a condition requiring the dwelling to have an electric charging point and the submitted plans shows this will be attached to the west facing elevation   

The objectors have commented that there is a lack of passing points however the Highway Officer has raised no objection to this application on these grounds. 


	Ecology:
The application is accompanied by bat/barn owl survey which found no evidence of either within the building, with roost potential considered to be low. A condition has however been attached requiring bat/bird boxes to be installed on or around the buildings and details of these to be first submitted to and approved in writing by the LPA.  
An objector has commented that the application includes misleading information in respect of trees. There are no trees on the application site, however there are some trees on land adjacent to the site and the only part of the proposal that could impact upon this trees is the proposed parking area. These trees are separated from the application site by an existing dry stone wall (to be retained) and a significant section of this proposed parking area is already hardsurfaced in relation to the previous use of the land as a farmyard, albeit now overgrown with grass. The applicant has confirmed that the car parking area will be surfaced in limestone gravel and a condition has been attached to ensure that no excavation works take place in the root protection areas of these trees without an Arboricultural Impact Assessment and Method Statement being first provided. In view of this it is considered that the proposed parking area can be laid without significantly impacting upon these trees. 


	Conclusion:

In view of all of the above, and having regard to all material considerations and matters raised, the application is considered to be acceptable and subsequently recommended for approval, subject to conditions.



	RECOMMENDATION:
	That conditional planning permission be granted


