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	Application Ref:
	3/2019/1034
	[image: ]

	Date Inspected:
	16/12/2019
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVED

		

	Development Description:
	Demolition of modern agricultural buildings and conversion and extension of two barns to form one new two-storey dwelling with separate two-storey annexe building in curtilage including construction of new access, drainage and landscaping.

	Site Address/Location:
	Teewood Farm Barns Slaidburn Road Waddington BB7 3JJ

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions.

	Environment Agency:
	

	None received.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Policy DS1 – Development Strategy
Policy DS2 – Sustainable Development
Policy EN2 – Landscape
Policy H1 – Housing Provision
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME3 – Site and Species Protection and Conservation
Policy DMH3 – Dwellings in the Open Countryside and the AONB
Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings

National Planning Policy Framework
National Planning Policy Guidance

	RELEVANT PLANNING HISTORY:	
No relevant site history.


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Planning consent is sought for the conversion and extension of two barns to form one new two-storey dwelling with separate two-storey annexe building, and construction of new access, drainage and landscaping at Teewood Farm Barns, Slaidburn Road, Waddington.

The site lies approximately 1 mile to the north of the main settlement of Waddington, falling within the Forest of Bowland AONB designation. Access is taken directly from the B6478 and the cluster of buildings at Teewood are located in close proximity to the roadside edge.

The group of buildings comprise a stone farmhouse with attached stone barn, a small detached stone barn and dilapidated modern agricultural buildings. The existing access and farm track are located to the south of the group of buildings. There is a public right of way (PROW) approximately 250 metres to the north of the site.

The proposal seeks to demolish the existing disused and dilapidated farm buildings and to convert the larger stone barn attached to the east elevation of the farmhouse to a four-bed dwelling. Some rebuilding is proposed at the rear in order to facilitate the proposed change. The smaller detached barn, which lies forward of the principal elevation of the main barn, would be converted to create ancillary accommodation across two floors, including a home office; kitchenette; bedroom and bathroom. There would be a courtyard to the south of the barn and a garden with parking to the north, occupying the land cleared as a result of the demolition works.

The application also proposes the creation of a new access junction to the north to serve the new dwellinghouse. The design of the new access has been the subject of pre-application discussions with Lancashire County Council Highways. The existing access to the south would remain and would continue to serve existing properties.

As submitted, the scheme proposed closure of the existing access and provision of a new track through the agricultural field to the north of the site to serve the proposed new dwelling and existing neighbouring properties. Following discussions, it was agreed that the existing access would remain and the new access to the north would serve only the dwelling proposed by this application thereby removing the requirement for a track. The removal of this element of the scheme, which was a concern from a visual and landscape perspective, was a notable concession by the applicant which weighed in favour of the application.

	Observations/Consideration of Matters Raised/Conclusion:
The main considerations in determining the application relate to the principle of the development, the visual and landscape impact, any potential impact on habitats and highway safety.

Principle of the Development
Core Strategy Policy DMH3 generally seeks to limit housing development within areas defined as open countryside or AONB to:

1. Development essential for the purposes of agriculture or residential development which meets an identified local need.
2. The appropriate conversion of buildings to dwellings.
3. The rebuilding or replacement of existing buildings.

The proposal is to convert an existing building to a dwelling and this is one of the exceptions set out in Policy DMH3. Policy DMH4 provides further policy direction in respect of residential barn conversions and establishes a number of considerations in the determination of barn conversions. In brief, this requires that the building to be converted is not isolated in the landscape, that there are no materially damaging effects on the landscape qualities of the area, that there would be no detrimental effect on the rural economy and that the proposals are consistent with the conservation of the natural beauty of the area.

There is also a requirement for the building to be converted to be structurally sound and capable of conversion, be of sufficient size to provide the necessary living accommodation, be worthy of retention because of its intrinsic interest or potential or its contribution to its setting and has a genuine history of use for agriculture or another rural enterprise.

The main barn is attached to the east elevation of the existing farmhouse and forms part of an existing complex of traditional and modern farm buildings. Thus, the barn(s) are not isolated in the landscape. Structural reports for both barns have been submitted with the application. The smaller detached barn has cracks visible to the west corner of the south elevation. The conclusions and recommendations of the report states that apart from the south elevation the barn is in reasonably good condition. Remedial works recommended includes investigation of the foundation to the south-west corner and potentially re-building of the corner of the building.

In relation to the larger barn, the stone walls of the building are in reasonably good condition. The existing structural roof elements (truss and purlins) may be able to be re-used.

In order to demonstrate that the barns contribute to their setting and have an intrinsic interest, the application is supported by a Statement of Significance Report and Condition Report by JCA Architects. The farmhouse and attached barn first appear on the 1850 OS Map. Minor additions to the buildings up until 1947 are denoted, including the smaller barn which first appears on 1908 maps, but the modern agricultural buildings and the existing access to the south are not shown indicating they are recent additions.

It is considered that both stone barns have some significance as much of the form of their original structure survives. Both exhibit vernacular materials and traditional methods of construction and the farmstead is deemed to contribute positively to its setting. Therefore, it is considered that the barns are structurally sound and capable of conversion without major alteration and are worthy of retention.

Taking the above into account is considered that the conversion of the two barns is acceptable in principle. Consideration of other requirements of Policy DMH4 including the effect on the landscape qualities of the area and nature conservation interests are set out below. 

Visual appearance and design
The barn is located in the Forest of Bowland AONB where great weight is afforded to the conservation and scenic beauty of such areas. There is a requirement in local and national policy to conserve and enhance the landscape and scenic beauty of the AONB. Any scheme of conversion should seek to preserve the character of the building and should not harm the appearance or function of the area in which it is situated.

The scheme includes the demolition of a number of redundant agricultural buildings and the creation of a new vehicular access to the north of the farmstead. Policy DMG1 requires new development to be of a high standard and sympathetic to the landscape character. In accordance with EN2 of the Core Strategy development will be expected to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials and will need to contribute to the conservation of the natural beauty of the area. 

The site lies within ‘Landscape Character Type F: Undulating Lowland Farm with Wooded Brooks’ as defined in the AONB Landscape Character Assessment. Key features include the field network, the hedgerows which delineate them and sporadic village development. Visual sensitivity is considered to be moderate in these areas and the retention of historic buildings is encouraged.

Some betterment is likely to be achieved by the demolition of the redundant buildings which are prominent in the local landscape and a negative influence in terms of their dilapidated appearance. The primary vantage points of the site would be from the adjacent highway and from the network of public footpaths to the north. 

Consideration must also be given to the visual impact of the new access, which is to enter the site at the point of a field gate. Subject to suitable surfacing and boundary treatment, the proposed new access would not appear as a prominent or anomalous feature in the landscape.

The conversion makes use of the existing fabric of the building, although some new windows are proposed along with rooflights to serve upper floor rooms. In the main it is not considered that these alterations would unduly erode the historic agricultural qualities of the buildings. The annexe building would remain relatively unaltered externally with no new wall openings, although new rooflights and flue are proposed.

The rebuilding of the rear lean-to (a later addition to the barn) would result in a large expanse of glazing to the north facing elevation, which would be a contrast to the more robust nature of the host property and its attached neighbour. Whilst this replaces a less than desirable concrete wall, the patio type doors fail to respect the barns inherent character. As such, the width of the patio opening has been reduced and timber barn-style sliding doors would be fit on each side. The retention and re-use of any existing materials (where possible and appropriate) in the rebuilding is encouraged. 

The proposed curtilage for the barn would comprise the existing courtyard to the south and a new garden with parking to the north, occupying part of the land cleared as a result of the demolition. The creation of residential gardens can have a significant impact upon visual amenity and patterns of land use. Ideally any residential curtilage needs to be kept as minimal as possible and any enclosed private areas need to be carefully sited and contained, particularly in relation to public views and the surrounding landscape. The domestic curtilage proposed is located adjacent to the highway but would be partially screened by a new stone wall. Further, it is proposed to deliver a native planting scheme on the northernmost section of private garden to further screen public views. Following careful consideration and negotiation which resulted in the removal of a substantial length of new track, it is considered that the proposals would not prove unduly harmful to the appearance of the area. Should consent be granted it is considered reasonable and necessary to remove householder permitted development rights in order to protect the character of the application building and also the scenic beauty of the landscape.

Highway Safety
In terms of highway safety, the County Surveyor does not have any objections in principle on highways grounds. The proposed new shared access would be 5.5m wide at the junction with the first 7 metres surfaced with tarmacadam and stone chippings thereafter. The existing highway boundary treatment to the south of the proposed access junction is a combination of concrete and stone walling and it is proposed to replace this with a new 600mm high stone wall to improve visibility. 

The County Surveyor is also satisfied that there is sufficient space within the site for parking and to allow vehicles to enter and leave the site in a forward gear.

Ecology
An Ecology Survey and Assessment (dated April 2019) was submitted with the application. Indian Balsam, an invasive species, was recorded at the site and should be treated in accordance with section 5.3 of the report. According to the report, all trees within the site boundary are to be retained and the site is surrounded by favourable habitats for the attraction of foraging bats with a least five bat species recorded during surveys.

The two barns are assessed as moderate suitability for use by roosting bats and both support roosting bats. Two common pipistrelle day roosts (one at each barn) were detected and a Natural England European Protected Species Mitigation (EPSM) license is required. 

The modern agricultural buildings are of low suitability for use by roosting bats and no bats were detected. However, the shippon is used by a roosting barn owl and evidence of an old nest is present although no barn owls were present during daylight surveys. The buildings are also used by nesting swallow.

A bat mitigation strategy will be necessary and the works carried out under an EPSM license. It is advised that use of the shippon by barn owl is monitored prior to the commencement of works and if the barn owl begins to use the shippon for nesting again mitigation and compensatory measures are considered feasible. Use of the other buildings by nesting birds is a consideration and guidance contained in section 5.2 of the ecology report must be adhered to. Subject to appropriate planning conditions it is considered that the development would not result in any harm to protected species or species of conservation concern.

There would be a requirement to provide biodiversity enhancement in the form of bat and bird nesting/roost features and any external lighting scheme should designed so as to minimise/mitigate any harm to ecology of important wildlife habitats. Details of the above would be required by condition to have been agreed by the local planning authority. The Council’s Countryside Officer has recommended the imposition of a condition requiring that a copy of the EPS License be submitted to the LPA prior to commencement of the development. The EPS License will contain measures to mitigate/compensate for any harm to protected species and their habitats and the applicant would be required to abide strictly by those license conditions.

Other Considerations
It is not considered that the proposals would result in any harm to the residential amenity of the adjoining neighbour through loss of light, outlook or privacy.

Conclusion
In conclusion, taking into account all of the above, it is recommended that the application be approved subject to conditions.


	RECOMMENDATION:
	That planning consent be approved.
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