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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Conversion and extension of a barn to create one new dwelling including closure of existing access and creation of new access (previously approved under 3/2019/1036).

	Site Address/Location:
	Betty Barn, Slaidburn Road, Waddington, BB7 3JQ.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 27/3/23 - no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions.

	

	LCC Archaeology:
	No objection subject to condition.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN2: Landscape
Key Statement EN3: Sustainable Development and Climate Change
Key Statement EN5: Heritage Assets
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME2: Landscape & Townscape Protection
Policy DME3: Site and Species Protection and Conservation
Policy DME4: Protecting Heritage Assets
Policy DMH3: Dwellings in the Open Countryside and AONB
Policy DMH4: The Conversion of barns and other Buildings to Dwellings

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2019/1036:
Conversion and extension of building to create one new dwelling including drainage, landscaping, closure of existing access and construction of new access.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a barn building situated on the North-western outskirts of Waddington. The barn is sited approximately 30 metres from the Western side of Slaidburn Road to the North-west of Chancery Cottage and Chancery Farm. Hollins Farm lies approximately 240 metres away to the South-west with the barn building sited on the Southern side of the former access track for Hollins Farm. A new shared access off Slaidburn Road for the barn and Hollins Farm approved under planning application 3/2019/1036 has been constructed to the South of the former access. The barn comprises a rectangular footprint with stone elevations and a stone flagged gabled roof. The elevations of the barn are punctuated with a small number of modestly sized door and window openings with the barn’s cart entry set within the Northern elevation of the building. The surrounding area comprises a mixture of woodland, agricultural land and open countryside with the application site lying within the Forest Of Bowland AONB.


	Proposed Development for which consent is sought:

Consent is sought for the conversion and extension of a barn to a residential dwelling. The proposal is an almost identical resubmission of previously approved planning application 3/2019/1036. The current proposal differs from the former by virtue of the location of the proposed lean-to extension to the barn and minor changes to fenestration.


	Principle of Development:

The principle of adapting the barn for residential use was assessed and established under previous planning application 3/2019/1036. As stated above, the current proposal comprises minor amendments to the design of the previously approved scheme. Furthermore, the application’s structural report shows the structural integrity of the barn to still be intact and capable of accommodating residential conversion. As such, the proposal is considered to be acceptable in principle, subject to an assessment of additional material planning considerations.


	Impact Upon Residential Amenity:

The converted barn would be sited approximately 40 metres away from the domestic curtilage area of the nearest neighbouring residential property therefore it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents.


	Visual Amenity/External Appearance:

With regards to the conversion of agricultural buildings to dwellings, Policy DMH4 of the Core Strategy states: 

‘Planning permission will be granted for the conversion of buildings to dwellings where there would be no materially damaging effect on the landscape qualities of the area…the building to be converted must be of a sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character or appearance of the building.’ 

In addition, Historic England guidance on converting traditional farm buildings states: 

'There should always be a presumption in favour of maximising the use of 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.’

In this instance, the proposed conversion would make good use of existing openings within the barn with all existing openings utilised for door and window openings. Sections of timber cladding would be incorporated in and around the existing openings to reinforce the agricultural theme of the building and application site. The introduction of new openings would be kept to a minimum with just one new first floor window opening proposed for the Eastern gable end of the building along and the introduction of roof lights to serve the building’s bedrooms. The proposed extension to the barn would be modest in terms of height and footprint with its use of external materials and fenestration matching those of the host building. Minor amendments have been sought and secured with respect to the incorporation of a setback on the proposed extension with the resultant extension now reading as a more subservient addition to the host building. No other extensions to the footprint or height of the barn are proposed as part of the conversion. As such, the proposed scheme of residential conversion would be respectful to the historic character of the barn building.

No specific or indicative details have been provided with regards to the proposed use of external materials however the application’s supporting information indicates that timber doors and windows are to be utilised, both of which would reflect the rural vernacular of farmhouses and associated historic agricultural buildings within the locality. As such, the proposed use of external materials is considered to be acceptable in principle, subject to further details being provided with regards to materials and specifications. 

Taking account of the above, the proposed alterations to facilitate the residential conversion would offer an overall visual enhancement to the barn building and would not have any materially damaging effect on the landscape qualities of the area in accordance with Policy DMH4.


	Heritage:

A statement of significance has been submitted in support of the application which indicates that the barn to be converted dates back to at least 1850. The overall findings from the statement suggest that the significance of the barn is underpinned by its vernacular which is largely typical of historic agricultural buildings within rural Lancashire which provide tangible evidence of communities that have heavily relied on agriculture for sustainability for several centuries. As such Betty Barn is deemed to be a non-designated heritage asset and whilst not exceptional, it contributes to its local landscape and is a reference to a past way of life.

In this instance, the proposed conversion would largely utilise existing the barn’s existing architectural features and would not involve the addition of any incongruous or unsympathetic features or loss of any significant historic fabric therefore no harm would be inflicted upon the heritage asset. Furthermore, conversion of the barn to a residential dwelling would secure a new optimum viable use of a historic building that would otherwise likely fall into further disrepair.

Taking account of the above, it is not considered that any of the works proposed as part of the residential conversion would be harmful to the significance of the barn.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have no issues with the proposed development in relation to access, parking or general highway safety. The LHA have recommended for the imposition of conditions with regards to access, parking, visibility splays, surfacing and the provision of electric vehicle charging points and cycle storage. Notwithstanding this, it is not considered that the proposal would have any undue impacts upon highway safety.


	Landscape/Ecology:

A Preliminary Roost Assessment carried out on the barn building on 15/11/22 found the building to hold moderate bat roosting potential. Recommendations were made for three additional emergence bat surveys to be carried out during the months of May and August. Subsequent emergence surveys carried out on 15/5/23, 4/6/23 and 19/6/23 observed low levels of common pipistrelle bat foraging activity however no evidence of bats roosting within the building or evidence to suggest use of previously identified roosting features was recorded. As such, use of the barn by bats has been deemed as unlikely. The submitted ecology report includes a method statement comprising numerous working practices and compensatory measures to be adhered to and incorporated as part of the proposed development. Adherence with the above methodology and suggested compensatory measures has been secured by way of additional planning conditions.

An Arboricultural Impact Assessment submitted as part of the previously approved application indicated the removal of five trees on site, with two of these being directly adjacent to the gable ends of the barn and the remaining three located to the South of the proposed shared vehicle access. An amended AIA has been provided as part of the current application which reflects the removal of the two former trees situated directly adjacent to the gable ends of the barn (trees T3 and T4 surveyed in the October 2019 tree survey). Recommendations have been made for the removal of a single Sycamore tree (T5) due to poor structural condition however all other trees on site are to be retained through the incorporation of appropriate tree protection measures. The specified tree protection measures have been reviewed by the Council’s Countryside Officer who has deemed these measures to be acceptable. Adherence with the specified tree protection measures has been secured by way of a planning condition.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not have any undue impact upon the amenity of any neighbouring residents, nor would the development proposed be harmful to the visual amenities of the immediate area or wider AONB landscape.

In addition, all traditional features within the barn would be retained with the works proposed providing an overall enhancement to the historic barn building. 

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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