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	DELEGATED ITEM FILE REPORT: 
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	Development Description:
	Proposed refurbishment of existing farm house, conversion of existing attached and detached barns to create three new dwellings, conversion of outbuildings for associated residential use and external works. Resubmission of 3/2022/0727.

	Site Address/Location:
	Lower Reaps Farm, Whinney Lane, Mellor BB2 7EL

		

	CONSULTATIONS: 
	Parish/Town Council

	No response

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Further information requested regarding visibility splays and traffic speeds along Whinney Lane.

The proposed parking and garden areas conflicts with public footpaths and this needs to be addressed.

Comments on further information:

No objection subject to appropriate conditions relating to construction traffic, visibility splays, access track and passing places, parking and turning facilities, cycles storage and electric vehicle charging points.


	United Utilities:
	No objection subject to surface water being drained in accordance with the NPPF and NPPG order of priority.


	

	CONSULTATIONS: 
	Additional Representations.

	Council for British Archaeology:

The existing structures are deteriorated and require a comprehensive scheme of work and adaptive reuse of the agricultural buildings to ensure the site’s long term survival.  We therefore support the proposed works in principle.

The proposed scheme will retain the principal barn as a single dwelling which will retain its character and legibility as a former barn.  The proposed plans retain the legibility of the building’s original form and functions and will be undertaken with a conservation led methodology.

We consider that this application meets the requirements of the NPPF para 195, to avoid or minimise conflict between heritage asset’s conservation and any aspect of the proposal, and 202, weighing harm to the heritage asset against the need to secure its optimum viable use.  We are content to defer to the judgement of your local conservation office regarding details of the proposal. 

LCC Archaeology:

The buildings are of considerable interest with visible evidence for several changes during previous periods of use. I tend to disagree with the statement in the Heritage Statement that “past and unsympathetic alteration of the farmhouse has left it but a shell of its former existence and is extremely lacking in 17th century features, fixtures and fittings, with very few now remaining that are of interest, namely the 17th century mullioned windows and internal chamfered and stopped floor beam.  The archaeological interest of the building is largely limited to its exterior, the same also being said of the barn, although former openings are present internally within the main central barn, as well of the king post roof trusses which are of interest”.

Experience shows that wall finishes can conceal a significant amount of evidence for previous openings, fixtures and fittings within buildings, up to and including large scale alterations to social spaces and circulation routes through the building which will only be revealed when work on the building commence and internal plaster is stripped off.  The main barn is also historically significant, demonstrating alterations to the economy that led to an increase in livestock housing, particularly for dairy cattle, in the latter part of the 19th century rather than the older combination barn which was more prevalent in the 18th and early 19th centuries.

We would therefore advise that a record be made of the buildings in advance of any alterations and conversion, and that an archaeological watching brief should be maintained on the building works proposed for the interior of the house to enable recording of evidence for changes that are currently concealed beneath wall plaster etc. This can be secured by an appropriately worded planning condition attached to any grant of approval.

Historic England:

We are not offering advice in this case.  This should not be interpreted as comment on the merits of the application.  We suggest that you seek the views of your specialist conservation and archaeological advisers.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN1 – Green Belt
Key Statement EN5 – Heritage Assets
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME3 – Site and Species Protection and Conservation
Policy DME4 – Protecting Heritage Assets
Policy DMH4 – The Conversion of Barns and Other Buildings to Dwellings

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

2022/1166: LBC for the proposed refurbishment of existing farm house, conversion of existing attached and detached barns to create three new swellings, conversion of outbuildings for associated residential use and external works. Resubmission of 3/2022/0729 – Pending.

2022/0729: Listed Building Consent for the proposed refurbishment of existing farm house, conversion of existing attached and detached barns to create three new dwellings, conversion of outbuildings for associated residential use and external works – Withdrawn.

2022/0727: Proposed refurbishment of existing farm house, conversion of existing attached and detached barns to create three new dwellings, conversion of outbuildings for associated residential use and external works – Withdrawn.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

Lower Reaps Farmhouse is a Grade II listed building dating to the 17th century with the barn opposite considered to be a curtilage listed structure with nearby outbuildings sited within land designated as Green Belt. The farmstead is in an isolated location although public footpaths FP41, FP43, FP44 and FP48 all pass through the site resulting in the site being relatively prominent from public vantage points.


	Proposed Development for which consent is sought:

Planning permission is sought for works to refurbishment the farmhouse and convert attached/detached barns and outbuildings associated with the farmhouse into three further dwellinghouses with associated outbuildings, parking and landscaping.  

The attached hayloft barn would be converted into a one bed two storey unit, The detached barn would be converted into 2 units – one 4 bed dwellinghouse and one 3 bed unit. One of the detached outbuildings would be converted into accommodation incidental to the one bed hayloft conversion.  The other outbuilding would be converted into storage/cycle storage for barn conversion unit 1.


	Principle of Development:

The development is located within the Green Belt. Key Statement EN1 seeks to preserve the openness of the Green Belt which is also a fundamental objective of the NPPF which states that the re-use of buildings is not an inappropriate form of development provided that the buildings are of permanent and substantial construction and preserve the openness. The submitted structural report confirms these buildings are of substantially construction with no major rebuilding required to facilitate the conversion.  The curtilage formations and boundary treatments are considered to be sympathetic and relatively well contained against the existing buildings. No new buildings are proposed. Therefore the proposal is considered to represent an appropriate form of development in the Green Belt.

Policy DMH4 supports the conversion of barns to dwellings subject to compliance with a number of criteria. The building is not considered to be isolated as it already forms a group of buildings and given the presence of the existence farmhouse on site there is not expected to be any unnecessary expenditure by public authorities. The buildings would be largely unsuitable for modern farming practices and so there would be no detrimental effect on the local economy. No extensive rebuilding or major alteration would be required, or any extensions to facilitate the conversion. The character of the buildings and its materials are worthy of retention, and the buildings have a genuine history of agricultural use. Therefore the principle criteria of DMH4 is satisfied.
KS DMI2 and Policy DMG3 require new development to reduce the need to travel by car. This is supported by the NPPF. The location of the development at the end of a private road means that the new dwellings will be largely car dependent, and so this weighs against the proposal, however this is balanced with the sustainable benefits of re-using existing buildings.

On balance the principle of the proposed development involving re-use of existing buildings is accepted subject to consideration of the appropriate policies listed above.


	Impact upon Listed Building(s) and Setting:

Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990.

[bookmark: _Hlk103010182]Lower Reaps Farmhouse is a Grade II listed building which dates from around the 17th Century therefore regard must be had to the level of harm to the Heritage Assets that may result from this proposal.

Key Statement EN5: Heritage Assets and Policy DME4: Protecting Heritage Assets allow development which conserves and enhances heritage assets and their settings. Alterations and/or extensions to listed buildings which cause harm to the significance of the heritage asset will not be supported unless there are overriding public benefits (NPPF paragraph 202).

A Heritage Statement has been submitted with the application which sets out the history of the site and the potential impact of the proposed development upon the Heritage Assets.

[bookmark: _Hlk103010382]In terms of the existing farmhouse the proposed changes are limited to the removal of the profiled roofing and replacement with slate and re-introducing the historic window styles to the front at ground floor. The opening to the workshop will be infilled and some modern partitions will be removed and replaced mainly at first floor to allow for bathrooms to be installed. It is considered this would result in less than substantial harm to the listed building which need to be weighed against the public benefits of the scheme.

[bookmark: _Hlk103010435]In this case the public benefits would be the reuse of the farmhouse and its associated buildings and preserving the farmhouse in terms of repair works and safeguarding the building which contribute to the local landscape in terms of agricultural and rural character. The scheme would seek to enhance the buildings by using traditional materials and enhance their setting. The proposal would also result in local employments for building consultant and contractors in terms of economic benefit.

In terms of works to the Barn this is a curtilage building and forms part of the wider setting for the Listed farmhouse. The barn contributes to the significance of the listed building and the proposal will result in a new optimum use for the former farm buildings. The proposed works aims to preserve and enhance the building and bring them into an optimum use and enhance the setting of the buildings and the heritage assets. The works are largely to enable the use of the farmhouse and its associated buildings as residential units. As an aside the Council for British Archaeology supported the original proposal to sub-divide the barn horizontally as they considered this retained legibility of the former barn. However, this resulted in complex curtilage formations which detracted from the simple form of the buildings. The revised proposal to subdivide the barn vertically is considered to be a better solution on the whole without compromising the internal original built form too much.  The resultant works would result in less than substantial harm to the listed building which need to be weighed against the public benefits of the scheme.

In this case the public benefits are repurposing the barn into a residential unit thus preserving the building and the use of traditional in terms of repair work and ensuring the continued use of the barn and enhance the setting of the heritage assets. The proposal would also result in local employments for building consultant and contractors in terms of economic benefit.


Overall it is considered the public benefits would outweigh any potential harm and therefore accord with the test set out in the NPPF and with Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy.


	Impact Upon Residential Amenity:

[bookmark: _Hlk103009773]The nearest residential properties are Middle Reaps Farm and Barn which lie approximately 90m to the east of the site and would not be unduly affected in terms of privacy and amenity.  In terms of privacy the nearest western gable elevation of Middle Reap to the nearest eastern gable elevation of Lower Reap would be approximately 90m. There is an existing ground floor access door and two first floor windows serving a bedroom and a bathroom which is the same as existing and therefore no additional impacts to Middle Reap would occur from the refurbishment of the farmhouse.

The proposed conversion of the attached hayloft to a 1 bedroom unit would not raise any privacy concerns due to its location to the western side of the existing farmhouse.  An additional window is proposed at first floor to the rear (north) facing elevation to serve the bedroom and, subject to details, this is acceptable.

The Barn and outbuilding are located over 100m away to the west of Middle Reaps Farm and Barn and would not result in any direct impacts on amenity. The interface relationship with the existing farmhouse and proposed one bed dwelling would not result in any unacceptable overlooking for exiting and future residents. 

There will be vehicle movements associated with the new dwellings, however any increase in noise levels is not considered to result in an unacceptable impact on residential amenity.

Whilst construction traffic would bring more vehicles to the site this would only be for a temporary period.

Overall the proposal satisfies policy DMG1 (Amenity) of the Ribble Valley Core Strategy.


	Visual Amenity/External Appearance:

[bookmark: _Hlk103011387]The site is quite remote however, a number of public rights of way cross the site which will result in more public vantage points of the site within close proximity.  However, as the scheme would result in overall visual improvements then this would enhance the experience of users of the footpaths.  No diversions are proposed and the footpaths are not proposed to be enclosed or altered in any way.

Therefore, it is important that the buildings continue to contribute towards the area and that the changes proposed enhance the buildings in an appropriate manner.

The proposal to refurbish the farmhouse and convert the outbuildings can be achieved without causing undue harm to the visual amenity of the area subject to details of design and materials together with appropriate conditions would control this to an acceptable degree.

In terms of the barn this will also be re-roofed in slate with a small number of additional openings.  Internally this will require internal partitions to sub divide the spaces together with cavity walls and first floor structure.

The biggest impact to the exterior of the existing barn is the introduction of the full height glazing to the existing cart entrance and to the eastern side of the north elevation. Whilst large areas of glazing is out of context and character with the building itself and that of the principle listed building; in respect of the cart opening, it is already in situ and the proposal is utilising this existing opening. Furthermore, the east side of the north elevation has mostly collapsed and what is left is a later addition constructed from concrete. Therefore, it would not be unreasonable to rebuild this area with the full height glazing, as the historic elements are already lost.

In terms of design and materials these will seek to preserve existing features, remove modern additions whilst using more traditional materials to enhance the buildings and their setting. 

Subject to appropriate conditions relating to methodology, details and specification of materials and implementation then this would be acceptable. It is also considered reasonable to remove permitted development rights in this instance.


	Highways and Parking:

The site is accessed off an existing track which is also used to serve Middle Reaps Farm.  Public Footpath 3-25-FP43 also utilises this track.

The existing track is accessed off Whinney Lane which is an unclassified road subject to a 60mph speed limit reducing to 30mph to the right of the access point.

A proposed passing place would be located approximately 107m from the site access which complies with LHA guidance. There is an existing passing place approximately 160m away from the one proposed.  This is acceptable.

The access can achieve 2.4m x 60m in both directions which is acceptable as speeds are unlikely to exceed 40mph given the single width nature of Whinney Lane and the curvature nature in the road which will naturally limit vehicle speeds.

Parking provisions proposed are acceptable and subject to an electric vehicle charging point and cycle storage provision.

Public Footpaths 3-25-PF41, 3-25-FP43, 3-25-PF44, 3-25-FP48 all pass through the site as shown on SPA drawing 6590-P01 Rev C “Proposed Site Plan” none of the footpaths would be obstructed physically and no proposal has been made to formally divert these routes within the site. Therefore, the routes would pass by the buildings in the same way as existing and the improvements and re-use proposed are considered to enhance the users experience.  It may well be that some of the public footpaths would pass close to or within residential curtilage but this is not unusual in a rural setting such as this and no proposals to enclose or affect these have been made.

Subject to appropriate conditions relating to construction management plan, visibility splays, passing places, parking/turning facilities and electric vehicle charging points then this would be acceptable.


	Landscape/Ecology:

An ecology report has been submitted which established that the buildings have a moderate to high bat roost potential with a roost within the eastern gable of the farmhouse and foraging to the trees on the east of the site. Therefore, a Natural England EPS licence would be required.

In order for an EPS license to be granted, NE requires 3 tests for the development to be met: (a) Preserving public health or public safety or other imperative reasons of overriding public interest; (b) there is no satisfactory alternative; and (c) the action will not be detrimental to maintaining the population of the species concerned at a favourable conservation status in its natural range. As competent authority the Habitats Directive places a duty on local planning authorities to consider whether there is a reasonable prospect of a licence being granted and apply the three tests. 

In terms of the first test, the proposal to re-use existing buildings to create new housing and sustain the future of heritage assets provides overriding public interest. In terms of the second test, the works are required to restore and sustain the future of a heritage building and so there is no satisfactory alternative. The final test is an ecological one, which is satisfied as appropriate compensation / mitigation is possible in the form of compensatory bat boxes on trees within the site. The development is therefore considered to meet the test. It is also considered to satisfy policy DME3 of the Ribble Valley Core Strategy subject to the inclusion of a bat box and swallow box within the site to enhance the roosting potential in the area.  This can be controlled by an appropriate condition.

 No evidence of nesting birds or barn owls was observed.


	Other Matters:

Refuse collection would need to be made from the top of the track adjacent to Whinney Lane as per the existing arrangements for Middle Reaps Farm.

The application site is located within flood zone 1 (lowest risk of flooding). Drainage details will need to be secured by condition.

	Observations/Consideration of Matters Raised/Conclusion:

NPPF paragraph 196 and 194 requires that less than substantial harm be weighed against any public benefits and any harm be clearly and convincingly justified. Based on the secured amendments and additional information and having regard to the duty at section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990, in giving ‘great weight’ to the conservation of the designated heritage asset and enhancing the significance of heritage assets and positively contributing to local character and distinctiveness the proposal accords with Ribble Valley Core Strategy Key Statement EN5 and Policies DME4 and DMG1.


	RECOMMENDATION:
	

	That planning permission be granted subject to the imposition of appropriate conditions.
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