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	Development Description:
	Proposed conversion of former farm buildings to form four dwellings including the change of use of land to form private curtilage areas and the remodelling of the central courtyard.

	Site Address/Location:
	Phynis Farm, Catlow Road, Slaidburn, BB7 3AQ.

		

	CONSULTATIONS: 
	Parish/Town Council

	Slaidburn and Easington Parish Council:
	Consulted 24/2/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	LCC Archaeology:
	No objections subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy 
Key Statement DS2: Presumption in Favour of Sustainable Development 
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 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:

No recent planning history relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a grouping of three barn buildings situated on the Northern outskirts of Slaidburn within the Forest Of Bowland AONB. The application site comprises three barn buildings and a farmhouse set around a courtyard area with the buildings aligned in a horseshoe formation. The farmhouse is currently occupied however this building does not form part of the proposed development. The barn buildings to be converted are not currently in agricultural use. The farm house and barn  buildings are of traditional construction and appearance albeit with the exception of the site’s Northern most barn which comprises a modern extension on its North-western elevation. Access to the application site is from the North-west via an access track off Catlow Road. The wider area comprises a mixture of woodland, agricultural land and open countryside with Stocks Reservoir lying to the North-east of the application site. 


	Proposed Development for which consent is sought:

Consent is sought for the conversion of three barn buildings to form four residential dwellings. The Northernmost and largest of the three barns is to accommodate two separate dwellings. Domestic curtilage areas and associated landscaping are proposed for each of the dwellings along with remodelling works to the site’s courtyard.


	Principle of Development:

The proposal site is situated within an area of open countryside approximately 2 kilometres to the North of Slaidburn’s defined settlement area. 

Policy DMH3 of the Ribble Valley Core Strategy states: 

‘Within areas defined as open countryside or AONB on the proposals map, residential development 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.’

In addition, Policy DMH4 of the Ribble Valley Core Strategy states: 

Planning permission will be granted for the conversion of buildings to dwellings where: 

1. The building is not isolated in the landscape, i.e. it is within a defined settlement or forms part of an existing group of buildings, and 

2. There need be no unnecessary expenditure by public authorities and utilities on the provision of infrastructure, and 

3. There would be no materially damaging effect on the landscape qualities of the area or harm to nature conservations interests, and 

4. There would be no detrimental effect on the rural economy, and 

5.The proposals are consistent with the conservation of the natural beauty of the area

6. That any existing nature conservation aspects of the existing structure are properly surveyed and where judged to be significant preserved or, if this is not possible, then any loss adequately mitigated. 

The building to be converted must: 

-Be structurally sound and capable of conversion for the proposed use without the need for extensive building or major alternation, which would adversely affect the character or appearance of the building;

 - 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 – 

- 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 its contribution to its setting, and 

The building has a genuine history of use for agriculture or another rural enterprise.

In this instance, the application site comprises three barn buildings and a farmhouse property therefore the barn buildings to be developed form an existing group of buildings in their own right. Additional buildings associated with Stocks Reservoir lie within reasonably close proximity to the application site to the East. As such, the buildings to be converted are not considered to be isolated features within the landscape.

Access to the converted buildings would be via an existing access track which serves the farmhouse property on site with foul sewage to be disposed of through a septic tank therefore it is not anticipated that conversion of the barn buildings to dwellings would warrant any unnecessary expenditure by public authorities or utilities on the provision of infrastructure. 

In addition, it is not anticipated that the proposed development would be damaging to the landscape qualities of the area or unduly harmful to any nature conservations interests. Furthermore, accompanying structural reports show all three barns to be structurally sound and capable of conversion for residential use. 

Additional analysis shows that the barns would provide ample internal floor space for residential use in line with nationally described space standards with no additional extensions proposed to any of the buildings. Furthermore, it is clearly apparent that all of the barns to be converted benefit from a genuine history of use for agriculture.

Policy DMG3 of the Core Strategy also requires decision taking to consider the availability and adequacy of public transport and associated infrastructure to serve those moving to and from new developments. This is consistent with the NPPF which requires development proposals to promote sustainable transport. 
As stated previously, vehicle access to the proposed dwellings would be via an existing access track which serves the farmhouse property. Due to the rural location of the site future occupants of the dwellings would likely be reliant on the use of private motor vehicles and this weighs against the proposal, however this is balanced against the sustainable benefits of re-using existing historic buildings. 

Accordingly, the principle of development would meet the requirements of Policies DMH3 and DMH4 and the conflict with DMG3 is not considered so significant to warrant refusal of the application.


	Impact Upon Residential Amenity:

Privacy distances between each of the proposed dwellings are largely dictated by the courtyard style arrangement of the barn buildings however analysis shows that acceptable privacy distances would be in place between the front elevations of Barn A and Barn C. In addition, intervisibility between the front elevation of Barn B and the front elevations of the other two barns would be largely restricted by virtue of the 90 degree offsets between Barn B and the other buildings. Furthermore, any potential losses of privacy, which would more than likely be minimal in this instance, would be outweighed by the benefit of preventing further deterioration of historic buildings through securing an optimum viable use of the barns. Moreover, the existing layout of buildings within the application site would ensure that the amenity of the occupants at the adjacent farmhouse property would be unaffected by the proposed conversion.


	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'.

The original conception of the proposed residential conversion of the barns comprised a series of large glazed openings. Numerous new window, door and roof light openings were also proposed. Following correspondence with the applicant, an amended scheme has since been submitted which is largely centred around the use of existing openings within each of the barns. In addition, the overall quantity of new openings has been reduced, with larger glazed openings punctuated with half boarded timber cladding to reinforce the agricultural theme of the buildings and application site. As such, the proposed scheme of residential conversion would be respectful to the historic external profiles of the barn buildings.

In addition, no other extensions to the footprints or heights of any of the barn are proposed as part of the conversion. 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 buildings and would not have any materially damaging effect on the landscape qualities of the area in accordance with Policy DMH4.


	Heritage:

Correspondence from Lancashire County Council’s Archaeology team identifies the barn buildings as Non-designated Heritage Assets, with barns A and C dating back to the 19th century and Barn B estimated to be somewhat older. A Heritage Statement has not been provided as part of the application however in this instance it is considered that the provision of a Level III Historic Building Record would allow for an appropriate assessment of the archaeological and historic importance associated with the barn buildings and application site. The provision of a Level III Historic Building Record has been secured by way of a planning condition.


	Highways and Parking:

Lancashire County Council Highways initially responded to the proposal with a request for further details with regards to site access plans, parking arrangements and the provision of a traffic survey. The requested information has since been provided and subsequently reviewed by the LHA who have deemed the achievable on-site visibility splays, access tracks and proposed on-site parking arrangement to be compliant with regards to highway safety. The LHA have made a request for additional conditions to be implemented in relation to construction management, visibility splays, access arrangements, parking and turning facilities and electric vehicle charging and cycle storage provision. Notwithstanding this, it is not considered that the proposed development would have any undue impact upon the surrounding highway network.


	Landscape/Ecology:

A daytime protected species survey of the barns to be converted was undertaken on 14/9/22. An additional dusk emergence/dawn re-entry survey of the barns was undertaken on the same day. The surveys undertaken confirmed the presence of bat roosts within each of the three barns to be converted. 

In this instance, the proposed residential conversion of the barn buildings would result in the loss of confirmed bat roosts therefore the proposed development could only be carried out under a relevant Natural England Protected Species Mitigation license.

In order for the Natural England license to be granted, Natural England 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 license being granted and apply the three tests. 

With regard to the first test, the proposed residential conversion would prevent further deterioration of a group of historic buildings through securing an optimum viable use of the barns which in turn would be in the public interest. As such, the proposal would meet the requirements of the first test. 

In terms of the second test, conversion of the buildings to an alternative use would still interfere with the bat roosts and leaving the buildings in their existing form would fail to safeguard the assets therefore there is not considered to be any satisfactory alternative. 

The final test is an ecological one, which the submitted ecology survey suggests could be met, subject to careful planning and appropriate mitigation measures.

Accordingly, the proposed development would meet the requirements of all three tests therefore there is considered to be a reasonable prospect that Natural England would grant a license for the proposed development. 

Recommendations for additional compensatory measures for bats in the form of bat slates, bat boxes, access points and stipulations with regards to external lighting intensity have also been made. 

Evidence of roosting barn owls was also recorded within one of the barn buildings therefore additional compensatory measures have been recommended in the form of nesting boxes.

The provision of a Natural England License and incorporation of the additional compensatory measures referred to have been secured by way of appropriate planning conditions.


	Observations/Consideration of Matters Raised/Conclusion:
The creation of four new dwellings through the proposed conversion of the three barn buildings accords with Policies DMH3, DMH4 and DMG3 of the Core Strategy. 

The proposed development would not have any undue impact upon the amenity of the existing occupants residing at Phynis Farm, 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 each of the barns would be retained with the works proposed providing an overall enhancement to the grouping of historic buildings. 

Ecological constraints are present on site however it is considered that these could be effectively managed through the introduction of appropriate mitigation measures.

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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