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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposal to extend residential accommodation to farmhouse building by partial change of use of attached agricultural building.

	Site Address/Location:
	Bridge End Farm, Wood House Lane, Slaidburn, BB7 3AH.

		

	CONSULTATIONS: 
	Parish/Town Council

	Slaidburn and Easington Parish Council:
	Consulted 8/6/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	LCC Archaeology: 
	No objection subject to condition.

	

	Growth Lancashire:
	No objections subject to conditions.

	

	Environment Agency:
	Consulted 8/6/23 – no response.

	

	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 EN5: Heritage Assets
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 DME6: Water Management
Policy DMH4: The Conversion Of Barns And Other Buildings To Dwellings
Policy DMH5: Residential and Curtilage Extensions

Planning (Listed Buildings and Conservation Areas) Act Section 16 & 66

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0288:
Listed Building Consent to extend residential accommodation to farmhouse building by partial change of use of attached agricultural building (ongoing at time of writing)

3/2023/0644:
Proposed erection of an agricultural building (Approved)

3/2023/0260:
Proposed erection of an agricultural building (Refused)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmstead situated on the North-western outskirts of Slaidburn. The application site comprises a farmhouse adjoined by a trap house and barn on its Western side elevation with a smaller outbuilding lying immediately to the South of the adjoined farmhouse, trap house and barn. The application property holds Grade II Listed Building status. The official listing description for Bridge End Farm reads as follows: 

‘House, c.1800. Squared limestone rubble with sandstone dressings and slate roof. Double-pile plan with central entry and end stacks. 2 storeys, 2 bays. Windows tripartite with plain, stone surrounds and square mullions, the central lights being sashed with glazing bars. The doorway is covered by an open stone porch with flat roof. Shaped stone gutter brackets and gable copings with kneelers.’

The remainder of the farmstead comprises 13 hectares of meadow and pastureland with the large majority of this lying to the North, East and South of the farmhouse and adjoining trap house and barn. Access to the application site is from the West from Wood House Lane via an access track which crosses Lanshaw Brook before terminating approximately 30 metres to the West of the farmhouse. Woodland borders the Western and North-eastern sides of the farmhouse and barn with additional woodland lying further away to the South. The wider area comprises a mixture of isolated farmsteads, agricultural land, woodland and open countryside with the application site lying within the Forest Of Bowland National Landscape.
 

	Proposed Development for which consent is sought:

Planning consent is sought for numerous works which are summarised as follows:

Farmhouse

· Installation of Conservation Style roof lights

· Restoration / renewal of windows W1 – W12 & W15A

· Replacement of concrete roof to front porch with sandstone slabs

Trap house

· Installation of glazing / doorway within Southern cart entry opening

· Installation of new window opening within rear Northern elevation

· Installation of x 2 Conservation Style roof lights

· Internal cobbles to be removed and re-laid to form yard area to front of trap house and barn

Barn

· Replacement of existing fibre cement roof with new stone flag roof

· Renewal of existing decayed windows 

· Reinstatement of former window opening within rear Northern elevation

· Installation of replacement timber doors within cart entry and adjacent doorway openings


	Principle of Development:

Policy DMH4 of the Core Strategy provides the relevant criteria with regards to the conversion of barns and other agricultural buildings to dwellings. In this instance the proposal involves the partial conversion of an adjoining trap house / barn building to facilitate the extension of an existing farmhouse property therefore it is acknowledged that not all of the criteria points within Policy DMH4 will be applicable in this case.

Notwithstanding this, Policy DMH4 requires barns and other agricultural buildings to be converted to be structurally sound and capable of habitation without the need for extensive building. In addition, the same policy carries a requirement for existing nature conservation aspects of the buildings to be properly surveyed and where judged to be significant, preserved, or if this is not possible, then any loss adequately mitigated. 

In this instance, a structural report has been provided in support of the application which shows the trap house component of the trap house / barn building be structurally sound and capable of accommodating the works proposed without the need for extensive rebuilding. With respect to nature conservation impacts, the ecological appraisals submitted in support of the application indicate the presence of bat roosts within the barn component of the trap house / barn building and also within the adjoining farmhouse property however the reports also state that the ecological constraints identified on site could be effectively managed through the adoption of appropriate mitigation measures. As such, it is not considered that the proposed residential conversion of the trap house building would lead to any adverse impact upon protected species or any other aspects of nature conservation, subject to adherence with the mitigation measures specified.

Taking account of the above, the proposal would satisfy the relevant criteria within Policy DMH4 and as such is considered to be acceptable in principle, subject to an assessment of additional material planning considerations.


	Impact upon Listed Building:

Paragraph 205 of the NPPF states: 

‘When considering the impact of a proposed development on the significance of a designated heritage asset, great weight should be given to the asset’s conservation (and the more important the asset, the greater the weight should be). This is irrespective of whether any potential harm amounts to substantial harm, total loss or less than substantial harm to its significance.’ 

In addition, Key Statement EN5 of the Ribble Valley Core Strategy states: 

‘There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings.’ 

Furthermore, Policy DME4 of the Core Strategy states: 

‘Alterations or extensions to Listed Buildings or buildings of local heritage interest, or development proposals on sites within their setting which cause harm to the significance of the heritage asset will not be supported.’ 

Heritage impact is considered to be the potential level of harm upon the significance of a heritage asset caused by development proposals. The NPPF defines significance as ‘the value of a heritage asset to this and future generations because of its heritage interest’. Such interest can be archaeological, architectural, artistic or historic. 

Statements Of Heritage Significance, Historic England (2019) defines these as follows: 

‘Archaeological Interest: There will be archaeological interest in a heritage asset if it holds, or potentially holds, evidence of past human activity worthy of expert investigation at some point.’ 

‘Architectural And Artistic Interest: Interests in the design and general aesthetics of a place. They can arise from conscious design or fortuitously from the way the heritage asset has evolved. More specifically, architectural interest is an interest in the art or science of the design, construction, craftsmanship and decoration of buildings and structures of all types. Artistic interest is an interest in other human creative skills, like sculpture’.

‘Historic Interest: An interest in past lives and events (including pre-historic). Heritage assets can illustrate or be associated with them. Heritage assets with historic interest not only provide a material record of our nation’s history but can also provide meaning for communities derived from their collective experience of a place and can symbolise wider values such as faith and cultural identity.’

National Planning guidance requires applicants to describe the significance of any heritage assets affected, including any contribution made by their setting in order to allow the LPA to come to a judgment about the level of impact on that significance and therefore on the merits of the proposal. 

A heritage and method statement has been provided in support of the application which reads as follows:

‘The attributes that underpin [the building’s] significance are the square pile plan and linear arrangement along the contours…the historical value of the place is underpinned by its plan form and linear arrangement…the property has modest historical value…the architectural form and original design intent remain largely readable…the overall styling now represents late 19th century tastes and fashions…the property is accorded modest aesthetic value.’

Accordingly, the above observations indicate that the significance of Bridge End Farm as a heritage asset is largely underpinned by its historic interest (historic plan form and layout) and architectural interest (19th century design). The historic glazing within the rear stair window of the farmhouse also makes a contribution to the farmhouse’s significance.

Following an initial review of the application numerous concerns were raised in relation to the works originally proposed with respect to the proposed removal of historic windows and glazing, replacement of roof trusses within the barn component of the trap house / barn building, injection damp course to all walls, repointing with cement, dry lining and re-roofing with roofing felt. Concerns were also raised with respect to proposed repair techniques and the absence of any impact assessment within the application’s original heritage statement. 

The originally proposed works outlined above were deemed to represent a low to moderate level of less than substantial harm to the listed building and whilst it was accepted that the proposed repair and re-use of the farmstead would provide a significant public heritage benefit, it was nonetheless conveyed to the applicant that a more sensitive approach to repair and refurbishment would need to be adopted in order to mitigate the identified harm to the building. As such, further details were sought from the applicant for the purposes of providing greater clarity and detail over the works being undertaken. Specifically, requests for further details were made with respect to the works pertaining to the creation of the two first floor bathrooms within the farmhouse, details for the treatment of interior walls, details regarding roof insulation, details of proposed heating and ventilation methods, full sectional details of any new and existing windows/doors and in particular the submission of a detailed methodology for the repair/refurbishment of the building. The applicant was also advised to consider adopting a number of alternative approaches to repair and restoration including utilising plates or new sections of timber to strengthen existing roof trusses within the barn component of the trap house / barn building and the use of lime putty mortar along with further consideration towards the repair and addition of secondary glazing including a full repair specification.

A revised heritage and method statement has since been provided which contains a comprehensive suite of methodologies detailing the proposed repair work. The revised methodologies and works propose a much more sympathetic approach with respect to fenestration which includes the repair of existing historic windows, addition of sympathetic secondary glazing and the replacement of windows only where the window frames in question are beyond repair or are of unsympathetic 20th Century designs. This conservation approach is fully supported. Furthermore, additional email correspondence from the applicant confirms that no historic trusses are to be removed from the barn however additional supports may be provided where required. This approach is also considered sympathetic and would constitute good conservation practice.

The proposed removal of internal sections of walling within the farmhouse to create a more open plan layout is considered to represent only a low level of harm and whilst the addition of new stud-work walls is proposed it is not considered that this would cause any substantive degree of harm, nor is it considered that the works of subdivision proposed detract from the interpretation of the compact square pile layout.
Furthermore, it is accepted that such works are required to upgrade the property and make it work better as a modern family home. Overall, from the details provided it is considered that the original plan form and the significance derived from this aspect of the building would remain legible. 

The removal of stone flags from the farmhouse is accepted as these have been deliberately cracked to accept a key and are broken and uneven. Re-laying and repair is not considered a physically viable option given their condition therefore replacement with a sympathetic alternative is supported. The removal of the cobbles from the interior of the trap House is regrettable however these will be re-laid externally and this represents a suitable compromise given the benefits generated by the active re-use of the space. New flooring to the remnant space within the trap house is proposed as flags which is considered to be acceptable. 

It is further proposed to remove the trap house door and glaze the opening, with the iron strap hinges and braces from the existing trap house door to be re-used on a new door to the barn to the west. These works are also considered to be acceptable.

Further details pertaining to the use of windows (including details of the glazed entrance proposed within the trap house), doors (including the reinstatement of historic doors), internal stud walling, flooring, roof slates, roof lights and rainwater goods have been secured through the imposition of appropriately worded conditions.

Taking account of all of the above, the proposed scheme of repair and refurbishment and associated methodologies are considered to amount to good conservation practice and it is not considered that the cumulative impact of these works or methodologies proposed would result in any harm to the significance of the heritage asset. Overall, the works proposed would contribute towards the preservation of the heritage asset and as such would satisfy the requirements of Section 16 of the Listed Buildings and Conservation Areas) Act 1990, Paragraphs 205 and 208 of the NPPF and Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy. 


	Impact Upon Residential Amenity:

The nearest residential receptors to the application site lie approximately 130 metres away to the South-west of the application property therefore no concerns are raised with the proposed development in relation to impacts upon neighbouring amenity.
 

	Visual Amenity/External Appearance:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

With respect to development within Areas Of Outstanding Natural Beauty (now known as National Landscapes), Paragraph 182 of the NPPF states:

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty.’

The above is reiterated within Key Statement EN2 of the Core Strategy: 

‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area. As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’

Policy DMG1 of the Ribble Valley Core Strategy provides general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

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.’ 

Adapting Historic Farm Buildings (Historic England, 2017) provides further guidance on converting traditional farm buildings as follows: 

‘Where new openings are added or new windows inserted within existing door openings, great care needs to be given to their placing and design…it is always preferable to use the flush ‘conservation type’ roof lights as these have less impact on the roof surface.’

In addition, Making Changes To Heritage Assets (Historic England, 2016) states:

‘Doors and windows are frequently key to the significance of a building. Replacement is therefore generally advisable only where the original is beyond repair, it minimises the loss of historic fabric and matches the original in detail and material. Secondary glazing is usually more appropriate and more likely to be feasible than double-glazing where the window itself is of significance.’

In this instance, numerous external alterations are proposed to the farmhouse and adjoining trap house and barn building with respect to fenestration, doorways, roofing and yard surfacing.

The works proposed include the repair and restoration of historic window openings within the farmhouse property and the replacement of decayed windows within the barn component of the trap house barn building. A new window opening is also proposed for the rear Northern elevation of the trap house with a former window opening also to be reinstated within the rear Northern elevation of the barn. 

The repair and restoration of the farmhouse’s historic windows would provide a visual enhancement to the main dwelling, as would the replacement of the barn’s existing decayed windows therefore these works are considered to be acceptable. New windows are proposed for the farmhouse however these would be limited to only the replacement of existing unsympathetic C20th windows and historic window frames beyond repair therefore the historic fenestration within the farmhouse would remain clearly legible. The former window opening within the rear elevation of the barn would be sensitively reinstated within the confines of the existing stone surrounds in place whilst the new window opening proposed for the rear elevation of the trap house would be in keeping with the adjacent window openings within the barn with respect to its alignment and proportions. A new rear ground floor window opening is also proposed for the farmhouse (following the proposed removal of an unsightly rear porch feature) and this too would be in keeping with the existing fenestration within the rear profile of the farmhouse with respect to its alignment and proportions.

Removal of the existing doors within the trap house (which appear to have been crudely repaired) and the proposed infilling of the remnant opening with glazing and a single doorway would offer a visual enhancement to the principal elevation of the trap house. Similarly, the proposed removal of the existing main entrance door to the barn (which currently obscures the barn’s arched cart entry feature) and replacement with a new set of doors aligned within the barn’s arched cart entry feature would offer an equally attractive visual enhancement to the principal elevation of the barn. Furthermore, it is stated that all replacement windows and doors for the farmhouse and adjoining trap house / barn building are to comprise a timber based design which is considered appropriate for the rural vernacular of the farmstead buildings. 

As such, the works as outlined above are considered acceptable, subject to further details being provided with respect to materiality and sectional details including dimensions, recesses, glazing patterns, moulding profiles and opening methods. 

Additional works proposed include the removal of existing concrete cement roof sheets from the barn which are to be replaced with stone flags. It is also proposed to replace the existing concrete roof of the farmhouse’s front porch feature with stone slabs. The stone slates within the existing roof profile of the farmhouse and trap house are to remain in situ and replaced like for like only where necessary. Roof lights are also to be installed within the farmhouse and adjoining trap house / barn. 

The use of stone flags and slabs within the barn and porch roof of the farmhouse respectively is considered appropriate for the rural vernacular of the buildings and would offer a visual enhancement to the existing grouping of buildings through allowing for the creation of a more uniformed roofscape between the farmhouse, trap house and barn. No specific details have been provided with respect to the proposed roof lights however a conservation style design with a recessed flush fitting is proposed which would be respectful to the roof profile of the historic farm buildings. 

As such, the above works are considered acceptable, subject to the provision of further details with respect to roofing materials / samples and further details of the proposed roof lights.

As previously stated, the removal of the cobbles from the interior of the trap house is less than desirable however their subsequent reuse within the yard area fronting the trap house and barn is considered acceptable on the basis that this would deliver a noticeable visual enhancement to the frontage of the historic buildings which currently comprises a somewhat untidy mixture of loose cobbles, concreting and weeds.

Taking account of all of the above, the proposed works would be compliant with current heritage guidance and it is not considered that the proposal would be harmful to the historic character of the farmhouse, adjoining farm buildings or visual amenities of the surrounding National Landscape. The proposal would therefore satisfy the requirements of Paragraph 135 (c) and 182 of the NPPF and Key Statement EN2 and Policies DMG1 and DMH4 of the Core Strategy.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposed development and have raised no issues with the proposal with respect to access, on-site parking or general highway safety. As such, it is not anticipated that the proposed development would have any undue impact upon highway safety.


	Landscape/Ecology:

A Preliminary Roost Assessment (PRA) carried out at the application site on 29/3/23 identified high bat roosting potential of the farmhouse and adjoining trap house / barn building, therefore requiring three nocturnal surveys to determine presence or absence of roosting bats.

Subsequent nocturnal surveys carried out on 6/5/23, 2/6/23 and 1/7/23 identified day roosts of common pipistrelle and soprano pipistrelle bats in six roost locations, with five roosts being identified within the farmhouse and an additional roost identified within the barn component of the adjoining trap house / barn building.

In this instance, the works proposed on site 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 partial residential conversion of the trap house / barn building would prevent further deterioration of an unused historic building (also a designated heritage asset by virtue of its physical / historical ties with the farmhouse property) through securing an optimum viable use of part of the trap house / barn building 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, a partial conversion of the trap house / barn building to an alternative use would still interfere with the bat roosts and leaving it in its existing form would fail to safeguard the heritage asset 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 mitigation measures to be undertaken with respect to contractor briefing, timing of works, construction methodologies and compensatory features for bats have also been made within the application’s protected species report. 

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


	Other Matters:

Flood Risk

The application site partially lies within Flood Zones 2 and 3. National planning legislation requires the provision of a Flood Risk Assessment for all development within Flood Zones 2 and 3, with sequential tests required for developments within Flood Zones 2 & 3 which do not fall within the following categories:

· domestic extensions with a footprint of less than 250 square metres
· non-domestic extensions with a footprint of less than 250 square metres
· change of use (except changes of use to a caravan, camping or chalet site, or to a mobile home or park home site)

The proposed development comprises a partial change of use of the trap house / barn building adjoining the farmhouse to residential accommodation therefore application of the sequential test is not required in this instance. 

Environment Agency Guidance for minor extensions in Flood Zones 2 and 3 requires applicants to specify one of two mitigation measures with respect to instances of flooding, namely that;

· Floor levels within the proposed development will be set no lower than existing levels AND, flood proofing of the proposed development has been incorporated where appropriate (requires applicant to specify details of flood proofing / resilience and resistance techniques)
Or;
· Floor levels within the extension will be set 300mm above the known or modelled 1 in 100 annual probability river flood (1%) or 1 in 200 annual probability sea flood (0.5%) in any year (to be demonstrated by a plan that shows finished floor levels relative to the known or modelled flood level)

In this instance, a flood risk statement with accompanying mapping analysis has been provided in support of the application which shows only a small portion of the site’s access as lying within Flood Zones 2 and 3, with the farmhouse and adjoining trap house and barn clearly being shown as sited outside of this area within Flood Zone 1. In addition, the supporting flood risk statement confirms that finished floor levels within the converted trap house will be set no lower than the existing floor levels in place. Having regard to the above, no concerns are raised with respect to flood risk. 

Public Right Of Way

Public Right Of Way FP0340004 passes through the application site directly adjacent to the Western side of the site’s farmyard and barn building. Although not referenced in the response from the LHA, it is considered that there is potential for the aforementioned PROW to be obstructed during the course of construction works. As such, the applicant is advised to contact Lancashire County Council's Public Rights of Way section to discuss their proposal prior to commencing any works on site.


	Observations/Consideration of Matters Raised/Conclusion:

The extension of the application property’s existing living accommodation through the proposed partial residential conversion of the adjoining trap house / barn building accords with the intentions of Policy DMH4 of the Core Strategy. 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 area. 

The works proposed would be respectful to the historic character of the farmhouse property and adjoining trap house and barn with the works proposed providing an overall visual enhancement to the historic farmhouse property, its adjoining trap house / barn building and the farmstead as a whole.

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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