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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refusal

	

	Development Description:
	Conversion of agricultural barn to two dwellings and conversion of agricultural outbuilding to annexe accommodation, creation of garden area and landscaping. Relocation of agricultural track.

	Site Address/Location:
	Parsonage Farm, Church Street, Ribchester PR3 3YE 

	

	CONSULTATIONS: 
	Parish/Town Council

	No response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions relating to construction traffic management plan, access, turning and parking facilities, electric vehicle charging points and cycle facilities.  Two passing places are proposed but LHA would also request another passing place adjacent to the bridge to allow for two-way movements to occur.

Informatives suggested relating to Land drainage consent being required to connect to a watercourse from the Lead Local Flood Authority, and no obstructions to a right of way. 


	

	CONSULTATIONS: 
	Additional Representations.

	LCC Archaeology: the application is accompanied by a Heritage Statement which suggests the range of buildings are of 19th century origins and an outline of a block of buildings of similar length and outline was present on OS 1:10,560 mapping of 1848 and it seems probable that this was the site of the medieval parsonage or rectory, serving the parish church at Ribchester.

The barn proposed for conversion is constructed of brick with internal triangular buttresses supporting a series of king-post trusses.  As noted in the HS this form of building is more commonly seen in West Lancashire, although they are not unknown elsewhere on the Lancashire Plain.  The form of brickwork and roof trusses is said to indicate an 18th century construction date, which seems reasonable, and the building also appears to have formerly had two further bays to its northwest end, making a total of eight.  It is probable that the barn is a replacement for the 17th century barns noted above, but it is not clear if it stand on the same site or if they were located elsewhere on the holding, perhaps closer to Parsonage Cottage which functioned as the parsonage and then farmhouse prior to the erection of the “new” farmhouse in the 19030’s nearer to the barns.

We would have no objection to the proposed demolition of the modern portal-frames buildings at Parsonage Farn and the conversion of the brick barn but would support the recommendations in the HS that a formal record is made and that a scheme of archaeological investigation and recording is undertaken and this can be controlled by appropriate conditions.

LCC PROW Team:  No objection subject to appropriate informatives relating to Bridleway BW033537a.

Neighbour Comments:

Five responses received raising objections on the following grounds:

· Another example of the loss of agricultural heritage to house building.  In this case a pair of semi’s will be stuck on the hill, observable from afar;
· The bat boxes are proposed to be put on a building which is going to be demolished;
· Highway assumes two passing places on the road, however the applicant has asked neither landowner and one of the landowners has now objected;
· The highways agency should also be aware that no farm traffic has used this access road for a number of years with the farmer creating a new access from Shotton Lane;
· Access is via a single track road;
· There is a long standing breeding pair of barn owls in the building to be preserved and gain access via a half closed window on the side of the property.  The owners has suggested they live in the new box provided but that is inaccurate and that box is also on the building to be demolished;
· A new brick skin is proposed to the external finish of the barn which is not in keeping with the surrounding buildings;
· It is a shame this building is being lost as very little will be visible apart from the king trusses engulfed with the new brick skin and the northern side finished in wooden cladding which does not match anything on the farm;
· The scale of the conversion is a concern and in my opinion is far to large with 9 bedrooms and further extensions, the barn will be lost trapped inside the new house;
· There is no access through the private road to any of the 3 dwellings;
· 6 – 9 more vehicles and construction vehicles will use this road resulting in more accidents;
· The old bridge is not designed for modern vehicles and more use will reduce its life span; and
· The road has had many issues with access and passing spaces being assumed.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy 
Key Statement DS2: Sustainable Development
Key Statement EN3: Sustainable Development and Climate Change

Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations
Policy DMG3: Transport and Mobility
Policy DME2: Landscape and Townscape Protection
Policy DME3: Site and Species Protection and Conservation
Policy DME4: Protecting Heritage Assets
Policy DME6: Water Management
Policy DMH3: Dwellings in the Open Countryside & the AONB
Policy DMH4: Conversion of Barns and other Buildings to Dwellings.

National Planning Policy Framework (NPPF)

	Relevant Planning History:

None relevant.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is a former agricultural use located outside the settlement boundary within land designated as open countryside.

The immediate site consists of four detached farm buildings with the surrounding area comprising of the former farmhouse and associated buildings, agricultural fields and open countryside.

Vehicular access would be via the public highway off Church Street onto an unadopted highway and private access track.


	Proposed Development for which consent is sought:

Conversion of agricultural barn to two dwellings and conversion of agricultural outbuilding to annexe accommodation, construction of two double garages, creation of garden areas and landscaping together with the relocation of the agricultural track.

The main barn is a single storey brick built/block and render structure to be retained and converted into two dwellings with the modern additions to the north east and south west to be removed. A lean-to extension is proposed to the south west elevation.

The existing roof timber will be retained with elements of the roof trusses exposed in places. 

The stone built outbuilding sited to the north west is to be retained and converted to a two bed annexe.

The other two outbuildings are proposed to be removed and two detached double garages erected.

An area of concrete will be removed and the land regraded and seeded for grass.  Patio areas are proposed to the south west elevation of the proposed dwellings and annexe with an area used for domestic garden.  The remainder of the land would be returned to grass and the existing farm track re-aligned 

Externally handmade facing brick and charred timber cladding would face the elevations with natural slate to the roof and timber windows and doors.  Timber fencing is proposed to the boundaries.
  

	Principle of Development:

The application site consists of four existing barn buildings and therefore compliance with policies DMH3 and DMH4 is necessary.

DMH3 allows for dwellings in the Open Countryside and AONB provided they are limited to:

· Development essential for the purposes of agriculture or residential which meets an identified local need.  In assessing any proposal for agricultural, forestry or other essential workers dwellings a functional and financial test will be applied.
· 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.
· The rebuilding or replacement of existing dwellings subject to the following criteria:
·  The residential use of the property should not have been abandoned.
· There being no adverse impact on the landscape in relation to the new dwelling.
· The need to extend an existing curtilage.

The creation of a permanent dwelling by the removal of any condition that restricts the occupation of dwellings to tourism/visitor use or for holiday use will be refused on the basis of unsustainability.

DMH4 grants planning permission for the conversion of buildings to dwellings where:

· The building is not isolated in the landscape i.e. it is within a defined settlement or forms part of an already group of buildings; and
· There is no unnecessary expenditure by public authorities and utilities on the provision of infrastructure; and
· There would be no materially damaging effect on the landscape qualities of the area or harm to nature conservations interests; and
· There would be no detrimental effect on rural economy; and
· The proposals are consistent with the conservation of the natural beauty of the area;
· 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 alteration which would adversely affect the character or appearance of the building.  The council will require a structural survey to be submitted and plans of any rebuilding proposed;
· Be of sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character and appearance of the building; and
· 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.

The conversion should be of a high standard and should not harm the appearance or function of the area.  Access should be safe and capable of improvement without harming the appearance of the area.


Whilst these buildings are outside of the settlement they do form a group of buildings together with the farmhouse and the three cottages and associated buildings to the north. Therefore they are not considered to be isolated in the landscape. For the same reason there is no reason to consider that there would be unnecessary expenditure by public authorities and utilities on the provision of infrastructure.

A structural survey has been submitted to support the conversion of the main barn and single storey outbuilding to the north. This is based on a visual inspection. For the main barn it suggests that it is suitable for conversion to dwellings and that there is no structural reason why insulation on the outside of the building via a new external skin wall as proposed would not be structurally possible. For the outbuilding it suggests that it is suitable for conversion and that there is no structural reason why insulation in the inside via a new internal skin wall as proposed would not be structurally possible. 

There would be significant alterations proposed with the demolition, extensions and new build elements and this has to be weighed against the benefits of the scheme.

Historic records indicate that the main barn has been extended and altered over the years with its origins possibly dating back to c.17th when an older building was on the site and potentially some elements are contained in this late C18th or early C19th brick-built barn as evidence by the jowelled king posts and triangular brick piers.

Whilst this barn is of some interest, particularly if the origins do date back to the 17th century, the interest is considered limited to the internal elements of the main barn which has subsequently been altered unsympathetically over the years including the addition of pebble dashed render to some elevations.

Moreover, the accompanying Planning, Design and Access Statement at 2.2 admits that the “original date of construction is unknown” and it could possibly “re-use elements from an earlier barn”. Without clear direction on this issue the date and value of these elements are unknown and therefore little weight is given to this in considering the building’s character and contribution to the landscape quality/setting and whether it is worthy of retention.  

It was originally intended to remove the modern steel portal elements and extensions as well as the pebble-dashed render to expose the older brick barn within and to be converted.  This would have returned some of the building’s historic character as seen externally.  However, further to a sample of the render being removed on the site this has proven to be difficult and could result in damage to the brickface and therefore an external brick skin is proposed to be used to envelope the building.

This would result in none of these elements that are of any interest being visible externally and therefore the benefit of retaining these elements internally carries limited weight. Furthermore the reliance on a new external skin wall together with new internal walls to take the additional loading, extensions and potentially roof alterations (it is unknown at this stage how the roof will be affected) is considered to  amount to extensive building and major alteration. The resultant building with its new external skin wall will have the appearance of a new building rather than a conversion which would detract from the landscape qualities of the area.

It is considered that this proposal does not accord with aims and objectives of a conversion in terms of policy DMH3 and points 3 of the first part of policy DMH4 and points 2 and 3 of the second part of policy DMH4.


	Residential Amenity:

The settlement of Ribchester is sited approximately 450m away to the East. 

There are residential properties including the former farmhouses which are located within 30m and 80m respectively.

The annexe is closest to the former farmhouse at approximately 17m from the south east corner of Parsonage Farm, however, as this north east elevation of the annexe would be blank this is acceptable. 

There are also various non-residential buildings sited in the vicinity which are used for domestic or agricultural purposes.

Therefore, the separation distances are acceptable and the proposed conversion would not result in any undue impacts on residential amenity.


	Visual Amenity:

The site is prominent in terms of public viewpoints with Bridleway 3-35-BW37a running along the farm track access from Church Street approximately 50m from the barn proposed to be converted. 

In terms of impact this would result in existing modern agricultural buildings being removed from the site and the inner brick built barn being converted into two dwellings and a further stone building being converted to a two bed annexe.  

As previously referred to, in order to facilitate the conversion of the barn it is proposed to erect an outer brick skin to envelope the barn as well as charred timber clad extensions.  This conflicts with policy DMH4 which requires buildings to be capable of being converted without the need for extensive building or alterations. The introduction of new material on the outer walls would also be akin to the appearance of a new building rather than one which is already assimilated into the landscape.

The large, glazed entrance screens proposed to both units on the north west (front) elevation would be unduly prominent and introduce incongruous elements. 

In addition, the erection of two new build garages and conversion of the annexe together with curtilage formations would add to this domestication of this agricultural site to the detriment of visual amenity contrary to policies DMG2, DMH4 and DME2.


	Design and Materials:

The main aim is to retain and improve the historic elements of the barn and remove the more modern agricultural elements to allow for the conversion into two dwellinghouses.  Whilst some of the existing openings would be reused for windows and doors there would also be some additional openings and changes to the mix of these.  The amount of glazing should be limited and set back within the reveals.  All windows and doors should be solid timber and not partly or full gazed as this dilutes the character the building.

Internally the conversion would result in two dwellings.  Unit one would comprise entrance hall, utility, W.C., lounge and open plan kitchen/dining/living room at ground floor with three bedrooms and two bathrooms at first floor.  Unit two would comprise entrance hall, bedroom and ensuite bathroom, utility and open plan kitchen/dining/living room at ground floor with three bedrooms and three ensuite bathrooms at first floor.  

The annexe would comprise of a lounge/dining/kitchen with two ensuite bedrooms. 

In terms of the two new build garages, garage 1 would measure 7m x 9m (include service element) x 2.5m to eaves (4.37m to ridge) whilst garage 2 would measure 7m x 6.5m x 2.5m to eaves (3.4m to ridge) both to be constructed in charred vertical timber and slate roofs.

It is proposed to envelope the existing red brick/rendered barn with a new red brick outer skin and vertical flame scorched boarding to the north west projection under a natural slate roof.  Painted timber windows and doors are proposed.

The submitted Planning, Design and Access Statement states that the provision of a new brick skin will enhance the character of the building as required by DMH4.  This is not considered to be the case and would result in conflict with this element of the policy. 

The large glazed openings proposed to the north east and south west elevation (front and rear) would be used to facilitate entrances, as well as sliding patio doors.  These are also proposed to the north west and south east gables.  Four conservation rooflights and three sections of solar panels are also proposed. 

The combination of the above, together with timber fencing to the boundaries and domestic paraphernalia would result in significant changes to the existing built form, with inappropriate materials and domestication of the site to unacceptable degree. The large elements of glazing would not be accepted as appropriate elements on a former agricultural building and would be highly visible in this open location.

Whilst some elements  of the materials, windows and doors could be controlled by appropriate conditions and permitted development rights could be removed in order to prevent unacceptable development, this does not address the concerns raised. The impact that the proposed development would have by virtue of the proposed extensions, alterations and buildings to be erected means that the proposal’s design fails to accord with policy DMG1 and DMH4.


	Ecology:

The surveys were undertaken by a licenced ecologist on 21st June, 2023. A bat survey has been submitted which concluded that whilst the main barn to be converted had little bat roosting potential the outbuilding proposed to be used as an annex required further surveys and these recorded 14 common pipistrelle emerging from outbuilding 1 into the barn and outbuilding 2 for foraging on one occasion and 26 following the same route on another occasion.

It is recommended that further surveys are carried out in 2023 to support a Natural England EPS mitigation licence prior to any development of Outbuilding 1.  This is the building proposed to be converted into an annexe.  Whilst the report considers that the installation of bat boxes would be appropriate roost compensation the proposal could only be carried out under a relevant Natural England (NE) Protected Species Mitigation license.

In order for a Natural England (NE) 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 license being granted and apply the three tests. 

In terms of the first test, the proposal would not preserve public health or public safety. Although there would be some benefit in the provision of jobs during construction, this has little weight and could not be considered an imperative reason of overriding public interest. In terms of the second test, a satisfactory alternative would be to leave this building as is and not convert or use this building for an alternative use. The final test is an ecological one, as further surveys are required this cannot be met as appropriate compensation/mitigation measures are unknown. None of the three tests are considered to have to be met and so there is not considered to be a reasonable prospect that NE would grant a license for this development.  

There also appears to be the possibility that nesting birds could be using the site and this issue has not been addressed and therefore there is insufficient information with this application in order to assess the proposal and it cannot be determined that the proposal would not result in an adverse impact on protected species and their habitat and fails to satisfy the Conservation of Habitats and Species Regulations. 

It is understood that there is also a barn owl which lived in the barn to be converted and has since been recently accommodated in an owl box sited within another building on the site. There is some concern that this has not been referenced in the supporting documents and no reference has been made to the barn owl and proposed mitigation measures.

In light of the three tests not being satisfied and in the absence of a bird survey and proposed mitigation measures the ecology issues has not been satisfactory addressed and therefore the proposal fails to accord with Key Statement EN4 and Policy DMG1 of the Ribble Valley Core Strategy 2008 – 2028.


	Highways:

The proposal will utilise an existing farm access off Church Street which is C classified Road subject to 60mph speed limit. 

Whilst the access itself would be acceptable, there is concern over whether the development is able to provide the 3 passing spaces required by LCC Highways. This has been raised with the agent as the third space requested would be sited outside land shown within the red edge of the applications site. Furthermore it has also been suggested that the second passing place shown on Location Plan 001A would not be acceptable to the land owner. 

The agent has responded to the above and stated that the correct notice has been served on the land owner.  Whilst the comments of the objector are noted, whether the applicant is able to reach an agreement with the landowner is a private legal matter and as the proposals shown can be secured by a condition, this is considered to be acceptable. 

A third passing place has not been identified.  However, the highways response suggests that whilst a third one would be welcomed there is no objection raised to the provision of two passing places. As such no highway safety concerns are raised and the proposal is not considered to be contrary to policy DMG3. 


	Observations/Consideration of Matters Raised/Conclusion:

It is considered that the amount of external works proposed would go beyond that of a conversion and that this, together with the annexe conversion and two detached new build garages, would result in an unacceptable amount of built form and domestication of the site to the detriment of the agricultural building and its open countryside setting.

As the existing stone outbuilding would be converted into a two-bed annexe has been identified as a bat roost and a barn owl is understood to be present on the site, ecology has not been fully considered in terms of impact and mitigation.

The applicant has supplied supporting information on why some of the development would be of benefit to support their personal family circumstances. These reasons have been considered however do not override the numbers of concerns raised.


	RECOMMENDATION:
	Refuse for the following reasons:

	01
	The proposal would result in works above that of what would be considered reasonably necessary for conversion, in particular the addition of an outer brick skin, further extensions, new build garage elements and external alterations. Furthermore the existing building(s) and its materials are not consideration to be appropriate to its surroundings and worthy of retention, and the proposal would amount to extensive building and major alteration which would adversely affect the character and appearance of the building further and have a damaging effect on the landscape qualities of the area. As such this would be contrary to Policies DMH3 and DMH4 of the Ribble Valley Core Strategy 2008 – 2028.


	02
	The proposal would result in an unacceptable and unsympathetic form of development in this countryside location, in terms of the resultant appearance of the buildings and additional domestication with new extensions, buildings and curtilage formation. The harm to the visual amenity and character of the area is contrary to Policies DMH4, DMG1 and DMG2 of the Ribble Valley Core Strategy 2008 -2028.


	03
	The submission highlights that a Natural England (protected species) bat license is required, and it is the Local Planning Authority's view that this is unlikely to be grated. Furthermore the proposal has failed to assess the impact upon all protected species, namely nesting birds and barn owl(s). Therefore, the proposal fails to adequately protect and enhance protected species and habitat contrary to Key Statement EN4 and policy DME3 of the Ribble Valley Core Strategy 2008 -2028 as well as the National Planning Policy Framework.
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