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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed change of use of first adjoining bay of attached barn to create additional living accommodation for existing dwellinghouse. Associated alterations to barn and house fenestration and to existing side lean-to roofs serving the house.

	Site Address/Location:
	Lords Farm, Hellifield Road, Bolton by Bowland, BB7 4LY.

		

	CONSULTATIONS: 
	Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest and Sawley Parish Council:
	Consulted 23/11/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	LCC Archaeology:
	No objections.

	

	RVBC Countryside:
	No objections.

	

	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 DMI2: Transport Considerations
Policy DMG1: General considerations
Policy DMG2: Strategic considerations
Policy DMG3: Transport and Mobility
Policy DME2: Landscape & Townscape Protection
Policy DME3: Site and Species Protection and Conservation
Policy DMH3: Dwellings in the open countryside and AONB
Policy DMH4: The conversion of barns and other buildings to dwellings
Policy DMH5: Residential and curtilage extensions
Policy DMB5: Footpaths and Bridleways

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmstead situated on the North-western outskirts of Bolton-by-Bowland within the Forest Of Bowland National Landscape. The farmstead comprises a two storey farmhouse property consisting of stone, slate and timber doors and windows. The farmhouse appears to have been previously extended by way of single storey mono-pitched extensions which adjoin to the property’s North-eastern gable end. The property’s front garden area is enclosed by a semi-circular stone wall. The South-western end of the farmhouse is adjoined by a sizeable barn which comprises a cat slide roof and cart entry feature on its principal elevation. The rear North-western elevation of the barn building appears to have later additions in the form of adjoining cart entry and single storey mono-pitched extensions and an additional blockwork based single storey mono-pitched extension. Additional farm buildings lie immediately opposite to the South-west of the barn building. Access to the proposal site is from Public Right Of Way FP0319036 which adjoins to Hellifield Road Lane to the East. The wider area comprises a mixture of woodland, agricultural land and open countryside. 


	Proposed Development for which consent is sought:

Planning consent is sought for the following works:

· Partial change of use of barn to accommodate extension to adjoining farmhouse

· Demolition of existing mono-pitched single storey extensions adjoining North-eastern side elevation of property and construction of replacement mono-pitched single storey extensions

· Demolition of existing blockwork mono-pitched single storey extension to rear North-western elevation of barn building and construction of replacement mono-pitched single storey extension

· Alterations to fenestration within principal and rear elevations of farmhouse and adjoining barn 


	Principle of Development:

Policy DMH4 of the Core Strategy provides the relevant criteria and guidance with regards to the conversion of barns and other agricultural buildings to dwellings. In this instance the proposal involves the partial conversion of a 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 which shows the barn building in question to be structurally sound and capable of accommodating the works proposed without the need for extensive rebuilding. With respect to nature conservation impacts, the ecological appraisal submitted in support of the application indicates the presence of bat roosts within the barn building however the report also suggests that the ecological constraints on site could be effectively managed through the adoption of appropriate mitigation measures. As such, it is not considered that the proposed conversion of the barn 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 Residential Amenity:

The application lies within an isolated location with the nearest residential receptor located approximately 780 metres away to the South-west of the application site therefore the works proposed do not raise any concerns with respect to their impact 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.’ 

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

'There should always be a presumption in favour of maximising the use of existing openings without changing their size and limiting the formation of new ones. Where new openings are added or new windows inserted within existing door openings, great care needs to be given to their placing and design'.

In this instance, partial conversion of the barn building to residential use would involve utilisation of the building’s existing front and rear ground floor openings whereby these openings would serve as a front doorway and a doorway into a rear extension respectively. New openings within the section of barn to be converted would otherwise be limited to the addition of first floor window openings within the barn’s front and rear elevations to serve the additional bedrooms proposed. Additional window openings and a single doorway opening are proposed for the rear elevation of the adjoining farmhouse however these would largely be centred around the property’s existing smaller window openings and would match the fenestration and solid to void ratio of the window and doorway openings proposed for the adjoining section of the barn building to be converted. Accordingly, the works proposed as part of the residential conversion of the barn and additional alterations proposed to the parent dwelling would be respectful to the historic character of the barn building and adjoining farmhouse property.

The extensions proposed to the farmhouse and section of barn to be converted would comprise a similar footprint, height and cubic volume to the existing extensions to be demolished with the proposed extensions being sited on the same footprint of the existing extensions and largely mirroring their simple lean-to roof profile. As such the extensions proposed would read as subservient and congruous additions to the dwelling and adjoining barn building.  

No specific details have been provided with regards to the proposed use of external materials however the application’s supporting information indicates the use of stone and slate for the extension proposed to the rear of the converted barn component of the development and further reference is made to the use of timber doors and windows. The use of these materials as stated would be respectful to the historic character of the barn and farmhouse as such are considered to be acceptable in principle, subject to further details being provided with regards to materials and specifications. 

Taking account of the above, it is not considered that the proposal would be harmful to the visual amenities of the area or historic character of the barn building or adjoining farmhouse. 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:

LCC Highways have reviewed the proposal and have raised no issues with the proposed development on the basis that the application site’s existing adequate vehicle parking provision will remain unaffected by the works proposed. The response from the LHA includes an informative which requires Public Right Of Way FP0319036 (which serves as the site’s access track) to be kept free of obstruction during the course of construction works. Notwithstanding this, it is not considered that the proposed development would have any undue impact upon the surrounding highway network.


	Landscape/Ecology:

Daytime and evening protected species surveys of the barn to be converted were undertaken on 26/9/22. The evening survey undertaken found evidence of low numbers of two species of bat roosting within the barn. 

In this instance, the proposed residential conversion of the barn 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 partial residential conversion of the barn building proposed would prevent further deterioration of an unused historic building through securing an optimum viable use of part of the barn 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 building to an alternative use would still interfere with the bat roosts and leaving it in its existing form would fail to safeguard the 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:

Archaeology

The response from Lancashire County Council’s Archaeology Team states that the farmstead is recorded on Lancashire Historic Environment Record and is thought to date to the early-mid 19th century. Notwithstanding this, LCC Archaeology have stated that building recording would not be warranted in this instance on the basis of the proposed works being limited to a single bay of the barn which in turn would not result in any adverse impacts upon the archaeological interest of the building.


	Observations/Consideration of Matters Raised/Conclusion:

The extension of the application property’s existing living accommodation through the proposed partial conversion of the barn 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 barn and adjoining farmhouse property with the extensions proposed providing an enhancement to the historic buildings through the replacement of the existing extensions in place.

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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