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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed extension of farmhouse and conversion of attached existing agricultural barn and adjacent agricultural building to form extended dwelling including creation of basement level with subterranean parking; demolition of other agricultural buildings and replacement with new agricultural stock shed with solar panels and new agricultural storage building to west of farmhouse.

	Site Address/Location:
	Cuckoo Hall Higher Road Longridge PR3 2YX

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Archaeology:
	

	Lancashire County Council Historic Environment Team have offered the following observations:

The site of Cuckoo Hall is recorded on the Lancashire Historic Environment Record, PRN 6205. The site is thought to date to the late 18th or early 19th century, it is not depicted on Yates' 1786 map of Lancashire, but it does appear on Greenwood's 1818 map. 

The period 1750-1880 has been recognised as the most important period of farm building development in England. The Council for British Archaeology's 2007 'An Archaeological Research Framework for North West England: Volume 2, Research Agenda and Strategy' has indicated that "there is an urgent need for all local authorities to ensure that farm buildings undergoing adaptation are at least considered for recording" (p. 140) so that "a regional database of farm buildings can be derived and variations across the region examined." (ibid.) 

The buildings (farmhouse & other structures depicted on the 1st Edition 1:2500 Ordnance Survey, Lancashire Sheet 54.02, surveyed 1891-92), are therefore, by virtue of their nature and date, considered to be of sufficient historic interest to merit recording prior to any conversion and/or demolition. 

I note from 4.15 of the Heritage Statement that "it is considered appropriate for the buildings to be recorded prior to alteration in order preserve a permanent record of what existed on the site.", and that the Planning Inspector, in paragraph 16 of his Appeal Decision 
(APP/T2350/W/22/3308044), remarked:

"The available evidence suggests that the buildings are of some historic interest worthy of recording."

Consequently, should the Local Planning Authority be minded to grant planning permission to this or any other scheme, the Historic Environment Team would advise that a record of the aforementioned buildings be made, secured by means of the following condition: 

Condition: No site preparation, clearance or demolition works shall take place until the applicant or their agent or successors in title has secured the implementation of a programme of building recording, analysis and reporting work. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority. The programme of works should comprise the creation of a Level 2-3 record as set out in "Understanding Historic Buildings" (Historic England 2016). The work must be undertaken by an appropriately qualified and experienced professional contractor to the standards and guidance of the Chartered Institute for Archaeologists. A copy of this record shall be submitted to the Local Planning Authority and the Lancashire Historic Environment Record. 

Reason: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the site.


	LCC Highways:
	

	The Local Highways Authority have raised no objection to the proposal stating the following:

No objection subject to condition 
Lancashire County Council acting as the Local Highway Authority does not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site subject to the following conditions being stated on any approval.

Introduction 
The Local Highway Authority (LHA) are in receipt of an application for the Proposed extension of farmhouse and conversion of attached existing agricultural barn and adjacent agricultural building to form extended dwelling including creation of basement level with subterranean parking; demolition of other agricultural buildings and replacement with new agricultural stock shed with solar panels and new agricultural storage building to west of farmhouse at Cuckoo Hall Higher Road Longridge PR3 2YX.

Site Access:
The LHA are aware that the proposed dwelling will continue to be accessed off Higher Road which is an unclassified road subject to a 60mph speed limit. The LHA have reviewed drawing number PL-002 Rev A, Jan 24 titled "Proposed Site Plan" and have no comments to make regarding the access. This is because the existing access will remain unaltered following the proposal and this is considered acceptable. 

Internal Layout: 
The LHA have reviewed drawing number PL002 Rev A, Jan 24 titled "Proposed Site Plan" and are satisfied that the proposed parking arrangements complies with the parking guidance as defined in the Joint Lancashire Structure Plan. Therefore, the LHA have no further comments to make.


	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposed development.

	

	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 EN3:	Sustainable Development and Climate Change
Key Statement EN4:	Biodiversity and Geodiversity
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME1:	Protecting Trees & Woodland
Policy DME2:	Landscape & Townscape Protection
Policy DME3:	Site and Species Protection and Conservation
Policy DME5:	Renewable Energy
Policy DME6:	Water Management
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:

2022/0012:
Demolition of existing agricultural building and residential dwelling and construction of 1 replacement dwelling.  (Refused – appeal dismissed)

2021/1232:
Prior notification for erection of 2 no. buildings - one secure for machinery and plant and feeds the other for lambing and calving.  (Permission required)

2021/1207:
Prior notification for the demolition of all buildings associated with Cuckoo Hall Farm.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to Cuckoo Hall located off Higher Road Longridge.  The application site is located outside of any defined settlement limits being within an area that benefits from being within the designated Forest of Bowland National Landscape.  The area is predominantly rural in character, being characterised by a relatively open aspect landscape typified by being in agricultural use.


	Proposed Development for which consent is sought:

The application seeks consent for the proposed extension of an existing farmhouse and conversion of attached existing agricultural barn and adjacent agricultural building to form extended habitable residential floorspace associated with the dwelling. 

The submitted details include the creation of a residential basement level with subterranean parking, including the demolition of existing agricultural buildings and the erection of a new agricultural stock shed with solar panels and new agricultural storage building, both of which are located to the west of farmhouse.


	Impact Upon Residential Amenity:

Taking account of the nature of the proposed development and taking account that the application site is relatively remote from any nearby residential receptors likely to be directly affected by the development, it is not considered that the proposal will result in any adverse measurable impacts upon nearby residential amenities.

Taking account of the above, the proposal raises no significant measurable conflict with Policy DMG1 of the Ribble Valley Core Strategy which seeks to protect existing residential amenity and ensure adequate levels of residential amenity for future occupiers of existing and proposed residential development(s).


	Visual Amenity/External Appearance:

Given the development proposal’s location outside of any defined settlement limits, within the Forest of Bowland National Landscape, consideration must be given in respect of the visual impacts upon the visual amenities and character of the immediate and wider area and that of the protected landscape.

Given the largely rural and agricultural character of the area, the proposed agricultural stock shed, and new agricultural storage building are unlikely to be read as being incongruous or anomalous introductions into the landscape. Particularly insofar that the cumulative amount of ‘agricultural’ built from resultant from the proposal will result in a significant reduction compared to that which is currently accommodated on site.

In respect of the proposed extension of the existing farmhouse and conversion of attached existing agricultural barn and adjacent agricultural building to form extended habitable residential floorspace.  The submitted details propose that the barn attached to ‘Cuckoo Hall’ will be converted to form additional habitable floorspace.  

It is further proposed that a single-storey glazed link will be constructed to form a physical connection between the converted barn with that of single storey ‘barn’ structure to the south of the main body of the dwelling which will be converted to form additional bedroom space and habitable floorspace.

It is proposed that a subterranean basement level will be created through the lowering of the ground level to the southern extents of the buildings with an external enclosed terraced area serving the loving/dining area that will be located at basement level.  It is further proposed that a subterranean garage area will be created to the south-east of the dwelling which will be accessed via a dedicated visual access ramp with none of the garage structure being visible above grounds as such resulting in neutral visual impact upon the landscape.

Taking account of the proposed works, whilst it is recognised that some elements of the proposal could be considered as being substantial in their resultant visual change compared to that of the existing site and building configuration.  The proposal represents a well-considered and high-quality form of development that, when taking account of the findings of the submitted LVIA, is unlikely to result in any significant measurable harm upon the character or visual amenities of the Forest of Bowland National Landscape nor any measurable harm to the character and visual amenities of the wider area.
 
Taking account of the above matters and taking account of the extent of proposed works, it is not considered that the proposal will result in significant measurable undue impacts upon the character or visual amenities of the National Landscape that would warrant the refusal to grant planning permission on these grounds.

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN2 nor Policy DMG1 of the Ribble valley Core Strategy which seek to protect against development(s) that will result in adverse impacts upon the character or visual amenities of the Forest of Bowland National Landscape or the character and visual amenities of the immediate and wider area.


	Highways and Parking:

Taking account of the nature of the proposal and taking account that the Local Highways Authority have raised no objections in respect of the proposal, it is not considered that the proposed development will result in any measurable detrimental impacts upon the consumed safe operation of the immediate highways network.

As such, in light of the above matters, the proposal raises no significant measurable conflict(s) with Key Statement DMI2 nor Policies DMG1 or DMG3 which seek to ensure the continued safe operation of the immediate highways network and seeks to ensure development proposals bring forward adequate dedicated parking provision and vehicular manoeuvring provision to serve and accommodate the activities and requirements of proposed development.


	Landscape/Ecology:

The application has been accompanied by a Bat Survey Report and Method Statement and Barn Owl Method Statement (reasonable avoidance measures).  The submitted Bat Survey report states that:

 A daytime survey on 30th August 2023 was carried out on in order to support plans for a residential development, including demolition of existing buildings. The buildings, when assessed in combination with location and surrounding habitat, were observed to have low levels of bat roost potential when location and surrounding habitat were taken into consideration. 

Previous surveys in 2021, consisting of 21 nights static bat detector monitoring found no evidence of bats using the buildings to roost, very low levels of common pipistrelle bats were recorded foraging past and through the site at times suggesting bats flying from distant roosts to forage (+ 3 hours post sunset). A single emergence survey was carried out on 11th September 2023, no bats were recorded emerging from buildings on site, bat activity was limited to a low level of Common Pipistrelle foraging behaviour (<10 bat passes) with activity only observed late in the survey suggesting bats commuting onto site from a distant roost.

With the report further stating that ‘it is considered that a precautionary approach to development with suitable reasonable avoidance measures and mitigation in the form of supervised demolition and provision of compensatory bat boxes would be an appropriate approach to roost compensation commensurate with that expected by Natural England for the purposes of licencing should it be necessary.

Compensatory bat boxes (Two Greenwood Eco Habitats two crevice boxes) will be placed on trees on site prior to work commencing and will be used to house any bats found during works. The number of boxes is commensurate with expected compensation for low conservation bat roosts.

The submitted Barn Owl Method Statement notes that the corrugated fibreboard outbuilding to the rear of the main barn has historic and current records of use by barn owls. Breeding has not been confirmed, and birds were not present during the survey visit.  With the report making the following recommendations:

In order to ensure the continuing ecological functionality of the site for barn owl a method statement and compensatory owl box is considered to be an appropriate approach to development. 

Method Statement:
The Overriding principles behind this method statement follow the Three Golden Rules in Barn Owl Mitigation (continuity, legality, and permanence); “Maintain continuity of occupation by creating alternative provision at least 30 days before development begins.” “Maintain the legality of the development by carrying out development works outside of the breeding season. Barn Owls are protected by law against disturbance whilst nesting.” “Establish permanence by creating a permanent accessible nest/roost site space within (i.e. inside) the finished development.”

Precautionary Measures:
The following steps will ensure that nesting barn owl are not adversely affected by the proposed works: All site personnel/contractors will receive a tool-box talk during their site induction to include details of the potential presence of barn owls and implications for work to be carried out. 

1. All site personnel/contractors will receive a tool-box talk during their site induction to include details of the potential presence of barn owls and implications for work to be carried out.
2. No work should be carried out between February and September inclusive to avoid potentially disturbing nesting birds.
3. A replacement breeding barn owl box (to plan within this report) will be installed on a mature tree to the north of the existing building 30 days prior to any building work beginning. Installation of the box should be above four metres in height.
4. Pellets and nesting debris from the barn should be transferred to the replacement nesting box.
5. A visit by the ecologist immediately prior to sealing of the barn will ensure absence of barn owls prior to works commencing.
6. Gaps and openings suitable for barn owl to access the barn should be sealed with timber and secured to ensure birds cannot access the site during construction or demolition works.
7. It is proposed that monitoring to ensure continuing usage of the site by breeding barn owls should be carried out post works. The monitoring should take place for three years and inform future management measures as needed.

In respect of the Mandatory Biodiversity Net gain requirements, as imposed pursuant to Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021), the applicant has submitted a Biodiversity Gain Plan.  

The submitted details have been assessed by the Greater Manchester Ecology Unit who have offered the following observations:

1. I would advise that the Method Statement proposed for avoiding harm to Bats (as described in the Bat Survey Report and Method Statement, Dave Anderson 02/2024) should be required to be implemented in full by Condition. All UK bats and their resting places are highly protected under the terms of the Wildlife and Countryside Act 1981 (as amended) and the Conservation of Habitats and Species Regulations 2017 (as amended).

2. I would advise that the Barn Owl Method Statement proposed for compensating for lost roosting provision for Barn Owls (Dave Anderson 02/2024) should be required to be implemented in full by Condition. Barn Owls are highly protected under the terms of the Wildlife and Countryside Act 1981 (as amended).

3. While I would accept that on-site Landscaping could likely achieve at least the required 10% gain in Biodiversity as described in the Biodiversity Metric and the Biodiversity Gain Plan provided, I could not find details of site Landscaping in the Plans provided. Landscape details should be required by Condition.

Taking account of the above, subject to relevant conditions being imposed in respect of mitigation/enhancement provisions for species of conservation concern, and subject to details relating to Mandatory BNG requirements being met, it is not considered that the proposal will result in any undue impact(s) upon habitat, biodiversity, ecology or protected species and species of conservation concern.

As such and taking account of the above, the proposal does not raise any significant measurable conflict(s) with Policies DME1, DME2 nor DME3 of the Ribble Valley Core Strategy which seek to protect against adverse impacts upon habitat, biodiversity, ecology or protected species and species of conservation concern.


	Observations/Consideration of Matters Raised/Conclusion:

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 approved subject to the imposition of conditions.
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