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	Development Description:
	Planning permission for proposed conversion of barn 1 to two-storey, five bedroom dwelling; demolition of outbuilding 1 and construction of new double garage; construction of new roof and conversion of outbuilding 2 to form single-storey incidental domestic hobby space; alterations to existing vehicular access, creation of domestic curtilage and landscaping; new sewage treatment plant and diversion of public footpath.

	Site Address/Location:
	Writtenstone Farm, Writtenstone Lane, Longridge, PR3 2ZN.

		

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council:
	Request that RVBC ensure that the footpath mentioned in the application is not the commonly used public right of way footpath as this needs to be protected. Additional comments provided with respect to the evolution of public footpaths within the locality stating preference for retention of the existing alignment of the footpaths surrounding the application site. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	LCC PROW:
	Neither supports nor objects to the plans. Further information requested with respect to the alignment of the new route and the construction specification of the proposed diversion.

	

	LCC Archaeology:
	No objections subject to condition.

	

	RVBC countryside:
	No objections subject to conditions.

	

	GMEU:
	No objections subject to conditions in initial response. No further response received following subsequent reconsultation on 9/12/24.

	

	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 EN4: Biodiversity and Geodiversity
Key Statement EN5: Heritage Assets
Key Statement DMI2: Transport Considerations 
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 DMH3: Dwellings In The Open Countryside And AONB 
Policy DMH4: The Conversion Of Barns And Other Buildings To Dwellings
Policy DMB5: Footpaths And Bridleways

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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0746:
Listed Building Consent for proposed re-slating roof including re-leading valleys and chimneys and re-pointing all external walls and washing existing render (Approved)

3/2024/0623:
Listed Building Consent for proposed conversion of barn 1 to two-storey, five bedroom dwelling; demolition of outbuilding 1 and construction of new double garage; construction of new roof and conversion of outbuilding 2 to form single-storey incidental domestic hobby space; creation of new vehicular access, garden and landscaping; new sewage treatment plant and diversion of public footpath (Ongoing)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmstead situated on the Eastern outskirts of Longridge. Access to the application site is via Writtenstone Lane from Lower Road with Writtenstone Lane also serving as Public Right Of Way BW0302019. Subsequent access to the site from Writtenstone Lane is via an access track which serves as Public Right Of Way FP0302021 which runs along the South-eastern perimeter of the application site. Writtenstone Farm comprises a detached two storey property set on an ‘L’ shaped footprint with a cross gabled slated roof, stone elevations and mullioned windows within its principal South-eastern elevation. A barn building and two outbuildings lie directly adjacent to the South / South-west of the farmhouse which form the basis of this application, with an additional barn building and agricultural buildings lying to the North-east and North of the farmhouse respectively. The surrounding area comprises a mixture of woodland, agricultural land and open countryside with the defined settlement area of Longridge lying approximately 1 kilometre away to the West of the application site. The application site lies within the setting of the Forest Of Bowland National Landscape by virtue of the National Landscape bordering the North-eastern extents of Writtenstone Lane.  

Writtenstone Farm holds Grade II Listed Building status with the official Historic England listing description reading as follows: 
‘House, probably late C18th. Sandstone rubble with slate roof. L-plan. 2 storeys. Facade of 3 bays with chamfered quoins and windows of 3 lights with square stone mullions and plain stone surrounds, except for the central window on the 1st floor which has a plain stone surround with semi-circular head. The door has a plain stone surround with a semi-circular head.’

The above listed building description does not specifically mention the barn to be converted however the barn building lies within the curtilage of Writtenstone Farm and pre-dates July 1948 (estimated to have C18th origins) and as such falls within the realm of a curtilage listed structure.


	Proposed Development for which consent is sought: 

Planning consent is sought for the residential conversion of the barn building identified as ‘Barn 01’ within the submitted Historic Buildings Appraisal to a two-storey five bedroom dwelling. Additional works proposed include alterations to the site’s existing vehicular access, the demolition of an existing outbuilding (outbuilding 1) and construction of a single storey double garage building, the formation of vehicle parking spaces, conversion of an additional outbuilding (outbuilding 2) to form a single-storey incidental domestic hobby space, creation of domestic curtilage and landscaping and the installation of a new sewage treatment plant.


	Principle of Development:

The proposal site lies outside of the defined settlement area of Longridge within the open countryside.

Policy DMH3 of the Ribble Valley Core Strategy states: 

‘Within areas defined as open countryside or AONB on the proposals map, residential development will be limited to the appropriate conversion of buildings to dwellings providing they are suitably located and their form and general design are in keeping with their surroundings. Buildings must be structurally sound and capable of conversion without the need for complete or substantial reconstruction.’

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

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

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

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

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

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

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

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

The building to be converted must: 

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

 - Be of a sufficient size to provide necessary living accommodation without the need for further extensions which would harm the character or appearance of the building – 

- The character of the building and its materials are appropriate to its surroundings and the building and its materials are worthy of retention because of its intrinsic interest or potential or its contribution to its setting, and 

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

Having regard to criteria point 1 of Policy DMH4, the barn building subject to the proposed residential conversion lies within close proximity to Writtenstone Farm, two outbuildings and an additional barn building and as such does not read as an isolated feature within the surrounding landscape. The proposed development would therefore satisfy the requirements of criteria point 1 of Policy DMH4 and locational requirements of Policy DMH3.

Turning to criteria point 2, access to the proposed development would be from the site’s existing access via Writtenstone Lane from Lower Road, albeit with some alterations to the site’s existing access point on the junction between Public Rights Of Way BW0302019 and FP0302021 which would be at the applicant’s own expense. Furthermore, the application’s supporting information indicates that surface and foul water are to be dealt with by way of a soakaway and package treatment plant respectively which would also be at the applicant’s own expense. As such, it is not anticipated that the proposed residential conversion of the barn building would warrant any unnecessary expenditure by public authorities or utilities on the provision of infrastructure. The proposal would therefore satisfy the requirements of criteria point 2 of Policy DMH4.

Having regard to criteria points 3, 4 and 5, amendments to the original design concept of the proposed scheme of residential conversion have been secured (these are covered in more detail in the report’s visual amenity section) and in light of these it is not considered that conversion of the barn building or the works proposed to its immediate surroundings would be damaging to the landscape qualities or natural beauty of the area. In addition, it is not anticipated that the development proposed would be harmful to any nature conservation interests. Furthermore, the application’s supporting information describes the barn building subject to the proposed conversion as being ‘redundant and disused’ (as was also observed during the case officer’s site visit) therefore it is not considered that the proposed reuse of the barn would be of detriment to the Borough’s rural economy. Accordingly, the proposal would satisfy the requirements of criteria points 3, 4 and 5 of Policy DMH4 and design requirements of Policy DMH3.

Turning to criteria point 6, ecological survey work has been submitted in support of the application which raises no concerns with respect to the impact of the proposed development upon protected species, subject to adherence with appropriate working methodologies and mitigation. As such, the proposed development meets the requirements of criteria point 6 of Policy DMH4.

Having regard to the additional criteria within Policy DMH4, a structural survey has been provided in support of the application which shows the structural integrity of the barn building to be in generally good condition and capable of supporting the proposed residential conversion. In addition, analysis shows that the barn could comfortably accommodate the necessary living space for a five bedroom dwelling as proposed. Furthermore, the character of the barn and its external materials reflect the vernacular of historic farm buildings within the locality and contribute to the rural setting of the area and as such is considered to be worthy of retention. Moreover, both the application’s heritage statement and the response from LCC Archaeology show that the barn building benefits from an obvious genuine history of use for agriculture. The proposed development would therefore satisfy the additional criteria within Policy DMH4 and structural requirements of Policy DMH3.

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

Taking account of all of the above, the proposed development would satisfy the requirements of Policies DMH3, DMH4 and DMG3. The proposed development is therefore considered to be acceptable in principle, subject to further assessment of additional material planning considerations.


	Impact upon Listed Building:

Given the proposal relates to a Grade II Designated Heritage Asset, special regard must also be given to the statutory duties imposed on the authority, pursuant to national legislation, particularly in respect of the preservation and enhancement of such assets.  

The principle statutory duty under the Planning (Listed Building and Conservation Areas) Act 1990 (as amended by s.58B (1) of Levelling-up and Regeneration Act 2023) is to preserve or enhance the special character of heritage assets, including their setting.  As such, in determining applications that affect designated heritage assets, the authority must consider the duties contained within the principle Act which states the following;

Listed Buildings – Section 66(1) (as amended by s.58B of Levelling-up and Regeneration Act 2023): 
In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving or enhancing the building or its setting.  Under s.58B (2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

Listed buildings - Section 16 (2) (as amended by s.58B of Levelling-up and Regeneration Act 2023):
In considering whether to grant listed building consent for any works to a listed building the local planning authority shall have special regard to the desirability of preserving or enhancing the building.  Under s.58B(2) this includes preserving or enhancing any feature, quality or characteristic of the asset or setting that contributes to the significance of the asset.

Paragraph 212 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 Historic Buildings Appraisal has been provided in support of the application which summarises the significance of the application building as follows:

‘The barn as well as the other buildings at Written Stone Farm provide physical evidence of both settlement and agricultural practices at the site since at least the mid-17th century…some 17th century fabric does remain, in particular the two 17th century doorways located to the north east gable and to the north end of the south east elevation…the building is the product of vernacular building tradition, common amongst such buildings and would have been built using locally sourced materials and by skilled craftsman using local building techniques…the building possesses few features of interest and are largely limited to the two-17th century doorways and the existing roof structure. The 19th century cart entry sliding door arrangement is also of interest…in terms of associative historical value, the barn, being part of the farm, is associated with its past occupants including the Radcliffe and Bourn families… There is also associative historical value in relation to the written stone and its associated stories of supposed paranormal activity…in terms of illustrative historical value, the building is a constituent part of a 17th century farmstead that has been altered in the 19th century and likely to have belonged to a farmer of the Yeoman class and their family.’

Accordingly, the above observations indicate that the significance of the application building is underpinned by a combination of its archaeological interest (physical evidence of both settlement and agricultural practices at the site and remnant C17th building fabric), architectural interest (17th century doorways, existing roof structure and 19th century cart entry) and historic interest (association with past occupants). In terms of impacts to the significance of the heritage asset from the proposed works, it is stated that the proposal would result in less than substantial harm to the heritage asset which in turn would be comfortably outweighed by the resultant public benefits and overall enhancement that would be delivered to the character and appearance of the barn.

Installation of doors and windows to historic openings & installation of new window openings within North-western and South-eastern elevations of barn

The Institute Of Historic Building Conservation (2021) provides guidance with respect to the installation of doors and windows within heritage assets as follows:

‘The appearance and character of a building will greatly depend on the design and detailing of its walls and its windows and doors. Any alteration to the form of the latter is likely to have a considerable impact upon the overall appearance of the building as a whole.’

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, new window openings are proposed for the North-western and South-eastern elevations of the barn building. These would be modestly sized openings serving habitable rooms (bedrooms 1 & 4) and their proportions would be in keeping with the proportionality of the barn’s historic openings therefore the resultant loss of historic building fabric would not be significant. Notwithstanding the aforementioned new openings, the proposed scheme of residential conversion would otherwise be centred around the use of the barn’s historic openings. In addition, all windows and door frames would be finished in a timber detailing which would be wholly appropriate for the agricultural character of the building and rural setting of the site. Furthermore, it is stated that all new window frames would be set well back into the existing and new external openings, with the new glazed timber frame to be installed within the main cart opening also set back to expose the full depth of the barn’s original stone wall. As such, the cumulative treatment of the barn’s openings would be respectful to the heritage asset overall and is therefore considered to be acceptable, subject to the provision further details with respect to glazing detail, moulding finish and method of opening, fixing and finish. 

Replacement of existing rainwater goods

New rainwater goods are to be installed on the barn to replace all missing and defective gutters and downpipes which were observed to be in a somewhat dilapidated condition during the case officer’s site visit. The replacement rainwater goods would consist of half-round gutters and round downpipes which would comprise a cast iron based design detailed in a black heritage paint finish which in turn would deliver a noticeable visual enhancement to the external profile of the heritage asset. In terms of the practicalities of installing the new rainwater goods, the application’s methodology statement indicates that the new gutters would be installed to the eaves of the barn using drive in rise and fall brackets installed within mortar joints, with the replacement downpipes mechanically fixed to the external walling in mortar joints where possible. This approach to installation would minimise potential disturbances to the existing building fabric and as such is considered to be appropriate. Accordingly, the replacement of the building’s existing rainwater goods is considered to be acceptable, subject to the provision of further details in the form of samples or detailed specifications of the new cast iron rainwater goods to be installed, method(s) of fixing and further details of the proposed paint finish.

Re-rendering of South-western elevation of barn with lime based render & re-pointing of external walls with lime based mortar

In this instance, the South-western gable end of the barn’s South-western component has historically been finished in a cement render, with the existing cement render being in a largely defective state as shown in photographic evidence within the application’s Historic Buildings Appraisal and also as observed on site by the application case officer. As such, the defective cement render is to be removed, with the South-western gable end of the barn’s South-western component to be subsequently re-rendered with a lime based render. In a similar vein, the existing stone walls of the barn would be cleaned down before being re-pointed a lime based mortar. The proposed use of a lime based render and mortar for the works of re-rendering and re-pointing respectively would allow for more breathability to the elevations of the barn building which in turn would prevent potential future occurrences of damp to the heritage asset. As such, the proposed works of re-rendering and re-pointing are considered to be acceptable, subject to the provision of further details in the form of a sample of the new mortar/pointing work prior to the commencement of the re-pointing works.

Existing roof of barn and attached shippon to be re-slated / replaced 

Guidance on Alterations to Listed Buildings (IHBC, 2021) provides specific guidance with respect to works of repair to roofs as follows:

‘A building derives much of its character and appearance from its roof. Roofs often contain the oldest and least altered parts of a building…alterations should respect what survives in its original form… existing slates can usually be reused…the shortfall should, if possible, be made up from new material of the same or closely similar geological type.’

In this instance, it is understood that the existing stone roof flags in place on the South-western end of the barn have resulted in structural issues with this section of the barn’s roof due to their loading. As such, the existing stone flags are to be removed and replaced with natural slates, with an identical treatment also proposed for the existing corrugated fibre cement roof on the barn’s shippon component. The use of natural slate roof tiles would be in keeping with the materiality of the barn’s main roof profile (which currently comprises of blue slate tiles) and is therefore considered to be acceptable. In addition, the roof of the main barn would be stripped and re-slated through the use of the building’s existing roof slates which would preserve the existing building fabric of the heritage asset. Furthermore, the application’s methodology statement indicates that the existing blue slates within the main roof of the barn would be carefully stripped, stacked by size and securely stored ready for re-use which in turn would both afford sufficient protection to the existing roof slates and reduce the need to utilise any new roof slates. Consequently, the re-slating and replacement of the building’s existing roofing materials is considered to be acceptable, subject to the provision of further details in the form of samples or detailed specifications of any replacement roof slates, and on the basis of any replacement roof slates matching the existing roof slates in appearance, size and quality.

Installation of new roof lights within existing roof light openings of main barn and attached shippon

Making changes to heritage assets (Historic England, 2016) states:

‘The insertion of new elements such as doors and windows, (including dormers and roof lights to bring roof spaces into more intensive use) is quite likely to adversely affect the building’s significance…New elements may be more acceptable if account is taken of the character of the building, the roofline and significant fabric.’

In this instance, the converted barn building would accommodate several roof light openings however all of the new roof lights would be installed within the existing roof light openings of the main barn and attached shippon and as such would not read as incongruous features within the roofspace of the barn building. Furthermore, all roof lights would comprise a conservation style design with a recessed and flush fitting which in turn would ensure minimal visual impact and seamless integration with the roof profile of the historic farm building. Moreover, utilisation of the barn’s existing roof light openings would significantly minimise any disturbance to the historic roof fabric of the heritage asset (in the case of the roof of the main barn). Accordingly, the proposed installation of roof lights to the barn building is considered to be acceptable, subject to the provision of further details with respect to elevational and section details, and on the basis of the proposed roof lights comprising a conservation style design with a recessed and flush fitting.

Installation of flues to North-western and South-eastern roof slopes of barn and attached shippon respectively

Guidance on Alterations to Listed Buildings (IHBC, 2021) states:

‘External flues (including balanced flues) should not be sited on the front elevation of a building. It may be possible for this to be accommodated on a rear elevation but should have a non-reflective surface finish.’

The proposal involves the installation of flue features to the main barn and its attached shippon. The applicant was asked to give consideration towards reducing the height of the flue features proposed for the barn building in order to ensure a more visually sympathetic development however these changes could not be accommodated due to the constraints of building regulations requirements. Notwithstanding this, the proposed flue features are not considered to be overtly unsympathetic or incongruous features and these would be sited on the least visually prominent roof slopes of the main barn / attached shippon, with all flues detailed in a discreet matt black finish, as specified in the above guidance. The incorporation of these features in the proposed scheme of residential conversion is therefore not considered to be unduly harmful to the architectural interest of the heritage asset and as such is considered to be acceptable.

Reconfiguration of the barn’s existing internal layout

Given the nature of the proposal, the proposed residential conversion of the heritage asset would require deviation from the existing plan form of the building. Notwithstanding this, it is noted within the application’s Historic Building Appraisal that there is little evidence remaining within the interior of the main barn to allow for an accurate interpretation of the building’s historic interior layout or past uses of these spaces due to past changes and alterations which have likely been implemented due to the requirements of modern farming practices and livestock welfare standards. Furthermore, the proposed retention of full height voids to the proposed ground floor entrance hall and kitchen would retain some of the openness of the building’s interior and the overall quantity of subdivision proposed to the interior of the heritage asset is not considered to be unduly disproportionate in light of the residential use proposed for the building. The proposed works of subdivision and subsequent alteration to the building’s plan form are therefore not considered to be unduly harmful to the historic interest of the heritage asset and as such are considered to be acceptable.

Assessment of harm to the heritage asset

As previously conveyed, creation of the new window openings proposed for the North-western and South-eastern elevations of the barn building would result in the loss of historic building fabric however given the modest proportions of the window openings, the resultant loss of historic building fabric would not be significant therefore these works would carry a low level of harm to the archaeological interest of the heritage asset. In addition, the height of the proposed flue features is considered to be less than desirable in the context of a historic farm building however as previously conveyed, these would be sited on the least visually prominent roof slopes of the main barn / attached shippon, with all flues detailed in a discreet matt black finish to reduce their visual impact. As such, the addition of these features would carry a low level of harm to the architectural interest of the heritage asset. The proposed residential conversion of the heritage asset would require deviation from the existing plan form of the building however as outlined above, the building’s historic plan form retains limited legibility and the overall quantity of subdivision proposed to the interior of the heritage asset is not considered to be unduly disproportionate in this instance. The harm arising to the historic interest of the heritage asset from the proposed works of subdivision and subsequent alteration to the building’s plan form would therefore be minimal. Accordingly, the cumulative level of harm to the significance of the heritage asset from the aforementioned aspects of the proposal is considered to be less than substantial in this instance. 

Paragraph 215 of the NPPF states: 

‘Where a development proposal will lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed against the public benefits of the proposal including, where appropriate, securing its optimum viable use.’ 

In this instance, it is considered that the proposed works and re-use of the barn building as a dwellinghouse would be in the public interest as this would prevent further deterioration of a heritage asset which contributes to the visual amenities of the surrounding rural landscape and local history of the area. Further albeit limited public benefits would be derived from the proposal through the use of short term contractor employment during the construction phase of the development. Taking account of the above, it is considered that the proposed development as a whole would deliver public benefits that would outweigh the less than substantial harm identified. 

Accordingly, the proposed development would therefore satisfy the requirements of Section 16 of the Listed Buildings and Conservation Areas) Act 1990, Paragraphs 212 and 215 of the NPPF and Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

In this instance, analysis shows that the windows openings proposed for the North-western, South-western and South-eastern elevations of the converted barn building would face away from Writtenstone Farm and as such would not provide any new opportunities for overlooking into the neighbouring farmhouse property. The ground and first floor window openings proposed for the North-western elevation of the barn building to serve proposed bedroom 5 would be sited adjacent to the principal elevation of Writtenstone Farm however analysis shows the barn’s North-western elevation as being offset to the principal elevation of Writtenstone Farm. As such, the window openings proposed for the barn’s North-western elevation would have no direct interface with Writtenstone Farm and as such would not compromise the privacy of the neighbouring occupants. Furthermore, analysis shows no other residential receptors as lying within close proximity to the application site. Accordingly, it is not anticipated that the proposed scheme of residential conversion would compromise the amenity of any neighbouring residents. Having regard to the amenity of future occupants of the development, all habitable rooms within the proposed dwelling and converted outbuilding would be served by a sufficient quantity of windows and roof lights therefore future users of the dwelling and outbuilding would receive an adequate provision of natural light and outlook to support the proposed residential use. 

Consequently, it is not considered that the proposed development would be harmful to the amenity of any neighbouring residents or future users of the site. The proposed development would therefore be compliant with the aims and objectives of Paragraph 135 (f) of the NPPF and Policy DMG1. 


	Visual Amenity/External Appearance / Impact upon setting of Grade II Listed Building Writtenstone Farm:

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’. 

Policy DMG1 of the Ribble Valley Core Strategy provides additional 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.’ 

Paragraph 189 of the NPPF provides guidance in relation to proposals for development within the setting of Areas Of Outstanding Natural Beauty (now known as National Landscapes) as follows: 

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty…development within their setting should be sensitively located and designed to avoid or minimise adverse impacts on the designated areas.’ 

Key Statement EN2 of the Core Strategy provides similar guidance: 

‘The landscape and character of those areas that contribute to the setting and character of the Forest of Bowland Areas of Outstanding Natural Beauty will be protected and conserved and wherever possible enhanced. 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 DMH4 provides additional guidance with respect to the conversion of agricultural buildings to dwellings as follows:

‘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, the original design conception of the proposed development included the insertion of new window openings to the dwelling’s proposed sitting room and dressing room components. The window opening proposed for the dwelling’s sitting room component comprised a sizeable opening that was largely at odds with the proportionality of the adjacent window openings within the South-western elevation of the barn, whereby the insertion of this opening would have also resulted in the loss of historic building fabric. Similarly, insertion of the first floor window opening proposed for the rear North-western elevation of the dwelling would have resulted in the additional loss of historic building fabric with this window also serving a non-habitable room (dressing room). Furthermore, the roof of the barn’s shippon component was originally to comprise a standing seam zinc design which would have been largely at odds with the traditional slate roof profile of the main barn and Writtenstone Farm. As such, the original design conception of the proposed development was not considered to amount to a sympathetic conversion of the historic farm building, particularly in light of the fact that the barn is a curtilage listed structure whereby disturbances to historic fabric should be kept to an absolute minimum where possible.

Following extensive negotiation with the applicant, an amended scheme has since been secured with the aforementioned sitting room and dressing room window openings omitted from the proposal and with a slate roof proposed for the barn’s shippon component. New window openings are proposed for the North-western and South-eastern elevations of the barn building however these would be modestly sized openings serving habitable rooms (bedrooms 1 & 4) and their proportions would be in keeping with the proportionality of the barn’s historic openings. Notwithstanding the aforementioned new openings, the proposed scheme of residential conversion would otherwise be centred around the use of the barn’s historic openings and the cumulative treatment of the barn’s openings would be respectful to the barn overall. Similarly, all proposed roof lights would be installed within the existing roof light openings of the main barn and attached shippon. Furthermore, no extensions are proposed to the barn building as part of the conversion. As such, it is considered that the proposed scheme of residential conversion would be predominantly respectful to the historic character of the barn building.

Outbuilding 2 would be subject to some alteration in order to convert the building for use as a hobby space which include the addition of a new roof and window openings however analysis shows that the roof profile proposed for the building would mirror both the gabled design and gradient of the building’s original roof profile, with the new window openings being modest in terms of size and necessary for the provision of natural light and outlook. As such, it is considered that the proposed conversion of outbuilding 2 would be predominantly respectful to the building’s historic character.

The applicant was asked to give consideration towards reducing the height of the flue features proposed for the barn building in order to ensure a more visually sympathetic development however these changes could not be accommodated due to the constraints of building regulations requirements. Notwithstanding this, the proposed flue features are not considered to be overtly unsympathetic or incongruous features and these would be sited on the least visually prominent roof slopes of the main barn / attached shippon, with all flues detailed in a discreet matt black finish. The incorporation of these features in the proposed scheme of residential conversion is therefore considered to be acceptable. 

Having regard to the proposed garage building, this would be a modestly sized structure in terms of its footprint and height, with the garage building sited on lower topography to the South-east of the barn building where it would read as wholly subservient to the converted barn building. The proposed garage building is therefore considered to be acceptable with respect to its design. 

No specific or indicative details have been provided with regards to the use of external materials for the proposed development however the application’s proposed plans indicate that the roof of the barn, outbuilding 2 and the proposed garage would each be detailed in natural slate and conservation style roof lights and with all window and door openings to comprise a timber based design, all of which would be respectful to the historic character of the barn and are therefore considered to be acceptable, subject to the provision of further details which has been secured through the imposition of conditions. 

Creation of the proposed domestic curtilage area to serve the barn, outbuilding 2 and the proposed garage would involve some utilisation of the agricultural land surrounding the application buildings however only a modest amount of agricultural land would be utilised, with the farmstead’s existing hardstanding areas otherwise accommodating the large majority of the dwelling’s proposed curtilage area. As such, conversion of the barn and outbuilding to residential use would not require any excessive encroachment into the surrounding open countryside. 

The original design conception of the proposed development included the creation of a proposed vehicular access track and associated tree planting by way of encroachment into undeveloped land to the frontage of the historic farmstead. It was conveyed to the applicant that this aspect of the proposal was considered to be visually harmful to the openness of the application site. It was further conveyed that positioning the proposed vehicle access to the forefront of the application site would also draw the eye away from the principal elevation of Writtenstone Farm (Grade II Listed) by virtue of the principal elevation of the Listed farmhouse being currently viewable from Lower Road due to the absence of built form in the field adjoining the South of the site. As such, the applicant was advised to give consideration towards utilising the site’s existing access point on the junction between Public Rights Of Way BW0302019 (Writtenstone Lane) and FP0302021 in order to retain the openness of the field area adjoining the South of the application site and in order to avoid any obscurement of the Listed farmhouse. An amended proposed site layout has since been provided which involves the utilisation of the site’s existing access track (Writtenstone Lane), thus addressing the concerns outlined above. 

Utilisation of the site’s existing vehicle access point on the junction between Public Rights Of Way BW0302019 (Writtenstone Lane) and FP0302021 would involve some disturbance to a drystone wall and the site’s existing gateposts (age of wall and gateposts unknown) however the aforementioned wall and gateposts would be retained and repositioned so as to achieve the necessary access width into the site, with the resultant reconfiguration being largely similar to the existing access arrangement in place. As such, the alterations proposed to the site’s vehicular access are considered to be acceptable.

It is understood that the small mono-pitched roofed building (outbuilding 1) within the site has significant structural issues and is not capable of being re-used and is therefore to be demolished as part of the proposal. The outbuilding in question comprises limited architectural and heritage value and appeared to be in a somewhat dilapidated state during the case officer’s site visit therefore it is considered that the removal of this building would enhance the setting of the barn building subject to the proposed conversion whilst better revealing the principal South-eastern elevation of the barn in public views from Written Stone Lane and in the wider landscape. The proposed removal of outbuilding 1 is therefore considered to be acceptable.

The proposal would also involve the removal of a section of hedgerow on the South-western side of Writtenstone Lane in order to accommodate the diversion proposed to Public Right Of Way FP0302021 however the section of hedgerow to be removed would be nominal in size and as such would not have any undue impact upon the visual amenities of the area. 

Taking account of all of the above, the proposed scheme of residential conversion would be compliant with current heritage guidance and it is not considered that the proposed development would be harmful to the historic character of the barn building or outbuilding, nor is it considered that the proposal would be harmful to the visual amenities of the immediate area or setting of the adjacent National Landscape. The proposal would therefore satisfy the requirements of Paragraph 135 (c) and 189 of the NPPF and Key Statement EN2 and Policies DMG1 and DMH4 of the Core Strategy.

Impact upon setting of Grade II Listed Building Writtenstone Farm

The barn building subject to the proposed conversion is read in concert with Writtenstone Farm which holds Grade II Listed Building status. 

With regards to assessing development affecting the setting of a Listed Building, Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states: 

‘In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.’ 

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

‘The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.’

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.’

As conveyed above, it is considered that the proposed scheme of residential conversion would be predominantly respectful to the historic character of the barn building. Furthermore, it is considered that the proposed scheme of residential conversion would deliver an enhancement to the character and appearance of the barn building which in turn would prevent the historic barn building from falling into a state of disrepair. On this basis, it is considered that the proposed development would enhance the immediate setting of the Grade II Listed Building Writtenstone Farm, with no harm arising to the setting of the heritage asset from the works proposed to the adjacent barn building. The proposed development would therefore satisfy the requirements of Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Key Statement EN5 and Policy DME4 of the Core Strategy.


	Archaeology:

Correspondence from Lancashire County Council’s Archaeology team identifies the barn building and outbuildings 1 and 2 as holding sufficient historic interest by virtue of their status as curtilage listed buildings associated with the Listed farmhouse, and as examples of farm buildings dating from at least the 18th century which show evidence for alterations and extensions, as well as later 19th century additions to the farmstead buildings, in response to changing farming techniques and the agricultural economy during their working lives as farm buildings. As such, the provision of building and photographic records has been recommended in order to document the archaeological and historic importance associated with the barn and outbuildings. The provision of the aforementioned building and photographic records has been secured through the imposition of a planning condition.


	Highways and Parking:

The proposed development has been subject to review from Lancashire County Council Highways who in their initial response raise no objections to the proposed development however it should be noted that this initial response relates to the original layout proposed for the application site with respect to the construction of a new access track. As previously conveyed, creation of the proposed vehicular access track and associated tree planting by way of encroachment into previously undeveloped land to the frontage of the historic farmstead was considered to be visually harmful therefore the applicant was advised to give consideration towards utilising the site’s existing access point on the junction between Public Rights Of Way BW0302019 (Writtenstone Lane) and FP0302021. Following this, an amended proposed site plan has since been provided by the applicant as advised which has been subject to review from the LHA. The updated response from the LHA dated 13/12/24 raises no objection with the amended proposed site layout with respect to access width, visibility or parking provision, subject to the imposition of conditions with regards to surfacing materials, cycle storage, access arrangements and construction management. In light of the above, it is not considered that the proposed development would have any undue impacts upon highway safety as such the proposal satisfies Policy DMG1 of the Core Strategy (highways).


	Landscape/Ecology:

Protected Species

A preliminary roost survey carried out at the application site on 12/4/24 found no evidence of bats on site however the barn building subject to the proposed conversion was identified as holding high potential for accommodating bat roosts. Furthermore, whilst no breeding birds were directly observed on site, use of the barn building and outbuilding 1 for roosting by barn owls was also confirmed due to the presence of pellets within these buildings. Use of the barn and the site’s hedgerow by nesting birds was also deemed to be reasonably likely. Subsequent emergence surveys carried out on 15/5/24, 6/6/24 and 26/6/24 found no evidence of bat roosts within the barn building to be converted or elsewhere within the application site. Evidence of roosting barn owl was observed within the barn and outbuildings as per the aforementioned preliminary roost survey and a barn owl was recorded exiting the barn at dusk on 26/6/24 however no evidence of nesting was observed. In light of these findings no further survey work has been recommended however the submitted ecology reports provide a number of recommended precautionary measures, working practices and mitigations measures to be adhered to and implemented during the construction and post-construction phases of the proposed development so as to avoid and mitigate for any potential disturbances to protected species on site. Adherence with the recommended precautionary measures, working practices and mitigations measures has been secured through the imposition of planning conditions.

Trees

An Arboricultural Implications Assessment and Method Statement have been provided in support of the application due to the presence of numerous trees within the confines of the application site. The original versions of the aforementioned surveys have since been amended to reflect the subsequent change to the proposed site layout as detailed earlier in this report. The amended Arboricultural Implications Assessment shows that the proposal would carry no requirement to remove any trees within the application site however the survey advises for the removal of the trees identified as ‘T3’ and ‘T5’ require due to their condition. The submitted AIA shows that the proposal would require the removal of a section of hedgerow (identified as ‘H1’) on the South-western side of Writtenstone Lane in order to accommodate the diversion proposed to Public Right Of Way FP0302021 however the section of hedgerow to be removed would be nominal in size and the remainder of the hedgerow would otherwise be retained. As such, no concerns are raised with respect to impacts upon trees or hedgerows from the proposed development. The amended Arboricultural Method Statement includes a number of recommendations and guidelines with respect to tree and hedgerow protection which have been reviewed by the Council’s Countryside Officer and deemed as acceptable. Adherence with these protective measures has been secured by way of an appropriate planning condition.

BNG

The original Biodiversity Net Gain Technical Note provided in support of the proposal has been subject to review from Greater Manchester Ecology Unit who in their response acknowledge that the development’s landscaping proposals could achieve the required Net Gain in Biodiversity. An amended Biodiversity Net Gain Technical Note and metric have since been provided to reflect the subsequent change to the proposed site layout as previously detailed in this report. GMEU were subsequently reconsulted on 9/12/24 for the purposes of reviewing the amended Biodiversity Net Gain Technical Note and metric however no further response from GMEU has been received to date. Notwithstanding this, the amended Biodiversity Net Gain Technical Note shows that the required Net Gain in Biodiversity could still be achieved for the application site. As such, no concerns are raised with respect to development’s compliance with Biodiversity Net Gain. The response from GMEU recommends for the imposition of necessary conditions in order to secure a net gain in biodiversity for the site as detailed. Conditions have therefore been imposed in order to secure compliance with the submitted biodiversity plan and satisfy the BNG legislation.


	Other Matters:

Public Right Of Way

The proposal includes the proposed diversion of Public Right Of Way FP0302021 whereby a section of the affected footpath (approximately 100 metres in length) would be relocated approximately 20 metres to the South-east of its existing position to run alongside the South-eastern perimeter of the proposed curtilage area to serve the converted barn building. In this instance, a response has been received from Longridge Town Council which sets out in detail the evolution of historic footpaths within the vicinity of the application site and further afield before stating preference for retention of the existing alignment of the footpaths surrounding the application site. These comments are duly noted and whilst it is accepted that the proposed development, to some degree, is likely to change the user experience of the Public Right of Way, it is not considered that the change would be of such significance to be of detriment to the route or the enjoyment of members of the public utilising the Right Of Way. In addition, the response from LCC PROW raises no objections to the proposed development, subject to the provision of further details with respect to the alignment of the new route and its construction specification, in addition to adherence with their standing advice. No concerns are therefore raised with respect to the suggested footpath diversion proposed, which would need to be applied for under TCPA 1990 S257 Public Path Order.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed scheme of residential conversion for the barn building accords with the aims and objectives of Policies DMH3, DMH4 and DMG3 of the Core Strategy thus securing the principle of development. The proposed development would not have any undue impact upon the amenity of any neighbouring residents, nor is it considered that the development proposed would be harmful to the historic character of the barn building, outbuilding or setting of the Grade II Listed Writtenstone Farm, nor is it considered that the proposed development would be harmful to the rural character of the surrounding landscape. Furthermore, the proposal raise no concerns with respect to highway safety and whilst ecological constraints are present on site 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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