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	Development Description:
	Proposed conversion of barn to one new dwelling with associated parking and amenity space.

	Site Address/Location:
	Old Vicarage Farm, Old Vicarage Lane, Bashall Eaves, BB7 3DB.

		

	CONSULTATIONS: 
	Parish/Town Council

	Aighton, Bailey and Chaigley Parish Council:
	Consulted 11/10 – no response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	LCC Archaeology:
	No objection subject to condition.

	

	RVBC countryside:
	No objections subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposed development which raises concerns with respect to the ecological survey work provided in support of the application and its subsequent recommendations with respect to mitigation measures for bats and barn owls.

	

	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 And 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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2014/0065:
Prior Notification for demolition of existing agricultural building and replacement with new within the same footprint (Permission Not Required)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a barn building situated within a farmstead in Bashall Eaves with access to the application site being from Old Vicarage Lane. The barn building subject to this application comprises a square footprint and gabled roof detailed in profiled metal sheeting with its elevational treatments consisting of random stone. The original barn building has been extended by way of 20th Century block based extensions which include a full width single storey outshot to its rear North-eastern elevation and a single storey lean-to its North-western side elevation. A steel framed agricultural building lies directly adjacent to the South-eastern side elevation of the barn with an additional agricultural building, pond and manure store lying slightly further away to the East. Additional agricultural buildings lie slightly further away to the South-east of the barn with the adjoining residential properties of Vicarage House, Vicarage Cottage and Old School House lying approximately 15 metres away from the principal South-western elevation of the barn. The surrounding area comprising a mixture of agricultural land, woodland and open countryside with the application site lying within the Forest Of Bowland National Landscape.


	Proposed Development for which consent is sought:

Planning consent is sought for the residential conversion of a barn building to a four bedroom dwelling. Additional works proposed include the creation of vehicle parking areas, domestic curtilage, hard and soft landscaping, the installation of a package treatment plant and the demolition of the barn’s modern extensions and the agricultural building lying directly adjacent to the South-eastern side elevation of the barn.


	Principle of Development:

The proposal site lies within the open countryside within the Forest Of Bowland National Landscape.

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 in question is situated within a farmstead in close proximity to numerous agricultural buildings and residential properties 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 barn would be via the site’s existing access from Old Vicarage Lane, with foul water to be dealt with by way of a package treatment plant. As such, it is not anticipated that the proposed residential conversion of the barn 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 and 5, the proposed scheme of residential conversion would be largely centred around the use of the barn’s existing openings and the external appearance of the barn would be substantially enhanced through the removal of the modern additions and replacement of the modern roof with a new traditional slate roof covering. In light of this, it is considered that the proposed development would amount to a sympathetic conversion of the barn building that would be in keeping with the rural character of the area and it is not considered that the proposal would have any materially damaging effect on the landscape qualities of the area. With regard to criteria point 4, it is understood that the barn building subject to conversion has remained unused for some time and the application site contains a number of additional agricultural buildings, some of which appear to still be in use for agriculture. As such, it is not considered that the proposed reuse of the barn building in question 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 identifies the presence of protected species within the barn building to be converted however the findings from these surveys state that the ecological constraints identified could be effectively managed subject to the adoption of appropriate mitigation measures. As such, the proposed development would likely meet 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 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 four bedroom dwelling as proposed. Furthermore, the character of the barn and its external materials largely 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, has been provided in support of the application which comprehensively documents the agricultural origins of the barn and surrounding site therefore it is clear that the barn benefits from a 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 also 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. Bus stops lie approximately 120 metres away to the West and South-west of the application site however the absence of a pavement along Old Vicarage Lane would require users of the site to walk towards oncoming traffic which in turn poses potential issues of safety. Therefore due to the rural location of the application site future occupants of the dwelling would likely 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 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, the barn’s cart entry feature would be utilised as a door and window opening which would serve the dwelling’s living room. This opening would interface with the North-eastern gable end of Vicarage House which contains window openings however a separation distance of at least 15 metres would be in place between the dwelling’s cart entry opening and the North-eastern gable end of Vicarage House, with the windows within the neighbouring side elevation being sited at the first and second floor level above the dwelling’s cart entry. Furthermore, all additional window openings within the barn would otherwise face away from the nearest neighbouring properties of Vicarage House, Vicarage Cottage and Old School House. Accordingly, it is not anticipated that the proposed scheme of residential conversion would compromise the privacy of any neighbouring residents. Having regard to the amenity of future occupants of the development, all habitable rooms within the proposed dwelling would be served by a sufficient quantity of windows and roof light openings therefore future users of the dwelling 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 occupants of the dwelling. 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:

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.’ 

With respect to development within the Forest Of Bowland National Landscape, 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.’

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…the Council considers that it is important to ensure development proposals do not serve to undermine the inherent quality of the landscape…the Council will also seek to ensure that the open countryside is protected from inappropriate development.’

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 proposed scheme of residential conversion would be largely centred around the use of the barn’s existing openings, with new openings for the building being limited to the insertion of a small ground floor window opening to serve an ensuite within the rear North-eastern elevation of the dwelling, and the installation of three roof light openings within the rear North-eastern roof slope of the barn which would serve bedrooms and a snug. As such, the proposed conversion would not result in any significant loss of historic building fabric. In addition, the barn’s existing modern profiled metal sheet roof would be replaced with a new slate roof and the later additions to the North-western and North-eastern elevations of the barn would also be removed, both of which would deliver a noticeable visual enhancement to the character and appearance of the barn building. Furthermore, no additional extensions are proposed to the barn building as part of the conversion. As such, the proposed scheme of residential conversion would be predominantly respectful to the historic character of the barn building.

No specific or indicative details have been provided with regards to the use of external materials for the proposed development however the application’s supporting information indicates that timber doors and windows would be utilised in the proposed residential conversion of the barn, both of which would reflect the rural vernacular of farmhouses and associated historic agricultural buildings within the locality. As such, the proposed use of external materials is considered to be acceptable in principle, subject to further details being provided with regards to materials and specifications. 

Domestic outdoor space and vehicle parking for the proposed dwelling would be facilitated through the space currently provided by a horse paddock and the space provided by the resultant demolition of the barn’s modern extensions and the agricultural building sited directly adjacent to the South-eastern side elevation of the barn. As such, conversion of the barn to residential use would not require any encroachment into open countryside.

Taking account of all of the above, the proposed scheme of residential conversion would be compliant with current heritage guidance and it is considered that the proposed development as a whole would enhance the character and appearance of the barn building and application site and in turn, the visual amenities of the surrounding Forest Of Bowland National Landscape. The proposal would therefore satisfy the requirements of Paragraph 135 (c) and 182 of the NPPF and Key Statement EN2 and Policies DMG1 and DMH4 of the Core Strategy.


	Heritage:

Correspondence from Lancashire County Council’s Archaeology team identifies the barn as holding sufficient historic interest by virtue of its origins to the period 1750-1880 which is widely recognised as being the most important period of farm building development in England. As such, the provision of a Level 2-3 Historic Building Record has been recommended in order to document the archaeological and historic importance associated with the barn building and application site. The provision of a Historic Building Record has been secured through the imposition of a planning condition.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have raised no issues with the proposed development with respect to access, vehicle parking or general highway safety. The LHA have made a request for conditions to be imposed with regards to construction management, surface treatments for the proposed vehicle parking areas and the provision of electric vehicle charging points and cycle storage. 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 Assessment carried out at the application site in August 2023 identified high roosting potential within the barn building subject to conversion with barn also deemed to hold potential for accommodating an Occupied Breeding Site for barn owls. As such, further emergence survey work was recommended in order to determine the impact of the proposed development upon protected species. Subsequent dusk emergence surveys carried out on 17/5/24, 11/6/24 and 3/7/24 confirmed the presence of a common and soprano pipistrelle day roost within the barn building subject to conversion, with the barn also being confirmed as an Occupied Breeding Site for barn owls following nest verification surveys undertaken at the time of the three aforementioned dusk emergence surveys. 

In this instance, the proposed scheme of residential conversion would result in the loss of a confirmed bat roost and Occupied Breeding Site for barn owls therefore the proposed development could only be carried out under a relevant Natural England Protected Species Mitigation license.

In order for the Natural England license to be granted, Natural England requires 3 tests for the development to be met: (a) Preserving public health or public safety or other imperative reasons of overriding public interest; (b) there is no satisfactory alternative; and (c) the action will not be detrimental to maintaining the population of the species concerned at a favourable conservation status in its natural range. As competent authority the Habitats Directive places a duty on local planning authorities to consider whether there is a reasonable prospect of a license being granted and apply the three tests. 

With regard to the first test, the proposed conversion of the barn building to a dwelling would prevent a non-designated heritage asset from falling into disrepair which forms part of the area’s local history by virtue of its age, design and association with historic farming practices in the area. As such, the works proposed are considered to be in the public interest and the proposal would therefore meet the requirements of the first test. 

In terms of the second test, conversion of the barn building to an alternative use would still interfere with confirmed bat roosts and an Occupied Breeding Site, and leaving the building 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, construction methodologies and compensatory features for bats and barn owls have also been made within the application’s protected species report. It is noted that third party concerns have been raised with respect to certain aspects of these recommended mitigation measures (particularly with respect to the mitigation proposed for the barn owls on site) and whilst these concerns are noted, such issues ultimately constitute post development matters which would be subject to further detailed assessment in future application submissions. As such, the provision of a Natural England License and further details with respect to compensatory measures for protected species has been secured by way of appropriate planning conditions.

Trees

The application’s supporting information states that the proposed development would not involve any tree removal however reference is made to the presence of a single tree lying outside the area proposed for development on land within the applicant’s ownership. As such, a tree protection plan has been provided at the request of the Council’s Countryside Officer which sets out appropriate measures for protecting the affected tree during the construction phase of the proposal. Adherence with the aforementioned tree protection plan has been secured by way of a condition. 

BNG

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is subject to the de minimis exception.


	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 or visual amenities of the surrounding National Landscape. Furthermore, no concerns are raised with the proposed development 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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