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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Conversion of and extension of agricultural building to one self-build two-bedroom dwelling and formation of residential curtilage (resubmission of 3/2024/0674).

	Site Address/Location:
	Meargill Farm, Holden Lane, Bolton by Bowland, BB7 4LZ.

		

	CONSULTATIONS: 
	Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest and Sawley Parish Council:
	Consulted 10/12/24 – no response received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	LCC PROW:
	No objections subject to adherence with standing advice.

	

	RVBC Countryside: 
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy 
Key Statement DS2: Presumption in Favour of 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 & The AONB
Policy DMH4: The Conversion Of Barns And Other Buildings To Dwellings
Policy DMB5: Footpaths And Bridleways

National Planning Policy Framework (NPPF)

Self-build and Custom Housebuilding Act 2015 

Self-build and Custom Housebuilding PPG (February 2021)


	Relevant Planning History:

3/2024/0674:
Conversion of and extension of agricultural building to one self-build two-bedroom dwelling and formation of residential curtilage (Refused)

3/2023/0598:
Proposed conversion of agricultural building to one two-bedroom dwelling (Withdrawn)

3/2023/0468:
Formation of new agricultural access together with creation of agricultural access track to existing and approved agricultural buildings. Formation of agricultural hardstanding to approved agricultural building (pursuant to removal of condition 7 (completion of agricultural building 3/2022/1157) and variation of condition 8 (tree protection measures) of planning permission 3/2023/0139.

3/2023/0139:
Formation of new agricultural access together with creation of agricultural access track to existing and approved agricultural buildings. Formation of agricultural hardstanding to approved agricultural building (Approved)

3/2022/1157:
Agricultural building (Permission Not Required)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmstead situated on the North-western outskirts of Bolton-by-Bowland. The application site comprises a farmhouse and numerous agricultural buildings. Access to the site is off Holden Lane with the site’s existing access track running through the centre of the farmstead which also serves as Public Right Of Way FP0307010. The surrounding area comprises agricultural fields, 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 conversion of an existing single storey agricultural building for use as a residential dwelling. The building in question is located within the centre of the farmstead and comprises an ‘L’ shaped footprint, brick elevations and a slated cross gabled roof. The proposed works would involve the addition of a gabled infill extension to the application building’s South-western corner and the addition of a new roof to the building’s store component (currently partially collapsed). A corrugated metal lean-to extension is also to be removed from the building’s South-western elevation. Additional works proposed  include the formation of a rear garden area, parking area and construction of a cycle store and electric vehicle charging point.


	Principle of Development:

The application site is not situated within any of the Borough’s defined settlement areas and lies within a National Landscape. 

Criterion 2 of Policy DMH3 of the Ribble Valley Core Strategy allows for the appropriate conversion of buildings to dwellings within the National Landscape providing they are suitably located and their form and general design are in keeping with their surroundings. The same policy stipulates that buildings must be structurally sound and capable of conversion without the need for complete or substantial reconstruction.

With regards to criterion 2 of DMH3, whether or not the proposal amount to an ‘appropriate’ conversion leads to the engagement of policy DMH4 and requires a consideration of the proposal against that policy. Policy DMH4 of the 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 already 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: 

1. 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. The council will require a structural survey to be submitted with all planning applications of this nature. This should include plans of any rebuilding that is proposed; 

2. 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, and 

3. 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 

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

In this instance, the building to be converted is located within a farmstead in close proximity to an existing dwelling and numerous agricultural buildings and as such is not read as an isolated feature within the surrounding landscape. The proposal would therefore satisfy the requirements of criteria point 1 of Policy DMH4 and locational requirements of Policy DMH3.

Access to the proposed dwelling would be via an existing access track which serves Meargill Farm with foul and surface water to be disposed of through a package treatment plant and soakaway respectively. As such, the building in question is considered to be suitably located for the purposes of its proposed use and it is not anticipated that conversion of the building to a dwelling 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 application building’s existing store roof is currently partially missing and as such is in need of replacement. An unsightly corrugated metal lean-to extension also currently adjoins the application building’s South-western elevation, with two redundant shed buildings also located within the Southern extents of the application site. The proposed scheme of residential conversion would involve the construction of a new natural slate roof over the building’s store component, with the roof of the proposed infill extension also to be detailed in natural slate, both of which would be in keeping with the building’s existing natural slate roof profile. In addition, the proposal would utilise existing openings within the application building to facilitate proposed door and window openings, with red brick to be utilised for elevational infill treatments which would be in keeping with the building’s existing red brick design. Furthermore, the aforementioned dilapidated corrugated metal lean-to extension and additional redundant outbuildings within the site would be removed as part of the proposals. Accordingly, it is considered that the proposed development would deliver a visual enhancement to the application building and site as a whole that would be in keeping with the rural character of the area and for this reason 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, the application’s supporting information does not indicate that the building subject to conversion forms an integral part of any agricultural operation therefore it is not considered that its loss to residential development would be of detriment to the local 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, a bat survey has been submitted in support of the proposal which shows the building to be converted and farmstead as a whole as holding negligible to low levels of bat roost potential. Furthermore, the submitted survey includes a working method statement to support the construction phase of the proposal. As such, existing nature conservation aspects within the application building and site as a whole are considered to have been accurately surveyed with appropriate measures in place to mitigate possible disturbances to protected species. The proposal therefore satisfies 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 application building to be in generally good condition and capable of supporting the proposed residential conversion. With regards to the additional works proposed to the building, a cross gabled roof infill extension would be incorporated to the application building’s South-western corner which would be aligned flush with the building’s Southernmost gabled roof. Additional works proposed include the reinstatement of the roof serving the application building’s store component (currently partially collapsed), with a requirement to extend the reconstructed roof of the store further South-eastwards in order to tie in with the North-western facing roof slope of the proposed gabled infill extension. 

A similar development was proposed under previous application 3/2024/0674, albeit with the projection of the South-western gable end of the previously proposed infill extension extending considerably beyond the South-western extents of the building’s store component, resulting in the creation of a somewhat asymmetrical form of development which was considered to fall within the realm of substantial construction and major alteration, exceeding works of conversion. It was subsequently conveyed to the applicant that any future infill extension to the application building would need to incorporate a reduced footprint, with its South-western profile aligned closer to the South-western elevation of the host building in order for the works of rebuilding to be considered as falling within the realm of works of conversion. 

The currently proposed infill extension to the application building comprises a reduced footprint from the previously refused scheme, with the South-western gable end of the proposed extension being in near alignment with the South-western extent of the existing building. Therefore whilst some additional works would be required to support the proposed residential conversion of the application building, it is not considered that the reinstatement of the building’s store roof and proposed infill extension would collectively amount to extensive building or major alternation. Furthermore, and as previously conveyed, it is not considered that the proposed scheme of residential conversion would adversely affect the character or appearance of the application building. 

In addition, whilst the application building is of limited architectural merit, it is considered that the building nonetheless reflects the rural vernacular of the more modern farm buildings within the locality with respect to its unadorned design and materiality and as such provides some contribution to the setting of the surrounding National Landscape. The application building could therefore be considered as being worthy of retention on this basis. Moreover, supporting information to demonstrate that the building benefits from a genuine history of use for agriculture has also been provided. Taking account of all of the above, 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. In this instance, analysis shows an absence of bus stops and bus routes within the nearby vicinity of Meargill Farm, with pavements and street lighting being equally absent along Holden Lane. Therefore due to the rural location of the 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 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.

Self-build

The proposal has been submitted as a self-build development. With a shortfall of self-build housing within the Borough whilst the proposal only relates to the provision of one dwelling, some weight is nonetheless given to the fact that this would be a self-build dwelling. In addition, the applicant has provided a unilateral undertaking in support of the application which confirms that the proposed dwelling is to be delivered by way of a self-build housing project. The principle of self-build housing for the application site is therefore secured.


	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 bedroom window proposed for North-eastern elevation of the dwelling would directly face towards the neighbouring property of Meargill Farm however this window would solely provide views towards the featureless South-western elevation of the farmhouse’s front extension element. All additional windows within the property would otherwise provide views into the farmstead and towards open countryside to the South-east and South-west. Notwithstanding Meargill Farm, the nearest residential receptors to the application site are otherwise situated approximately 150 metres away. 

Having regard to the amenity of future occupants of the proposed dwelling, analysis shows that all habitable rooms within the proposed dwelling would be served by a sufficient number of window openings and as such would receive an adequate provision of natural light. 

Taking account of all of the above, 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 189 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 this instance, the proposed scheme of residential conversion would be facilitated by way of an infill extension and alterations to the application building. The proposed extension would serve as an infill to the South-western corner of the application building, with its cross gabled roof profile and South-western elevation symmetrically integrated into the application building’s existing cross gabled roof profile and South-western elevation. In addition, the stone detailing proposed for the South-eastern and South-western elevations of the extension would allow for differentiation between the modern extension and original historic farm building whilst also reducing the massing effect of the proposed extension, with the natural slate roof profile proposed for the extension and adjoining reconstructed store roof appropriately integrating with the building’s existing slate roof profile. Furthermore, red brick would be utilised for elevational infill treatments which would assimilate well with the building’s existing red brick design and the proposal would utilise existing openings within the application building to facilitate proposed door and window openings, with the overall solid to void ratio of door and window openings reading as proportionate to the building’s external profile. Moreover, the materiality of door and windows within the proposed dwelling would comprise a timber base design which would be in keeping with the rural vernacular of the immediate and wider surroundings of the application site.

Creation of the garden area to the South of the proposed dwelling would involve some encroachment into the site’s surrounding agricultural land however creation of the proposed garden area would be facilitated through the removal of the application building’s dilapidated corrugated metal lean-to extension and an unsightly shed which currently detract from the amenity of the site. Similarly, creation of the proposed vehicle parking area would be facilitated through the removal of an additional redundant shed building. In addition, the proposed garden area would be modest in terms of size and proportionate in the context of the proposed use of the application building as a dwelling, with the boundary treatment proposed for the garden and parking area consisting of a dry stone wall which would be in keeping with the rural vernacular of the immediate and wider surroundings of the application site. Furthermore, analysis shows the land to be adopted as a garden area as comprising low grade agricultural land (Grade 4 – poor quality). Accordingly, it is considered that removal of the existing extension and redundant buildings to facilitate the dwelling’s proposed garden and parking area would deliver a visual enhancement to the application site and the proposed scheme of residential conversion would not amount to any excessive encroachment into undeveloped open countryside or the loss of any high value land.

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 189 of the NPPF and Key Statement EN2 and Policies DMG1 and DMH4 of the Core Strategy.


	Highways and Parking:

Lancashire County Council Highways have reviewed the proposal and have deemed the site’s existing vehicle access to be compatible for the purposes of allowing for the simultaneous ingress and egress of two vehicles. The proposed vehicle parking arrangement and provision of secure cycle storage has also been deemed to be acceptable. The LHA have made a request for conditions to be imposed with regards to parking provision, secure cycle storage and electric vehicle charging provision. On this basis, 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:

A preliminary bat roost assessment survey was carried out on 9th May 2023. The application building, when assessed in combination with location and surrounding habitat was observed to have a negligible to low level of bat roost potential. In addition, fourteen nights of static bat detector monitoring were carried out between the 9th and 24th May 2023 to support the preliminary bat roost assessment and no bats were recorded at times consistent with bats emerging from a roost during the survey period. The submitted ecology report includes a method statement comprising numerous working practices and compensatory measures to be adhered to and incorporated in the event of any planning consent being granted. No other ecological constraints were identified in relation to the proposal.

BNG

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it forms the basis of self-build development which has been secured through the provision of a unilateral undertaking.

	Other matters:

Public Right Of Way

Public footpath FP0307010 runs through the application site. The response from Lancashire County Council’s Public Rights Of Way Team makes reference to the existing footprint of the application building as partially obstructing PROW FP0307010 however analysis shows that none of the works proposed as part of the scheme of residential conversion would obstruct PROW FP0307010. As such, no concerns are raised with respect to the impact of the proposal upon Public Rights Of Way however construction works to facilitate the proposed development could potentially obstruct the aforementioned Right Of Way therefore the applicant is advised to contact Lancashire County Council's Public Rights of Way team to discuss their proposal before any development works begin.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed scheme of residential conversion 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 character of the application building or visual amenities of the surrounding National Landscape. Furthermore, proposed development raises no concerns with respect to its impact upon highway safety or the ecology of the area.

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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