


Site details

What is the address of the
appeal site?

What is the area of the
appeal site?

Is the appeal site in a
green belt?

Does the appellant own ali
of the land involved in the
appeal?

Does the appellant know
who owns the land
involved in the appeal?

Is the appeal site part of
an agricultural holding?

Are you a tenant of the
agricultural holding?

Are there any other
tenants?

Will an inspector need to
access your land or

property?

Are there any health and
safety issues on the
appeal site?

Land to the South of Park Farm, Whalley, Wiswell, BB7 9LB

750 m?

No

Fully owned

No data

No

No

No

Yes
It is adjacent farm buildings some distance along a private
road.

No

Application details

What date did you submit
your application?

Enter the description of
development that you
submitted in your
application

19 March 2026

Permission in principle application for 1 self build dwelling



Are there other appeals
linked to your
development?

Development type

Appeal details

How would you prefer us
to decide your appeal?

Why would you prefer this
appeal procedure?

How many days woulid
you expect the inquiry to
last?

How many witnesses
would you expect to give
evidence at the inquiry?

No

Minor dwellings

Written

Not provided

Not provided

Not provided

Upload documents

Application form
Agreement to change the
description of

development

Decision letter from the
local planning authority

Appeal statement

What is the status of your
planning obligation?

Planning obligation

Draft statement of
common ground

26_0190_App_Form_Redact.pdf

No documents

26_0190_Decision_Notice.pdf

Statement of Case.docx

Not answered

No documents

No documents



Separate ownership
certificate and agricultural
land declaration

Application for an award
of appeal costs

Design and access
statement

Plans, drawings and list of
plans

New plans or drawings

Other new supporting
documents

No documents

No documents

« PLANNING STATEMENT .pdf
« 3372635 Appeal Decision.pdf

« Location Plan A59.jpg
« Proposed Elevations.pdf

» 0-meargill-farm-delegated-report-3-2024-
0981_1178477.pdf

» Residential..jpeg

* 2 named roads.jpg

« 25 0895_Delegated_Report.pdf

No documents

Additional documents

No documents






3. Description of the proposed development including any non-residential development

Permission in Principle for 1 self-build dwelling

826 .075

Site Area (hectares):

If you propose to attach any supporting information relating to
known or likely constraints on the site please briefly describe what
information you intend to provide.

Net number \ | ‘ Amount of non-residential
of dwellings: Min: 11 . Max: |1 use(s) (e.g. floorspace or area): .
(Can be expressed as a range, a maximum or a fixed amount) 4
e —
(A Cito rfrvrots e = ~
4. Site information 5. Site Address Details
Description and amount of existing use(s) of site: Please provide the full postal address of the application site.
Storage shed it House House
. ges é and barn ) ) Unit number: suffix:
Dlsu§ed S|bnoe 20|23 following closure of farm business and House re————
purchase by applicant.
hame: Park farm
Address 1: |Clitheroe Road
Address 2:
Address 3:
Town: Barrow
County: |Lans

Postcode (optional): ‘887 9LB

Description of location or a grid reference - must be completed if
postcode is not known:

Easting: ‘

Northing:

Description:

o

————— Y,

q Authority Employee / Member

It is an important principle of decision-making that the process is open and transparent. For the purposes of this question, "related to"
means related, by birth or otherwise, closely enough that a fair-minded and informed observer, having considered the facts, would
conclude that there was bias on the part of the decision-maker in the local planning authority.

Do any of the following statements apply to you and/or agent? [] Yes

If Yes, please provide details of their name, role and how you are related to them

With respect to the authority, | am:
(a) a member of staff

(b) an elected member

(¢) related to a member of staff

(d) related to an elected member

[X] No

\"—

Version 2018



(7. Declaration

|/We hereby apply for permission in principle as described in this form. I/We confirm that to the best of my/our knowledge, any facts
stated are true and accurate and any opinions given are the genuine opinions of the person(s) giving them.

Signed - Applicant

Or signed - Agent |Evan Owen

f

Date (DD/MM/YYYY):

(date cannot be pre-application) 11/03/2026

\

-

(8. Checklist

Please read the following checklist to make sure you have sent all the information in support of your proposal. Failure to submit all

information required will result in your application being deemed invalid. It will not be considered valid until all information required by
the Local Planning Authority has been submitted.

The original and 3 copies of a completed and dated The original and 3 copies of the plan which identifies
application form: the land to which the application relates:
The correct fee: Any supporting information:

NG

J

Version 2018









TOWN AND COUNTRY PLANNING ACT 1901
APPEAL UNDER SECTION 78

Site Address: Land to the South of Park Farm, Whalley, Clitheroe Bypass, Wiswell BB7 9LB
Ribble Valley Borough Council

Reference number: 3/2026/0190

Permission in principle application for 1 self-build dwelling.

1. INTRODUCTION & SCOPE OF PERMISSION IN PRINCIPLE

1.1 This Statement of Case is submitted on behalf of the Appellant in support of an appeal against
Ribble Valley Borough Council’s (RVBC) decision to refuse Permission in Principle (PiP) for the
erection of a single residential dwelling.

1.2 As set out in the Town and Country Planning (Permission in Principle) (Amendment) Order 2017,
the scope of a PiP application is strictly limited to three core parameters: location, land use, and the
amount of development. Matters relating to detailed design, landscaping, and technical layout are
legally reserved for the subsequent Technical Details Consent stage.

1.3 This appeal demonstrates that the proposed location, residential land use, and amount of
development (1no. dwelling) are entirely acceptable. This conclusion is reinforced by a highly
material, legally viable fallback position established on-site for the first time within this appeal
framework.

1.4 Absence of a 5-Year Housing Land Supply & Engagement of the "Tilted Balance"

Ribble Valley Borough Council (RVBC) currently lacks a five-year supply of deliverable housing land.
As established in Appeal Ref: APP/T2350/W/25/3372635 (decided 7 January 2026), the Council’s
supply was found to be just 3.45 years. Consequently:

e The "Tilted Balance" under NPPF Paragraph 11(d) is engaged.

e Restrictive local policies are considered "out-of-date".
The benefit of one high-quality dwelling carries significant weight against the minimal
impacts and the ‘betterment’ of the site.

2. THE SITE AND THE MATERIAL FALLBACK POSITION
2.1 The appeal site is currently occupied by a redundant, permanent agricultural building. Crucially,
this building is structurally sound, with all primary load-bearing external walls and its roof fully intact.

2.2 Consequently, the building satisfies the statutory criteria under Schedule 2, Part 3 of the Town
and Country Planning {(General Permitted Development) (England) Order 2015 (as amended) for:
* **Class Q:** Permitted development rights to convert an agricultural building into a residential

dwelling.
% **C|ass R:** Permitted development rights to convert an agricultural building into a flexible

commercial use.



2.3 Following the binding Court of Appeal precedent established in *Mansell v Tonbridge & Malling
BC [2017] EWCA Civ 1314*, a Permitted Development right constitutes a powerful material planning
consideration if there is a "real prospect” of the fallback development occurring.

2.4 The Appellant formally declares that if this appeal is dismissed, they have a firm, clear intention
to immediately execute these permitted development rights by submitting Prior Approval
applications under Class Q and/or Class R. The fallback position is therefore a realistic, non-
theoretical alternative that must be weighted heavily against the Council's reasons for refusal.

2.5 Recent RVBC decisions that allowed substantial alterations to agricultural buildings in
unsustainable locations include 3/2024/0981 and 3/2025/0895.

3. RESPONSE TO REFUSAL REASON 1: LOCATIONAL SUSTAINABILITY

The Council alleges conflict with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core
Strategy and the National Planning Policy Framework (NPPF), asserting that the development is in an
unsustainable location causing total reliance on private motor vehicles.

3.1 The Council’s position fails to consider the structural realities of the site and misapplies rural
planning metrics. A residential dwelling can be introduced to this site via a Class Q conversion
without any assessment or restriction from the Local Planning Authority regarding its locational
sustainability or transport links.

3.2 If this PiP appeal is dismissed, a residential use via Class Q will still generate the exact same travel
patterns and vehicle reliance. Refusing this PiP therefore achieves absolutely zero material planning
benefit or transport reduction.

3.3 Furthermore, under Class R, the building could be converted into a commercial facility (such as a
workshop or rural office or shop). A commercial fallback would actively intensify traffic, attracting
multiple daily employee commutes and commercial delivery vans and customers. A single residential
dwelling under PiP represents the lowest-impact transport option for this location.

3.4 Paragraph 109 of the NPPF explicitly states that “opportunities to maximise sustainable transport
solutions will vary between urban and rural areas.” By demanding urban levels of public transport
connectivity for a minor rural scheme, RVBC has acted in direct conflict with national policy.

3.5 Again, recent RVBC decisions that allowed substantial alterations to agricultural buildings in
unsustainable locations include 3/2024/0981 and 3/2025/0895.

4. RESPONSE TO REFUSAL REASON 2: LANDSCAPE & URBANISING IMPACT

The Council alleges conflict with Policies DMG1 and DMG2 of the Ribble Valley Core Strategy,
asserting that a new dwelling introduces a harmful urbanising impact that diminishes the
countryside landscape.

4.1 The physical mass and footprint of the building already exist within the landscape. The proposal
does not encroach onto untouched open fields; it utilizes an established, brownfield-equivalent
footprint of a redundant agricultural structure.



4.2 The Council objects to the "introduction" of a dwelling, yet a dwelling will be introduced
regardless via the Class Q fallback. However, a strict Class Q conversion legally restricts development
to the existing fabric, forcing the retention of an industrial, agricultural silhouette that may not
seamlessly blend with residential surroundings.

4.3 Conversely, granting PiP establishes the land use while leaving structural parameters open. This
allows the Appellant to submit a high-quality, bespoke architectural layout at the Technical Details
Consent stage. The PiP pathway enables visual "betterment"” through sensitive materials, landscape
boundary containment, and a superior architectural design that will enhance—rather than
diminish—the surrounding countryside landscape far more effectively than a standard Class Q
conversion.

4.4 The amount of development requested is minimal (1no. dwelling). It is mathematically
impossible for a single, visually contained unit to exert a "harmful urbanising impact” or trigger a
widespread degradation of the wider Ribble Valley landscape character.

5. CONCLUSION

5.1 The fallback position establishes that a residential or commercial reuse of this exact site is
entirely viable and highly probable. The Council's reasons for refusal regarding sustainability and
landscape impact are entirely neutralized by this material consideration.

5.2 The proposed location is acceptable, the residential land use is compatible with the fallback
framework, and the amount of development is low-impact.

5.3 The Inspector is respectfully requested to allow this appeal and grant Permission in Principle,
enabling a managed, high-quality architectural solution to be brought forward at the subsequent

Technical Details stage.



RIBBLE VALLEY BOROUGH COUNCIL
Development Department

Council Offices, Church Walk, Clitheroe, Lancashire, BB7 2RA
Telephone: 01200 425111 www.ribblevalley.gov.uk planning@ribblevalley.gov.uk

Town and Country Planning Act 1990

REF PERMISSI

APPLICATION NO: 3/2026/0190

DECISION DATE: 23 April 2026

DATE RECEIVED: 19/03/2026

APPLICANT: AGENT:

Mr David Warbrick Mr Evan Owen
Barraclough Cottage Preswylfa
Whalley Road Dyffryn Ardudwy
Pendleton Gwynedd

BB7 1PP LL44 2EH
DEVELOPMENT PROPOSED: Permission in principle application for 1 self-build dwelling.

AT: Land to the South of Park Farm Whalley Clitheroe Bypass Wiswell BB7 SLB

Ribble Valley Borough Council hereby give notice in pursuance of the provisions of the Town and Country
Planning Act 1990 that permission has been refused for the carrying out of the above development for

the following reason(s):

1 The proposal is considered to be in direct conflict with Key Statement DMI2 and Policy DMG3
of the Ribble Valley Core Strategy and the overarching objectives of the National Planning
Policy Framework (NPPF) insofar that approval would lead to the creation of a new dwelling
in an unsustainable location whereby there would be a reliance on private motor vehicles by
occupiers of the dwelling to access key service and facilities.

2 The amount and type of development proposed conflicts with Policies DMG1 and DMG2 of
the Ribble Valley Core Strategy, by virtue of the introduction of a new residential dwelling and
associated development in a location which would result in a harmful urbanising impact,
diminishing the surrounding countryside landscape.

PT.O



RIBBLE VALLEY BOROUGH COUNCIL
REFUSAL OF PLANNING PERMISSION CONTINUED

APPLICATION NO: 3/2026/0190 DECISION DATE: 23 April 2026
Note(s)
1 Applications for planning permission are assessed against the National Planning Policy Framework and

the policies within the Core Strategy for the Ribble Valley. The Local Planning Authority adopts a
positive and proactive manner and will consider representations, liaise with consultees, and seek
amendments to proposals where appropriate within statutory timescales.

2 The proposal does not comprise sustainable development and there were no amendments to the
scheme, or conditions that could reasonably have been imposed, which could have made the
development acceptable. It was therefore not possible to approve the application.

3 This Decision Notice should be read in conjunction with the officer’s report which is available to view
on the website.

Hicola Foplins

NICOLA HOPKINS
DIRECTOR OF ECONOMIC DEVELOPMENT AND PLANNING

Notes
Right of Appeal

If you are aggrieved by the decision of your local planning authority to refuse permission for the proposed
development or to grant it subject to conditions, then you can appeal to the Secretary of State under section 78 of the
Town and Country Planning Act 1990.

If you want to appeal against your local planning authority’s decision, then you must do so within 6 months of the date
of this notice unless the following apply:

« If this is a decision to refuse planning permission for a householder application or a minor commercial
application, if you want to appeal against your local planning authority’s decision then you must do so within
12 weeks of the date of this notice.

e |If this is a decision on a planning application relating to the same or substantially the same land and
development as is already the subject of an enforcement notice [reference], if you want to appeal against
your local planning authority’s decision on your application, then you must do so within 28 days of the date
of this notice.









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 de—s}gn 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



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
DMHA4.

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






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, itis
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 habhitat 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 Wa

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.






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 DMHS5 — Residential and Curtilage Extensions

Policy DMEG6 — Water Management

National Planning Policy Framework (NPPF)

Relevant Planning History:
No recent planning history at the site, however an application below relates to the adjoining barn.

3/2025/0387 (adjacent site)

Proposed demolition of an existing agricultural building and replacement with a new storage building 18.5m
long, 9m wide, 5.3m high to ridge, 3.2m high to eaves.

Permission not required

ASSESSMENT OF PROPOSED DEVELOPMENT:

Site Description and Surrounding Area:

The application site comprises an existing agricultural building and grassland located approximately 1.6km
to the North-East of the village of Chipping, within the Forest of Bowland National Landscape. There are a
number of other stone-built buildings within the vicinity of the site, including two residential properties,
‘Leagram Park’ located to the North-East of the existing agricultural building and ‘Leagram Mill’ to the
South-East. A Public Right of Way, also runs to the East of the site (FP0310009).

Leagram Brook passes the site to the North-East and as such part of the rear of the site is at risk of surface
water flooding. In addition, the supporting information indicates that there are a number of trees to the
North, most of which are outside the plot boundary.

Proposed Development for which consent is sought:

The proposed development is for the conversion of two buildings into 1 no, four-bedroom dwelling and a
detached annexe. The detached annexe would comprise a garden room, guest bedroom with ensuite and
two separate offices.

The works would involve alterations to the fenestration of both buildings, including the insertion of new
windows and doors. The alterations are as follows:

Main barn

e |nsertion of two conservation rooflights to south-west roof slope

e Creation of recessed timber front door to south-west elevation (amended prior to determination to
reduce glazing panel

e Insertion of glazed barn door to existing cart opening to south-west elevation

e Insertion of 2 no. first floor windows to south-west elevation

s Alterations to existing door and first floor window to north-east elevation and insertion of 1 no. first
floor window

e Change ground floor window to timber ‘stable style’ door

e Removal of existing rooflights to north-west elevation and replacement with 4 no. conservation style
rooflights



e Insertion of ground floor window to north-west elevation (reduced in width prior to determination)
Outbuilding

e Re-roof building

e Insertion of door to north elevation

e Insertion of window to west elevation
e Insertion of window to east elevation
e Insertion of window to south elevation

Other alterations include the insertion of 2 no. flues, the erection of a boundary wall and entrance gates and
the creation of a parking/driveway area with parking for 3 no. cars and amenity space. Further highways
information has also been provided in an attempt to overcome the concerns raised by the Local Highway
Authority.

Principle of Development:
Spatial Strategy

Key Statement DS1 relates to new housing development and seeks to direct new housing development
within an identified strategic site and the principal settlements of Clitheroe, Whalley and Longridge in
addition to Tier 1 Villages which are the more sustainable of the Borough’s 32 defined settlements. The
same policy also requires development within the Borough’s remaining 23 Tier 2 Village settlements to
meet proven local needs or deliver regeneration benefits.

The site is not located within a defined settlement and is within the Forest of Bowland National Landscape.

Policy DMG2 is of some relevance which requires development within the Tier 2 villages and outside the
defined settlement areas to meet at least one of six considerations which are listed as below:

1. The development should be essential to the local economy or social well-being of the area.

2. The development is needed for the purposes of forestry or agriculture.

3. The development is for local needs housing which meets an identified need and is secured as such.

4. The development is for small scale tourism or recreational developments appropriate to a rural area.

5. The development is for small-scale uses appropriate to a rural area where a local need or benefit can be

demonstrated.
6. The development is compatible with the enterprise zone designation.

The relevant criterion of this policy is Criterion 3 which allows for local needs housing which meets an
identified need. 3

The proposal would not be for local needs housing and as such, the proposal would not fall within any of
the above exceptions.

Notwithstanding the above, also of relevance to the proposed development are Policies DMH3 and DMH4
of the Ribble Valley Core Strategy which relates to the conversion of buildings to dwellinghouses.

Policy DMH3 states that:

Within areas defined as Open Countryside or AONB on the proposals map, residential development will be
limited to:



1. development essential for the purposes of agriculture or residential development which meets an
identified local need. in assessing any proposal for an agricultural, forestry or other essential workers
dwellings a functional and financial test will be applied.

2. 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.

3. the rebuilding or replacement of existing dwellings subject to the following criteria:

- the residential use of the property should not have been abandoned.

- there being no adverse impact on the landscape in relation to the new dwelling.

- the need to extend an existing curtilage.

Policy DMH4 which is for the conversion of barns and other buildings to dwellings states that:
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 application 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 4

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.

The Ribble Valley Core Strategy notes that the re-use of existing rural buildings provides an important
opportunity to preserve buildings that contribute to the areas character and setting, can usefully provide a
housing resource and promote sustainability.

The proposed development would result in the creation of 1 no. new residential unit and an additional
ancillary outbuilding through the conversion of the barns.

Having regard to criteria point 1 of Policy DMH4, the barn buildings subject to the proposed residential
conversion is situated in close proximity to an existing residential dwelling to the south ‘Leagram Mill’ and
an existing agricultural building. As such, it is not considered that the building is read as an isolated.

With regards to the locational requirements of Policy DMH3. The barn to be converted would be located
adjacent to an existing agricultural storage building (planning permission has also been recently granted
for the demolition of the existing and replacement of a new agricultural storage building). Notwithstanding
this, the land is within the same ownership as the applicant and the supporting information indicates that
the applicant intends to live and farm at Leagram Mill Farm. Whilst the dwelling could be sold and become



in separate ownership, it would be unreasonable to request the dwelling is secured as an agricultural
worker dwelling.

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 existing access point,
serving the barns and agricultural building. The application form states that foul water is to be dealt with
via a package treatment plant and it is therefore unlikely 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 of Policy DMH4, this will be assessed later in the report.

Turning to criteria point 4, given that the barns are currently unused and the supporting information
indicates that the applicant intends to farm the land still, along with the recent granting of a nearby
agricultural storage building, it is not considered that the conversion would result in any adverse impact on

the rural economy.
Turning to criteria point 6, this shall be assessed later in this report.

Having regard to the additional criteria within Policy DMH4, a structural survey has been provided in
support of the application which confirms that the smaller building is in a tolerable condition, with a
partially collapsed roof, missing/loose masonry, small cracking and areas of damp. The larger building is in
a good condition and there are some areas that require repairs with missing/loose masonry anda
compromised timber first floor. Some cracking is present though mainly noted as superficial. A number of
recommendations are proposed which include, repair and replace the deteriorated timber and masonry
components, addressing the roof failures by replacing missing or slipped slates and tiles and replacing roof
where it has collapsed, undertaking a timber survey, installation of appropriate wall ties and insulation
liners to improve structural integrity, ensure guttering is maintained, timber lintels are replaced and
windows installed.

The report concludes that structurally speaking the smaller barn is suitable for conversion, providing the
advised remedial works are undertaken, as would the larger barn. The internal floorspace of the proposed
barn would also meet the Nationally Described Space Standards.

The proposed development would therefore satisfy the additional criteria within Policy DMH4 and
structural requirements of Policy DMH3.

Sustainability

Separate from the spatial strategy assessment, an assessment must also be made as to whether the site is
sustainable.

Key Statement DMI2 states that:

New development should be located to minimise the need to travel. Also it should incorporate good access
by foot and cycle and have convenient links to public transport to reduce the need for travel by private car’.

Policy DMG3 requires considerable weight to be attached to the availability and adequacy of public
transport and associated infrastructure to serve those moving to and from the development.

The site is located approximately 1.6km from the village of Chipping which is a Tier 2 village as identified
within the Core Strategy. The site is not located within walking distance to a bus stop. As such, it s likely



that there would be a reliance of private motor vehicles to access schools, key services and facilities within
the surrounding villages and the main settlements of Longridge and Clitheroe. Whilst the site is not
considered to be a sustainable location for housing, this would need to be balanced against the benefits of
re-using existing buildings. The Local Highway Authority have suggested a condition for the provision
covered and secure cycle storage to ensure adequate parking provisions and to promote cycling as a
sustainable mode of transport. The LHA note the presence of a cycle and bin store provided adjacent to
the outbuilding.

Policy DMHS5 of the Ribble Valley Core Strategy allows for the provision of ancillary accommodation subject
to the following criteria:

1. ‘The development must be capable of integration into the main dwelling or a use that is ancillary to the
use of the main dwelling housing when circumstances change’.
2. The extension should generally speaking provide only a modest level of accommodation.

The proposed ancillary accommodation located within the outbuilding is considered to be in general
accordance with this policy. It would be reasonable to include a condition to any grant of permission to
ensure that the outbuilding remains ancillary to the main dwelling to prevent any future amenity/parking
issues.

Impact Upon Residential Amenity:

Policy DMG1 of the Ribble Valley Core Strategy states that, development must:

1. Not adversely affect the amenities of the surrounding area.

2. Provide adequate day lighting and privacy distances.

3. Have regard to public safety and secured by design principles.

4. Consider air quality and mitigate adverse impacts where possible.

The main property which would be impacted by the proposal the property Leagram Mill which is located to
the South of the application site. It is not considered that there would be any adverse impact on the

amenities of the occupiers of this property as the front windows of the property are already overlooked by
the existing road and Public Rights of Way which runs immediately to the East of the proposed outbuilding.

There may be more comings and goings associated with the residential use. However, this is not considered
to generate such noise pollution that would harm the amenities of existing occupiers of the property.

As such, the proposal is considered to accord with Policy DMG1 of the Ribble Valley Core Strategy.

Visual Amenity/External Appearance:
Paragraph 135 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’.

Key Statement EN2 also states that:
‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be

protected, conserved and enhanced. Any development will need to contribute to the conservation of the
natural beauty of the area.



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 DMG1 also states that all development must:

1. be of a high standard of building design which considers the 8 building in context principles (from the
cabe/english heritage building on context toolkit.

2. be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as
scale, massing, style, features and building materials.

3. consider the density, layout and relationship between buildings, which is of major importance. particular
emphasis will be placed on visual appearance and the relationship to surroundings, including impact on
landscape character, as well as the effects of development on existing amenities.

4. use sustainable construction techniques where possible and provide evidence that energy efficiency, as
described within policy dme5, has been incorporated into schemes where possible.

5. the code for sustainable homes and lifetime homes, or any subsequent nationally recognised equivalent
standards, should be incorporated into schemes.

Policy DMG2 also states:

‘In protecting the designated area of outstanding natural beauty the council will have regard to the
economic and social well being of the area. However the most important consideration in the assessment of
any development proposals will be the protection, conservation and enhancement of the landscape and
character of the area avoiding where possible habitat fragmentation. Where possible new development
should be accommodated through the re-use of existing buildings, which in most cases is more appropriate
than new build. Development will be required to be in keeping with the character of the landscape and
acknowledge the special qualities of the AONB by virtue of its size, design, use of material, landscaping and
siting. The AONB management plan should be considered and will be used by the council in determining
planning applications.’

Furthermore, Policy DMH3 of the Core Strategy states:

‘The protection of the open countryside and designated landscape areas from sporadic or visually harmful
development is seen as a high priority by the Council and is necessary to deliver both sustainable patterns
of development and the overarching Core Strategy vision.”

The proposed development would result in the main barn being converted to a residential dwelling and the
smaller barn being converted to an ancillary outbuilding.

With regards to the alterations to the barns, these are considered to be acceptable. The proposed
development would mostly utilise existing window and door openings and where new openings are
introduced, they vary in their size and siting as to create an ‘ad-hoc’ arrangement that is typical of agricultural
buildings rather than uniform window/door openings.

The proposal seeks to utilise steel framed windows with glazing panels to create a Crittall style window
design. Whilst these windows are not a common feature on other agricultural/farm house buildings within
the vicinity of the site, they are considered to be appropriate to the agricultural character of the barns and
the surrounding area, using steel frames which is considered to be an appropriate material within the Forest
of Bowland National Landscape, reflecting industrial character.

There is no objection to the insertion of the black blues which are not considered to be excessive in height,
or the introduction of 2 no. conservation style rooflights to the south-west elevation and 4 no. smaller



conservation style rooflights to the north-west elevation of the main barn, the latter of which would be sited
in locations occupied by existing roof openings.

Subject to a condition, requiring a sample of external materials and sections of all proposed windows and
doors to be submitted and approved, it is considered that the conversion of the buildings to a dwelling and
ancillary outbuilding are acceptable and would preserve the historic and agricultural character of the barns
and would utilise appropriate materials within the Forest of Bowland National Landscape.

Turning to the alterations within the site, the proposal would introduce a new stone boundary wall with a
height of approximately 0.9m as well as a 1.2m high 5 bar timber field gate to the site entrance. Again, the
size, scale and design of the proposed walls are acceptable and in keeping with the rural character of the
area. A parking area would be created in front of the main barn, adjacent to the existing agricultural barn to
the west of the site and a front garden area would be sited in between the two buildings, which although is
more domestic in character than existing, subject to a detailed landscaping condition is acceptable.

As such, the proposed development is considered to accord with Key Statement EN2 and Policies DMG1,
DMG2 and DMH3 of the Ribble Valley Core Strategy-

Heritage Impact:

The application is supported by a heritage statement which shows the site on William Yates” map of 1786
and was presumably a corn mill, which was fed from Leagram Beck. The monument report does not
differentiate between the watermill and the farm, and it is not clear from the maps which building is/was
the mill. However, the location of the mill wheel was possibly part of the structure that was lost before 1895,
which now forms part of the double pig-sty.

Given the age of the property, the buildings are considered to be non-designated heritage assets.
Key Statement EN5 states that:

“There will be a presumption in favour of the conservation and enhancement of the significance of heritage
assets and their settings. 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.

This will be achieved through:

® Recognising that the best way of ensuring the long term protection of heritage assets is to ensure a viable
use that optimises opportunities for sustaining and enhancing its significance.

» Keeping Conservation Area Appraisals under review to ensure that any development proposals respect and
safeguard the character, appearance and significance of the area.

e Considering any development proposals which may impact on a heritage asset or their setting through
seeking benefits that conserve and enhance their significance and avoids any substantial harm to the heritage
asset.

* Requiring all development proposals to make a positive contribution to local distinctiveness/sense of place.
e The consideration of Article 4 Directions to restrict permitted development rights where the exercise of such
rights would harm the historic environment.”

Policy DME4 also states that:

‘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.’



Paragraph 216 of the NPPF also states that:

‘The effect of an application on the significance of a non-designated heritage asset should be taken into
account in determining the application. In weighing applications that directly or indirectly affect non-
designated heritage assets, a balanced judgement will be required having regard to the scale of any harm or
loss and the significance of the heritage asset.”

The heritage statement confirms that the barn and outbuilding are no longer used for agricultural purposes
and are not suitable for modern farming methods. Both the existing barn and outbuilding have various
existing openings which can be utilised as windows and doors, only requiring a small number of new
openings. The report also states that the northOeast elevation of the barn has been altered in recent years
which would allow greater flexibility on the elevation to make alterations. In addition, the conversion
would not require an extension of the existing building curtilage, nor are any extensions to the footprint of
the building and would mostly utilise existing openings. The heritage statement also concludes that 4 no.
of the original 17 no. rooflights will be reinstated on the north-west elevation which would extenuate the
vaulted barn with the original timber trusses, whilst reflecting the original character of this elevation which
was historically dominated by rooflights.

As such, there would likely be some harm to the non-designated heritage asset through the introduction of
a small number of openings and the change to the window/door design to industrial style windows.
However, the level of harm is not considered to impact on the significance of the non-designated heritage
asset as the overall, character or the barn would be retained, whereby amendments have been sought to
reduce window opening sizes and retain the ad-hock fenestration arrangements to reflect the typical style

of an agricultural barn.

As such, the proposal is considered to accord with Key Statement ENS and Policy DMG4 of the Ribble
Valley Core Strategy and paragraph 216 of the NPPF.

Highways and Parking:
Ribble Valley Core Strategy Policy DMGS3 states that:

‘All development proposals will be required to provide adequate car parking and servicing space in line with
currently approved standards’.

In addition, Policy DMGL1 states that all development must:

“1. consider the potential traffic and car parking implications.
2. ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to

be generated’.

Following a request for further information from the Local Highway Authority, the applicant has provided a
traffic survey as detailed within the submitted documentation, reference TNO1. The traffic survey was
carried out for 7 days by an independent traffic survey company from 19th to 25th January 2026. The ATC
recorded two-way 85th percentile speeds in the vicinity of the site access. The results show that the

85th Percentile Speeds Eastbound was 21.6 mph and Westbound was 23.3 mph and as such visibility splays
of splays of 2.4m x 27.5m and 2.4m x 30.4m shall be provided, which can be secured by way of planning
condition.

The Local Highway Authority consider that the access shall be paved in a permeable hardstanding material
for 10m into the site to prevent debris from being dragged onto the highway and drainage, collected within
the site and drained to a suitable internal outfall which should be provided at the access point to prevent
water from discharging onto the highway.



Turning to parking/manoeuvring, the LHA have reviewed drawing number 07, Revision A, titled Proposed
Site Plan and are aware that the dwelling complies with the LHAs parking standards as defined in the Joint
Lancashire Structure Plan. They consider that there is room to manoeuvre within the site which will allow
for ingress and egress in a forward gear as shown within drawing J32-9380-PS-001 in Appendix D of the
submitted document TNO1. They also note that there is a Public Rights of Way FP0310009 close to the
application site which must not be obstructed during the proposed developments.

Having regard to the above, the proposed development is considered to accord with Policies DMG1 and
DMG3 of the Ribble Valley Core Strategy.

Landscape/Ecology:

A preliminary bat roost assessment survey carried out on 10th June 2025 assessed the building to have a
moderate level of bat roost potential. No evidence to suggest use by bats was recorded at a time of year
when such physical evidence would be expected. Emergence surveys were carried out in July and August
2025 and whilst no bats were observed emerging from the building, Soprano Pipistrelle bat foraging activity
was recorded throughout the survey with bats observed emerging from a nearby building and foraging
around buildings on site before dispersing into the wider landscape.

A single Barn Owl was observed using the barn to roost during emergence surveys. It is recommended that
a barn owl box is installed on the treeline to the north of the barn as part of biodiversity enhancement
measures.

The Countryside Officer has been consulted on the application and recommend the development is
implemented in accordance with the method statement and precautionary measures identified in the
ecology report. This can be secured by way of planning condition.

Turning to Biodiversity Net-Gain, a Biodiversity Net Gain and Habitat Management Plan has been submitted
with the application. The habitat management aims to deliver a 71.099% increase in habitat units through
tree planting and a 42.73% increase in hedgerow units. As such, any approval would be subject to the
statutory Biodiversity Net-Gain condition.

Other Matters:
Policy DMES6 of the Ribble Valley Core Strategy states that:

‘Development will not be permitted where the proposal would be at an unacceptable risk of flooding or
exacerbate flooding elsewhere.

Applications for development should include appropriate measures for the conservation, protection and
management of water such that development contributes to:

1. preventing pollution of surface and / or groundwater

2. reducing water consumption

3. reducing the risk of surface water flooding (for example the use of sustainable drainage systems (suds))
as a part of the consideration of water management issues, and in parallel with flood management
objectives, the authority will also seek the protection of the borough’s water courses for their biodiversity
value.

All applications for planning permission should include details for surface water drainage and means of
disposal based on sustainable drainage principles. the use of the public sewerage system is the least
sustainable form of surface water drainage and therefore development proposals will be expected to
investigate and identify more sustainable alternatives to help reduce the risk of surface water flooding and
environmental impact’.



The application is accompanied by a surface water drainage strategy which notes that as infiltration is
deemed to be unacceptable, surface water will be managed through a storage in an attenuation tank and
discharged into the watercourse adjacent to the site.

The drainage scheme shows that foul and surface water will connect at SWMHO08 and discharge into the
watercourse (foul water would be treated first in a private foul water treatment plant). This is because
there are no sewer connections within the vicinity of the site.

Good practise is that foul and surface water would be discharged separately rather thanin a combined
sewer. However, the agent for the application has provided further information regarding the suitability of
the pipe to carry both foul and surface water. The drainage consultant has advised that the outfall pipe has
a capacity of 17.73 I/s based on the Colebrook-White Formula. Taking away the 2.3 1/s for the proposed
surface water flows, this leaves a spare capacity of 15.43 |/s to accommodate the foul water flows. Based
upon five bedrooms, the foul water flows would equate to 1200 I/day in line with Flows and Loads
document published by British Water. Converted into I/s over a 12-hour period, this is an average rate of
0.028 |/s. They consider that based on this rate, the outfall pipe has sufficient capacity.

The drainage consultant has also confirmed that the 2.31/s is the brownfield runoff rate (with a 50%
reduction) rather than green field as the development is for a conversion. The surface water drainage
calculations demonstrate that development would be acceptable in the 1 in 100 year flood + climate
change.

As such, the drainage scheme shall be implemented in accordance with the approved details and a
condition added for a management/maintenance scheme to be submitted prior to first occupation of the

development.

Subject to the above, the proposal is considered to accord with Policy DMEG of the Ribble Valley Core
Strategy.

Observations/Consideration of Matters Raised/Conclusion:

Having regard to the above and all relevant material considerations, it is recommending that this application
is approved subject to conditions.

RECOMMENDATION: That planning permission be granted subject to the imposition of appropriate
conditions.
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connectivity to the Ancient Woodland shall be submitied to and approved in writing
by the Local Planning Authority. This strategy shall provide details for the
implementation of native species woodland or scrub within the buffer zone and
corridor. The strategy shall not permit informal recreational use or development in
the buffer zone and no formal footpaths shall be provided in the buffer zone. The
development shall be carried out in accordance with the approved strategy.

33. Prior to the commencement of development, a Public Rights of Way Management
Scheme shall be submitted to and approved in writing by the Local Planning
Authority. The scheme shall include provision for:

a) The design of access and public rights of way route and their surfacing, widths,
gradients, landscaping and structures;

b) Any proposals for the diversion or extinguishment of Public Rights of Way and
alternative route provision as part of a Public Path Order; and

c) Any proposals and phasing for the diversion and temporary closure of Public
Rights of Way and alternative route provision as part of a Traffic Regulation
Order.

The approved scheme shall be implemented prior to occupation of the 50th dwelling
hereby permitted.
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