
Report to: Planning Committee Date of Meeting: 10th February 2016

Subject: DC/2015/00129
Land Bounded By Lunt Lane And Lunt Road, Sefton, L29 7WL. 

Proposal: Alterations and extension of vacant Old Lunt Farm Cottage to form 
dwelling, conversion and extension of vacant Old Lunt Farm Barn to 
form dwelling and sub-division of site into three plots

Applicant: Mrs Janet Ratcliffe Agent: Mr Frank Olchowski
Denovo Design Ltd

Report of: Head of Planning Services Wards Affected: Park Ward

Is this a key decision? No Is it included in the Forward Plan?   No

Exempt/Confidential No

Summary
         
This application seeks planning permission to convert and extend a derelict barn and 
farmhouse to form two new dwellings. The entire site, which currently contains one 
residential dwelling, would then be sub-divided to form three residential plots.

The application site lies within the Green Belt and also within the Lunt Village 
Conservation Area.

The main issues to consider include the principle of the development given its location 
within the Green Belt, its impact on the character and appearance of the conservation 
area, visual considerations including design, effects on residential amenity and highway 
safety as well as tree and ecological considerations.

Recommendation

Delegated Authority to Approve with Conditions subject to the completion of a 
Section 106 Agreement to secure the completion of the works to Old Lunt Farm 
Cottage. 

Implementation Date for the Decision

Immediately following the Committee meeting



Contact Officer: Steve Matthews Tel: 0345 140 0845 (Option 4)

Case Officer: Mrs Diane Humphreys Tel: 0345 140 0845 (Option 4)

Email planning.department@sefton.gov.uk

Background Papers
The full planning application including all supporting documents, plans and reports can 
be viewed at http://pa.sefton.gov.uk/online-applications/  

http://pa.sefton.gov.uk/online-applications/


The Site
         
The application site comprises a roughly rectangular parcel of land measuring 
approximately 105m by 40m and located to the north of the Lunt Road and Lunt Lane 
junction. It contains three buildings - Old Lunt Farm Cottage towards the rear of the site, 
New Lunt Farmhouse in the centre of the site and Old Lunt Farm Barn close to the Lunt 
Road frontage of the site.

The site lies within the Green Belt and within the Lunt Village Conservation Area.

 
Proposal

Alterations and extension of vacant Old Lunt Farm Cottage to form dwelling, conversion 
and extension of vacant Old Lunt Farm Barn to form dwelling and sub-division of site 
into three plots

History

Planning Applications
            
Ref: S/2006/0134, Proposal: Erection of a conservatory at the rear of the dwellinghouse, 
Decision: REFUSED, Decision Date: 10-APR-06,
           

Consultations

Conservation

Significance
Lunt Village conservation area is relatively small and contains very few historic 
buildings.  This proposal affects two of the historic buildings, one of which is of 
considerable interest and the other is sited prominently. 

The derelict Lunt farm is of considerable interest; within the archaeological records it is 
identified as being of at least early 18th Century date, but possibly older.  It is also 
considered that it may have been an integrated farmhouse and outbuilding, later altered 
to farmhouse.  The building is relatively unaltered, other than the losses which have 
resulted from dereliction.  If the building had survived in better than derelict condition 
(i.e. retained more features) it would likely have been listed owing to the relative age 
and rarity of this type of building.  

During 2000 the Society of Protection for Ancient Buildings reviewed the building and 
identified it as being of particular interest meriting a scheme for repair and re-use as a 
dwelling, however efforts to develop a scheme at that time were not fruitful.  The 
archaeological record of this site includes comment that buildings of this type should be 
protected from demolition.  The upright stone slabs are also of key interest, some which 



have been recorded on the site (now lost) were purported to have been dated 1690, 
giving an indication perhaps of the age of those which remain. 

Given the increasingly perilous condition of the building, the opportunity therefore 
should not be missed as this is probably the last opportunity to secure its future. 

The works also affect a 19th Century farm outbuilding which is also in declining 
condition.  It is prominently sited on Lunt Road and adds to the general agricultural and 
historic character and appearance of the hamlet of Lunt.

Proposals
The structural survey identifies that the buildings are capable of retention and re-use, 
though extensive rebuilding is required.  This will be a difficult process.

The brick shelter is proposed to be demolished without reconstruction.  In the context of 
a good quality scheme (- provided that adequate justification can be made for it overall) 
this is capable of being accepted given the practicalities of extending the building and 
the redundancy of this feature.

Site Layout
Revised plans show that the layout of hardstandings has improved, the landscape 
treatment around the new build element is appropriate however lacks some clarity 
around the stone paved terraces on the south side.  Surfacing materials specified are 
acceptable.  

The gateways and angles to the new entrances are acceptable, however the sweeping 
curve added to the existing entrance is not ideal and may be impacting on stone slab 
boundary, which may date from the 17th century. I seem to recall that the stone slab 
boundary may extend to the other side of the existing driveway, however this is not 
shown on the plans. If stone slab walling is in this location it should be retained (some 
degree of repair may be needed).

Landscaping details should include species - which should be typical of the local rural 
area e.g. hawthorn.  This could be dealt with through condition if necessary.

Broadly I support these well considered proposals.

Detailed design 
Old Farm House
The restoration of the old farm house should include for the rebuilding of the substantial 
chimney to the rear of the study as is shown on the historical photographs.

Replacement windows to the old farm building should be single glazed- double glazing 
is stated, but this is not likely to be appropriate as it will probably result in 
uncharacteristically thick glazing bars.  If this is not the case sectional plans should be 
provided to support the application.

New building



The amended design of the extended barn’s front elevation is acceptable. The added 
diamond pattern ventilators are helpful in marrying with the local vernacular. 

Rainwater goods should be cast iron or cast aluminium so that they have a substantial 
and traditional appearance. 

Conditions need to address the following:
 Materials & laying pattern/finish for eaves/bricks/doors/windows
 Materials for hard surfacing
 Removal of PD rights for windows/doors/roof, outbuildings & extensions, walls 

and fences 
 Details of phased approach to removing trees that affect the old farm house, to 

avoid collapse
 Method statement  - Propping/demolition
 Drying of brickwork/masonry/structure - method statement

Viability Consultant

Conclude that the proposed works would represent the minimum scheme necessary to 
enable the development to progress.

Tree Officer (7 January 2016)

Further to the receipt of amended plans and proposed tree planting I confirm that the 
proposal is acceptable in terms of tree loss and re-planting / landscaping.

Following further discussion and appraisal it has not been possible to make provision for 
the retention of the Ash tree (T1) in view of highway requirements for visibility etc. This 
also accommodates an amended access point / gates / driveway for west plot and 
existing central dwelling off Lunt lane.

Therefore removal is agreed, and additional tree replanting in the immediate vicinity has 
now been secured / indicated.

All other tree removal issues have been addressed and are agreeable as per my 
original comments (noted below).

Tree Officer (16 June 2015)

The proposal is submitted with a tree survey and implications assessment prepared by 
ebs (environmental business solutions), and I read this in conjunction with the Survey 
operations plan A1 14F 126/001, and denovo design's plan DN266.P20 A (proposed 
site layout plan).



Unfortunately there isn't a plan showing the proposed development layout with the tree 
loss. I have therefore compared both of the above drawings and come to the view that 
overall tree loss is reasonably few.

Tree loss is primarily to the site frontage, bordering Lunt Lane. In conjunction with the 
arboricultural report trees T2 (Ash), T3 (Lombardy poplar), and T10 (Hawthorn) are to 
be removed to accommodate the access for 'west' side and 'middle' plots. I have no 
objections to the removal of these trees - on the grounds of poor health, form and in the 
case of the Poplar, over maturity.

The grouping 'C' comprises mostly of Elder and is against the disused Cottage. 
Removal is acceptable. To the front of the Cottage is also T43 (Ash).

It is in far too close a proximity to the building and whilst I initially was a little unhappy 
about it going (being a frontage tree) I noted today that it shows signs of branch and 
upper canopy die-back, indicating a level of decline. Removal is obviously required and 
practical.

To the rear of the Cottage two further trees are noted for removal, T41 (Ash) and T40 
(Apple). I have no issue with their removal.

Overall the proposal makes good provision for the retention of trees at the site and 
therefore a retained visual amenity to the immediate area.

For clarity, I would like to see a plan with the proposal layout indicating the tree loss as 
well.

The remaining outstanding issue is that of T1 (Ash) that stands immediately bordering 
onto Lunt lane to the 'Barn' plot. This is a mature multistem tree with a broad spreading 
canopy. It appeared at the time of my visit to be of good general health and vigour and 
exhibited good leaf cover with no discernible canopy die-back or reduced vitality. The 
tree is the first main visual feature noted fronting the site as you turn into Lunt Lane from 
Lunt Road.

With the proposed removal of the noted trees above, the prominence of T1 will be 
increased. Removal is sought by Highways in order to obtain suitable visibility sight 
lines from the proposed access drive. There is also a low level Hawthorn hedge running 
alongside the road frontage.

My preference would be to retain tree T1. It would take some substantial tree replanting 
to make up any immediate replacement visual amenity. It has also been suggested that 
the frontage hedge could be 'layed' and allowed to regrow at a lower level (up to 900mm 
as required by Highways).

Overall I feel the redevelopment within the site acceptable whilst retaining a good level 
of tree cover that is visually important and that contributes to the amenities and 
character/setting of the Conservation Area.



Merseyside Environmental Advisory Service (9 June 2015)

The applicant has submitted a bat survey report in accordance with UDP policy NC2 
(Bat Roost and Breeding Bird survey, Buildings at Lunt Farm, Lunt Village, Merseyside, 
EBS, re-issued 7 May 2015). The survey is acceptable and will be forwarded to 
Merseyside BioBank. 

The report states that no evidence of a bat roost was found. The Council does not need 
to consider the proposals against the three tests (Habitats Regulations) or consult 
Natural England.  

The applicant, their advisers and contractors should be made aware that if any bats are 
found, then as a legal requirement, work must cease and advice must be sought from a 
licensed specialist.

The report states that evidence of breeding birds was searched for within the buildings 
but none noted. Potential impacts on birds breeding in the remainder of the site have 
not been assessed. I visited the site on 15 May 2015 and recorded territorial behaviour 
of wren, white throat, blackbird, dunnock, wood pigeon and robin indicating that these 
species are likely breeding throughout the site. No tree felling, scrub clearance, 
hedgerow removal, vegetation management, ground clearance or building works are to 
take place during the period 1 March to 31 August inclusive. If it is necessary to 
undertake works during the bird breeding season then all buildings, trees, scrub and 
hedgerows are to be checked immediately prior to works by an appropriately 
experienced ecologist to ensure no breeding birds are present. If present, details of how 
they will be protected would be required. This can be secured by a suitably worded 
planning condition.

My previous comments regarding Red Squirrel, the installation of bird boxes to mitigate 
for loss of breeding habitat and waste, remain valid.

The bat survey report recommends the incorporation of bat boxes within the new 
development. This recommendation is appropriate for the site and in accordance with 
UDP policy NC2 and NPPF.

Merseyside Environmental Advisory Service (26 February 2015)

Ecology
The applicant has submitted an ecology report in accordance with UDP policy NC2 (Bat 
Roost and Breeding Bird Survey, EBS, September 2014). For the reasons set out below 
the report and survey are not acceptable and will not be forwarded to Merseyside 
BioBank. 

The Bat Conservation Trust Good Practice Guidelines recommend a desktop study prior 
to survey, the findings of which will inform survey effort. As no desktop study was 
carried out the potential importance of the site could not be accurately assessed. This, 
together with the bat roost potential assessment not categorizing the level of potential, 
means survey effort as recommended in the Good Practice Guidelines was 



compromised. The applicant is required to submit a revised bat survey report prior to 
determination of this application. The details to be included in the report are set out 
below.

The desktop study is inadequate for the following reasons:

i. The report only refers to Google Earth, Ordnance Survey and Magic. These sites 
only give general indications of habitats within the proposed site and its surrounds; 
ii. Paragraph 3.1 states that these are no historic records of bat roosts within the 
site. The desktop study did not consult any resources (Local Biological Records Centre) 
that would enable this conclusion to be made. A data search of national and local 
habitats and species, which may identify site specific species that could be impacted 
upon by development, is required;
iii. As no local biological records were obtained the report does not identify a nearby 
local wildlife site, Ince Blundell and Little Crosby Estates, that is designated in part for 
its importance for bats. This information would be required to accurately assess the 
level of bat roost potential of the features on the site.

 No assessment of the level of bat roost potential was made;
 Three surveyors were used to conduct the bat activity and roost surveys. From 

their location it is not clear how an activity survey of all building aspects could be 
undertaken;

 As a single automatic bat detector was deployed in one building for three 
consecutive nights data is limited with regards to bat activity in the other 
buildings, this does not follow best practice guidelines;  

 The three bat activity surveys were carried out on consecutive nights. This is not 
in accordance with BCT best practice guidelines which recommend more widely 
spaced survey effort; 

 A number of trees, assessed as having bat roost potential were not included in 
the activity surveys; 

 The dates of the weather conditions recorded in Table 1 do not relate to the 
manual surveys.

 The report states that no breeding birds were noted. A breeding bird survey has 
not been carried out; and

 Discussion with the local bird recorder (Telecon - Steve White and Sophie 
Leadsom, 16 February 2015) has indicated that the buildings are regularly used 
by breeding little owl and kestrel.

The bat activity survey should include all trees and buildings with bat roost potential and 
an assessment of the likely value of the habitats on site for bat foraging. The following is 
required within the survey report: 

 Methods used; 
 Surveyor's name, qualifications and experience;
 Results; 
 Recommendations; and
 Proposed mitigation/reasonable avoidance measures if bats are found but 

impacts can be mitigated.



As the proposed development falls within the qualifying category 'Any residential 
developments outside of existing settlements/urban areas with a total net gain in 
residential units' Natural England must be consulted on the planning application prior to 
determination. However, in my view there would be no impact on Sefton Coast SSSI as 
a result of the proposed development.

I welcome that the proposed site plan (Proposed Site Layout Plan, Lunt Farm, Sefton, 
Dwg No. DN266.P20, October 2014) indicates that new hedgerows and trees will be 
planted. The application site is within the Sefton Coast Red Squirrel Refuge and Buffer 
Zone which has been adopted by the Council. I advise that any landscaping and 
replacement planting is with small seed bearing species which encourage red squirrels 
and discourage grey squirrels, in accordance with UDP policies NC2 and NC3. This can 
be incorporated within a landscape scheme and secured by a suitably worded planning 
condition. Details of suitable species are provided below.

With regards to red squirrel suitable species include: Suitable species include: willow 
(Salix spp.), rowan (Sorbus aucuparia), birch (Betula pendula or B. pubescens), 
hawthorn (Crataegus monogyna), blackthorn (Prunus spinosa), alder (Alnus glutinosa) 
and holly (Ilex aquifolium). 

As the development will result in the loss of suitable breeding bird habitat a number of 
bird boxes, including one kestrel box should be erected throughout the site. This would 
be acceptable mitigation for the loss of breeding bird habitat, can be incorporated within 
a landscape scheme and secured by a suitable worded planning condition.

Waste
The proposal involves demolition and construction activities and policy WM8 of the Joint 
Merseyside and Halton Waste Local plan applies. This policy requires the minimisation 
of waste production and implementation of measures to achieve efficient use of 
resources, including designing out waste. In accordance with policy WM8, evidence (for 
example, a waste audits or a similar mechanism such as a site waste management 
plan) demonstrating how this will be achieved must be submitted and can be secured by 
a suitably worded planning condition. 

Natural England

No objection

Pollution Control Team

No objection in principle subject to standard piling condition (M-6) and standard peat 
informative (I-7)

Flooding and Drainage Team



No comments

Highways

There are no objections to the proposal in principle as there are no highway safety 
implications.

Although the site is not in the most accessible of locations, there are no objections to its 
redevelopment to provide three separate dwellinghouses. There will be adequate space 
within the curtilage of each of the three plots for off-street parking for several vehicles.

The existing vehicular access that serves the northern most property is being retained 
and is acceptable. It is proposed to introduce a new point of vehicular/pedestrian access 
for the other two of the properties onto Lunt Lane, with a visibility splay of 2.0m x 22.0m 
which is acceptable. As shown on the latest submitted plan, DN266.P21 version C, this 
will be achieved by removing/relocating/cutting back existing hedgerows and trees. 
These hedgerows and trees will need to be maintained at a height not exceeding 1m 
above the level of the carriageway of Lunt Lane for 22m each side of the new access in 
order to meet the visibility requirements.

It is proposed to gate the entrances to both the properties served by the proposed new 
access. The latest submitted plan, DN266.P21 version C shows that these gates are set 
back so that there sufficient clearance between the edge of the carriageway and the 
gates in order to enable vehicles to pull completely off the highway whilst the gates are 
opened and closed.  

The following conditions and informatives should be added to any approval notice:-

H-2 - New vehicular/pedestrian access
H-3 - Visibility splay (vehicles) 
"No part of the development shall be brought into use until visibility splays of 2.0m 
metres by 22.0m metres at the proposed new junction with Lunt Lane have been 
provided clear of obstruction to visibility at or above a height of 1.0 metres above the 
carriageway level of Lunt Lane. Once created, these visibility splays shall be maintained 
clear of any obstruction and retained for their intended purpose at all times."

H-6 - Vehicle parking and manoeuvring

I-1 - Addresses
I-2 - Highways

    

Neighbour Representations
Last date for replies: 11th March 2015



       
Emailed objections have been received from 4 Back Lane and 2 Wingfield Close.

The grounds of objection are summarised below:

 object to the Old Lunt Farm Barn element of the proposal which is too large and 
will adversely affect views into the site and beyond

 the size and design of the extended barn are out of keeping with the character of 
the area

 could set a precedent for other new builds in the village
 the old barn and cottage are in need of restoration but not as part of a larger 

dwelling project

In addition, Sefton Parish Council's letter of objection is summarised below:

 concerned about the augmentation of the barn
 adverse environmental impact from an increased number of dwellings in the site 

eg more traffic and refuse
 will the extended barn disfigure the vital open aspect and be incongruous in its 

setting in conflict with the Lunt Village Conservation Area Appraisal 2007?
 the building of a modern structure uncharacteristically close to Lunt Road will be 

incongruous and potentially obliterate the view of Lunt Green
 concerned about loss of trees and habitat
 concerned about setting a precedent for the former Lunt House site

   

Policy

The application site is situated in an area allocated as Green Belt and Conservation 
Area on the Council’s Adopted Unitary Development Plan and in the Local Plan 
Proposed Modifications Draft.

The following policies apply:

NPPF National Planning Policy Framework   

Adopted Unitary Development Plan (2006)
CS2  Core Strategy - Restraint on Development and Protection of Environmental 

Assets     
CS3  Core Strategy - Development Principles       
GBC1  Green Belt & Countryside - The Green Belt     
GBC2  Green Belt & Countryside - Development in the Green Belt
NC2 Nature Conservation - Protection Of Species     
NC3 Nature Conservation - Habitat Protection, Creation and Management      
HC1  Heritage Conservation - Development in Conservation Areas     
HC2 Heritage Conservation - Demolition of Listed Buildings and Demolition in 

Conservation Areas      
AD2  Accessible Development - Ensuring Choice of Travel       



DQ1  Design & Environmental Quality - Design     
DQ3 Design & Environmental Quality - Trees and Development 
EP6 Environmental Protection - Noise and Vibration     
EP8 Environmental Protection - Flood Risk   

Local Plan Proposed Modifications Draft (December 2015)
MN7          Sefton’s Green Belt (development subject to NPPF)
NH9A        Heritage Assets (little weight)
NH11        Development affecting Conservation Areas (little weight)

The draft policies above were subject to discussion at the recent Local Plan 
Examination and have been given weight in forming this recommendation.  

Whilst changes may subsequently be made to a number of these policies, particularly 
where there are remaining objections, or where the Inspector has indicated he needs to 
give them further consideration, those with no objections or modifications may be 
considered to carry full weight.

Comments
     
The main issues to consider include the principle of the development given its location within the 
Green Belt, its impact on the character and appearance of the conservation area, visual 
considerations including design, effects on residential amenity and highway safety as well as 
tree and ecological considerations.

Principle

Green Belt Policy

The application site lies within the Green Belt. Policy GBC2 of the adopted Sefton Unitary 
Development Plan (UDP) sets out the forms of development that may be acceptable within the 
Green Belt. These include the re-use of existing buildings where they do not have a materially 
greater impact than the present use on the openness of the Green Belt and the purposes of 
including land within it. Whilst it is considered that the re-use and extension of the former 
farmhouse satisfies this policy, it is clear that the extension to the former barn will result in a 
materially greater impact than the present use on the openness of the Green Belt and the 
purposes of including land within it, namely that of safeguarding the countryside from 
encroachment.

Paragraphs 89 and 90 of the National Planning Policy Framework (NPPF) set out the forms of 
development that are not inappropriate within the Green Belt. The NPPF establishes at 
paragraph 89 that new buildings within the Green Belt are inappropriate unless, amongst other 
things, it involves the extension or alteration of a building provided it does not result in 
disproportionate additions over and above the size of the original building. In addition, 
paragraph 90 of the NPPF states that other forms of development are also not inappropriate 
within Green Belt provided they preserve openness and do not conflict with the purposes of 
including land in Green Belt. These include the re-use of buildings provided they are of 
permanent and substantial construction.

A Structural Report on the former barn and farmhouse has been provided as part of the 
application. This advises that both of the buildings are in a poor to very poor condition with the 



barn in a slightly better condition than the farmhouse. Both buildings will require extensive 
remedial and enhancement works to bring them to habitable standard and will take a long time 
to dry out.

The proposals include the re-use and extension of two derelict buildings which will need 
extensive work to bring them to a habitable standard. In addition, the extension proposed to the 
former barn is significant and will have a greater impact than the present use on the openness 
of the Green Belt and will conflict with one of the purposes of including land within Green Belt, 
namely that of safeguarding the countryside from encroachment.

In view of the above, it is concluded that the proposal would be inappropriate development 
which according to paragraph 87 of the NPPF is, by definition, harmful to the Green Belt. 
Substantial weight should be given to any harm in the Green Belt in accordance with NPPF 
paragraph 88.

Other Considerations

The proposal needs to be examined further to assess whether there are any 'very special 
circumstances' to override the presumption against inappropriate development in the Green 
Belt.

The site lies within the Lunt Village Conservation Area. This conservation area is relatively small 
and contains few historic buildings. This proposal affects two of the historic buildings, one of 
which is of considerable interest and the other is sited prominently. The derelict former 
farmhouse at Lunt Farm, which dates back to at least the 18th Century, is of considerable 
interest. This building is relatively unaltered other than the losses which have resulted from 
dereliction and it is considered that it would likely have been listed if it had survived in better 
condition due to the relative age and rarity of this type of building.

In 2000 the building was identified by the Society for the Protection of Ancient Buildings (SPAB) 
as being of particular interest meriting a scheme for repair and re-use as a dwelling however 
this proposal did not materialise.

The proposal to bring the former farmhouse back into use as a dwelling is therefore welcomed 
and it is acknowledged that, due to the increasing deterioration of the building, this is probably 
the last opportunity to secure its future.

The applicant has submitted a Development Report. This concludes that a smaller scale 
conversion scheme for the barn and farmhouse, with no extensions, is not economically viable 
and unable to be delivered commercially. The report further concludes that the development 
would become viable with the benefit of extensions to the former barn and cottage and that the 
extent of the development proposed is the minimum necessary to secure the future use of the 
buildings and preserve their heritage contribution.

The Council has sought an independent review of the applicant's viability appraisal and this has 
agreed with the view that the proposed development is the minimum necessary to make the 
development happen.

Paragraph 140 of the NPPF states that Local Planning authorities should assess whether the 
benefits of a proposal for enabling development, which would otherwise conflict with planning 
policies but which would secure the future of a heritage asset, outweigh the disbenefits of 
departing from those policies.



The proposal can be seen as 'enabling development' as it would secure the future re-use of a 
heritage asset of considerable interest. Furthermore, the applicant has demonstrated that the 
amount of development proposed is the minimum necessary to secure the re-use of the former 
farmhouse. The proposal therefore satisfies Historic England’s policy on enabling development, 
and is consistent with paragraph 140 of the NPPF.

Conclusion

For the above heritage reasons, it is considered that there are very special circumstances in this 
particular case which would override the normal presumption against inappropriate development 
in the Green Belt.

However, any permission would have to be subject to the completion of a Section 106 
agreement to ensure that the works to the farmhouse are completed as the viability appraisals 
have demonstrated that this is dependent on the completion of the extended barn.

The applicant's agent has suggested that the Section 106 can be worded so that works to the 
former farmhouse are commenced within 18 months of the completion of the former barn and 
completed within a further 18 months. It is agreed that a 106 agreement could be suitably 
worded to ensure that the former farmhouse is brought back into use.
 
Conservation Area

The site lies within the Lunt Village Conservation Area.

Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires that 
"special attention shall be paid to the desirability of preserving or enhancing the character or 
appearance" of conservation areas and Policy HC1 of the adopted Sefton UDP reflects this 
requirement.

Paragraph 131 of the National Planning Policy Framework states:

“In determining planning applications, local planning authorities should take account of:
● the desirability of sustaining and enhancing the significance of heritage assets and putting 
them to viable uses consistent with their conservation;
● the positive contribution that conservation of heritage assets can make to sustainable 
communities including their economic vitality; and
● the desirability of new development making a positive contribution to local character and 
distinctiveness.”

Paragraph 137 states:

“Local planning authorities should look for opportunities for new development within 
Conservation Areas and World Heritage Sites and within the setting of heritage assets to 
enhance or better reveal their significance. Proposals that preserve those elements of the 
setting that make a positive contribution to or better reveal the significance of the asset should 
be treated favourably.”

Amended plans have been submitted showing that the front elevation of the extended 
agricultural building adjacent Lunt Road will have a barn-like appearance due to its minimal 
window and door openings and architectural treatment. The position of the extended agricultural 
building is similar to that of a former building identified on the 1845 Ordnance Survey map for 
Lunt.



The design of the extended buildings and the proposals for tree and hedge retention and new 
planting will assist in retaining the visual amenity of the site.

Overall, the design of the extended buildings is considered acceptable in accordance with the 
provisions of the National Planning Policy Framework and UDP Policy HC1 and the proposals 
will preserve and enhance the character and appearance of the Lunt Village Conservation Area.

Residential Amenity

The positioning of the proposed dwellings is governed by the siting of the existing buildings. 
However, they relate well to each other and substantial gardens are provided for each plot. The 
proposal raises no issues of residential amenity. 

Highway Safety

Highways Development Design have raised no objections in principle on highway safety 
grounds subject to conditions. The plans have been amended to show suitable visibility splays 
and gates that are set back at the new entrance point.

Trees

There is a substantial amount of tree planting on the site and much of this is to remain with the 
exception of some trees in close proximity to the former farmhouse and three affecting the 
proposed access and its visibility splay, resulting in a total loss of nine trees. It is proposed to 
plant twelve new trees to compensate for this loss, including the planting of a group of five trees 
close to the Lunt Road/Lunt Lane corner of the site.

The Council's Tree Officer is satisfied with the tree removal and tree planting proposals and this 
is considered acceptable.

Ecology

The applicant has submitted a bat report which shows no evidence of a bat roost. Merseyside 
Environmental Advisory Service (MEAS) advise that the report is acceptable and that the 
Council does not need to consider the proposals against the three tests (Habitats Regulations).

Conditions are recommended to protect any breeding birds within the site, to secure the 
installation of bat and bird boxes on the site and to ensure that proposed planting species are 
suitable within the Red Squirrel Buffer Zone.

Conclusion

Whilst it is acknowledged that the proposals represent inappropriate development in the Green 
Belt, it is considered that there are very special circumstances in this particular case to 
overcome the harm caused to the Green Belt by reason of inappropriateness.

The very special circumstances in this case relate to the rare opportunity to secure the future re-
use of a building with considerable historic interest and the fact that this is likely to be the last 
opportunity to secure this due to the building’s current poor condition.



Whilst the extension to the barn is considered to represent inappropriate development in the 
Green Belt due to its size, viability appraisals have demonstrated that this is the minimum size 
necessary to secure the re-use of the former farmhouse.

It is therefore considered that the factors cited in favour of the scheme clearly outweigh any 
harm. Consequently, very special circumstances do exist and the scheme would not conflict 
with the National Planning Policy Framework and Policies CS2 and GBC1 of the adopted Sefton 
Unitary Development Plan.

All other issues such as highways, tree and ecology considerations, as listed above, are 
acceptable subject to the conditions set out below.
     



Recommendation 

 Approve with Conditions subject to the completion of a Section 106 Agreement 

Conditions 

This application has been recommended for approval, the following conditions and 
associated reasons apply:

 1) The development hereby permitted shall be commenced before the expiration of 
three years from the date of this permission.

Reason:  To comply with Section 91 (as amended) of the Town and Country 
Planning Act 1990.

 2) The development hereby granted shall be carried out strictly in accordance with 
the details and plans hereby approved and shall not be varied other than by prior 
agreement in writing by the Local Planning Authority.

Reason:  To ensure a satisfactory development.

 3)  Before any construction commences:- 

a) Full details, including samples and laying patterns, of the external hard surfaces 
and facing and roofing materials to be used in the external construction of this 
development shall be submitted to and approved in writing by the Local Planning 
Authority. 

b) The details approved under (a) above shall then be used in the construction of 
the development.

Reason: To ensure a satisfactory appearance to the development in the interests 
of visual amenity and to comply with policy DQ1 of the Sefton Unitary 
Development Plan.

 4)  Prior to the commencement of the development:-

a)  Full details of the eaves, windows, rooflights and doors including scale drawn 
elevations and sections, materials and finishes shall be submitted to and agreed in 
writing with the Local Planning Authority. 

b) The eaves, windows, rooflights and doors shall be installed in accordance with 
the plans approved under (a) above.

Reason:  In the interests of visual amenity and to accord with policies CS3 and 
DQ1 of the Sefton Unitary Development Plan.



 5)  a) Before the development is commenced, a method statement detailing 
measures to be taken during construction to protect the integrity of the existing 
buildings shall be submitted to and approved in writing by the Local Planning 
Authority. The method statement shall include details of a phased approach for 
removing the trees in close proximity to the former farmhouse, details of the extent 
and method of demolition and details for drying out the buildings' structures.

b) The measures contained in the method statement approved under (a) above 
shall be implemented in full throughout the construction phase.

Reason: To ensure minimum damage to the existing buildings in order to preserve 
their special historic interest and to comply with policy HC1 of the Sefton Unitary 
Development Plan.

 6)  Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any subsequent Order or statutory 
provision revoking or re-enacting the provisions of that Order), no garages, 
outbuildings or other extensions to a dwelling, boundary treatment or roof additions 
or alterations shall be erected unless expressly authorised.

Reason: In order to protect the character of the area and to accord with policies 
GBC2 and HC1 in the Sefton Unitary Development Plan

 7)  Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 (or any subsequent Order or statutory 
provision re-enacting or revoking the provisions of that Order), no window, door or 
dormer window shall be altered or added to the property unless expressly 
authorised.

Reason: In order to protect the character of the area and to accord with policies 
GBC2 and HC1 in the Sefton Unitary Development Plan

 8)  All rainwater goods shall be cast iron or cast aluminium.

Reason: In order to preserve the character and appearance of the conservation 
area, and to comply with Policy HC1 of the Sefton Unitary Development Plan. 

 9)  a) Should any part of the development incorporate piling works or ground 
compaction, details of the works, proposed duration and hours of piling/ ground 
compaction and details of mitigation methods for the suppression of dust shall be 
submitted to and approved by the Local Planning Authority prior to work 
commencing on site. 

b) Piling/ ground compaction works shall then be carried out in accordance with 
the details approved under (a) above.



Reason: To ensure that the amenities of nearby residents are not unduly harmed 
by noise and dust from piling/ ground compaction works and to comply with 
policies CS3 and EP6 of the Sefton Unitary Development Plan.

10)  a) Before any equipment, machinery or materials are brought onto site, a 1 metre 
high fence or other barrier as agreed in writing with the Local Planning Authority, 
shall be erected around the outer limit of the crown spread of all trees, hedges or 
woodlands shown to be retained on the approved plan.  

b) The barrier/fencing approved under (a) above shall be maintained in a 
satisfactory manner until the development is completed. During the period of 
construction, no material shall be stored, fires started or trenches dug within these 
enclosed areas without the prior consent in writing of the Local Planning Authority.

Reason: To prevent damage to the trees/ hedges in the interests of visual amenity 
and to comply with policy DQ3 of the Sefton Unitary Development Plan.

11)  No tree which is to be retained shall be cut down, uprooted or destroyed, or have 
surgery undertaken, without the written approval of the Local Planning Authority, 
within 1 year from the completion of the development.  Any such trees removed or 
dying shall be replaced with trees of a size and species to be agreed in writing with 
the Local Planning Authority in the next available planting season.

Reason:  In the interests of visual amenity and in order to comply with policy DQ3 
of the Sefton Unitary Development Plan. 

12)  Before the development is commenced, a landscaping scheme, to include native 
and small seed bearing species which encourage red squirrels and discourage 
greysquirrels, covering the land subject of this application shall be submitted to 
and approved in writing by the Local Planning Authority, including:

i) Existing and proposed levels or contours
ii) Proposed and existing services above and below ground
iii) Details of boundary treatments and hard surfaces
iv) The location, size and species of all trees to be planted
v) The location, size, species and density of all shrub and ground cover planting
vi) A schedule of implementation.

Reason: In the interests of visual amenity and to comply with policy DQ3 of the 
Sefton Unitary Development Plan.

13)  a) The approved hard and soft landscaping scheme shall be carried out prior to 
the occupation of any part of the development or in accordance with a timetable to 
be agreed in writing with the Local Planning Authority.  

b) Any trees or plants that within a period of five years after planting, are removed, 
die or become, in the opinion of the Local Planning Authority, seriously damaged 
or defective shall be replaced with others of a species, size and number as 



originally approved in the first available planting season unless the Local Planning 
Authority gives its written consent to any variation.

Reason: In the interests of visual amenity and to comply with policy DQ3 of the 
Sefton Unitary Development Plan.

14)  a) Before development is commenced, a scheme for the enhancement of 
biodiversity within the development site, to include the installation of bat and bird 
boxes and a timescale for its implementation, shall be submitted to and approved 
in writing by the Local Planning Authority.  

b) This scheme shall then be implemented in accordance with the details approved 
under (a) above.

Reason: To secure biodiversity enhancement and to comply with Sefton Unitary 
Development Plan Policy NC3.

15)  No tree, shrub or hedgerow felling, or any vegetation management and/ or cutting 
operations shall take place during the period 1st March to 31st August inclusive 
unless first checked by an appropriately experienced ecologist to ensure no 
breeding birds are present. If present, details of how they will be protected shall be 
submitted to and approved in writing by the Local Planning Authority.

Reason: To protect birds during their breeding season and to comply with Policy 
NC2 in the Sefton Unitary Development Plan.

16)  a) A scheme of works for the proposed vehicular and/or pedestrian access shall 
be submitted to and approved in writing by the Local Planning Authority 

b) No part of the development shall be brought into use until a means of vehicular 
and/or pedestrian access to the site/development has been constructed. These 
works shall be in accordance with the scheme approved under (a) above.

Reason: In the interests of highway safety and to accord with policies CS3 and 
DQ1 of the Sefton Unitary Development Plan.

17)  No part of the development shall be brought into use until visibility splays of 2.0 
metres by 22.0 metres at the proposed junction with Lunt Lane have been 
provided clear of obstruction to visibility at or above a height of 1.0 metre above 
the carriageway level of Lunt Lane. Once created, these visibility splays shall be 
maintained clear of any obstruction and retained for their intended purpose at all 
times.

Reason: In the interests of highway safety and to accord with policies CS3 and 
DQ1 of the Sefton Unitary Development Plan.

18)  No part of the development shall be brought into use until areas for vehicle 
parking, turning and manoeuvring have been laid out, demarcated, levelled, 



surfaced and drained in accordance with the approved plan and these areas shall 
be retained thereafter for that specific use.

 
Reason: In the interests of highway safety and to accord with policies CS3 and 
DQ1 in the Sefton Unitary Development Plan 2006

Informatives

 1)  The applicant is advised that the proposal will require the formal allocation of 
addresses. Contact the Highways Development Control Team on Tel: 0151 934 
4175 to apply for a new street name/property number.

 2)  The applicant is advised that all works to the adopted highway must be carried out 
by a Council approved contractor at the applicant's expense.  Please contact the 
Highways Section on 0151 934 4175 for further information.

 3)  Bats may be present in your building.  Bats are protected species.  If you discover 
bats you must cease work immediately.

 4)  There are significant bands of peat deposits in Sefton and this development is in 
an area where these deposits may be substantial.  Peat produces naturally 
occurring methane and carbon dioxide and if sufficient amounts of these gases are 
allowed to collect under or within a newly erected or extended building, there is a 
potential risk to the development and occupants.

 5)  This development requires a Site Waste Management Plan.  Advice on the 
requirements of the SWMP can be sought from the Principal Policy Officer, 
Merseyside Environmental Advisory Service, Merton House Stanley Road, Bootle. 
Tel 0151 934 4958.

6)      This permission is subject to a Section 106 agreement.
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