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1 .  INTRODUCTION  
1.1:  Rural  So lut ions has prepared th is  p lann ing statement to accompany an appl i cat ion 

for the reuse of part of a former farm s ite to create employment space at Root 
Farm Bui ld ings ,  Dunsop Bridge in the Forest  of Bowland , Area of Outstanding 
Natura l Beauty (AONB).  

1 .2:  The s ite is in the long-term ownership of the appl icant ,  The Duchy of Lancaster .  
More detai ls on the appl icant are provided later in th is s tatement .  

1 .3:  Sect ion two of th is  s tatement provides further detai ls  o f the s ite,  des ignat ions 
cover ing the s ite and it s  p lanning his tory .  

1 .4:  The appl icat ion has been brought forward fol lowing an extens ive pre-appl icat ion 
engagement , with consultat ion undertaken with the community ,  Ribble Val ley 
Borough Counci l  and the Forest of Bowland AONB Management Team. Deta i ls  
are provided at sect ion three of this  s tatement .  

1 .5:  At sect ion four deta i ls  are provided of the proposed development at  the s i te and 
the local benef its  that wi l l  ar ise from it .   

1 .6:  Sect ion f ive inc ludes an assessment of  the her itage of the s ite and the proposed 
deve lopment .  

1 .7:  Sect ion s ix includes an assessment of the extent to which the proposed 
deve lopment compl ies with the po l icy requ irements of the deve lopment plan for 
Ribble Val ley and pol icy guidance of the Nat ional P lann ing Pol icy Framework , as  
wel l  as  the Management Plan for the Forest of  Bowland AONB.   

1 .8:  Conclus ions to the statement at provided at sect ion seven .  

1 .9:  The appl icat ion is made up of the fol lowing documents ,  in addit ion to th is 
p lanning statement :  

  Ful l  p lans package (Wright Des ign Partnersh ip) 
  Ecology report (Bombus Ecology)  
  Highways statement (PSA Design)  

 

Appl icant and Development Context  

1 .10 :  The appl icant  for development is The Duchy of Lancaster .  Founded in the 13th 
century, The Duchy of Lancaster is  a unique portfol io of land, proper ty and assets  
held in trust for the Sovereign in His  or Her role as Duke of Lancaster .  The s i te 
is  on the Duchy of  Lancaster ’s Whitewel l  Estate which forms part  of over 18 ,000 
hectares of land owned by the Duchy across Eng land and Wales .  
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1.11 :  As a his tor ic landowner the Duchy of Lancaster i s the custodian of many areas 
of outstand ing natural  beauty and his tor ic s tructures in rura l areas .  I ts purpose 
is  to protect and preserve these his tor ic asset s and, as  such , i t  is  ab le to take a 
more hol is t ic approach to development than many other commerc ia l  developers .  
The Duchy’s overr id ing object ive is to enhance the sustainab i l i ty and qual i ty of 
i ts  his tor ic estates for the benef it  of the communit ies l iv ing there , both now and 
for future generat ions .  

1 .12 :  The Whitewel l  Estate is  one of the Duchy of Lancaster ’s  f lagsh ip rural estates ,  
consis t ing of around 2,400 hectares of what  was the tradit iona l  Lordship of 
Bowland. Today the Estate combines sustainable up land farming with tour ism 
related amenity and a v ibrant loca l community .  The Duchy provides 55 homes to 
res ident ia l  tenants on the Whitewel l  Estate . In add it ion, i t  supports  nine main 
farm tenancies ( four da iry herds and other enterpr ises including beef and sheep) ,  
468 acres of woodland , 33 commerc ia l and misce l laneous lett ings includ ing the 
mult i-award-winning Inn at  Whitewel l ,  a  v i l lage shop,  post of f i ce, café , two 
commerc ia l off ice un its and a hol iday cottage . This a l l  contr ibutes to employment 
in the local area, prov id ing fac i l i t ies  to support local businesses and the l ive l ihood 
of a s igni f icant number of people .   

1 .13 :  There has been s igni f icant investment by the Duchy in the Whitewel l  Estate over 
the past ten years .  Th is  has focused pr imar i ly on repair ing and improving the 
standard of i ts  exist ing propert ies for res idents and local bus inesses . The Duchy ’s  
commitment and f inancia l support to B4RN communicat ion infrastructure wi l l  
br ing super high-speed internet across to Dunsop Vi l lage and across the Estate.  

1 .14 :  The Duchy is  acutely aware of the issues a f fect ing rura l l i fe ,  such as lack of loca l  
employment , transport and connect iv it y to services and other bu i lt  environments 
as wel l  as a lack of opportunit ies  for young people. The ir  a im is to try and address 
some of these issues by invest ing in susta inab le developments supported by the 
local  communit ies ,  where poss ib le ,  that  wi l l  bui ld on the socia l wel lbeing and 
contr ibute to improving the loca l economy for res idents .   

1 .15 :  The overarch ing aim is to provide an environment that encourages s low, 
sustainable growth in the area that benef its  the loca l community without 
disrupt ing the f ine equi l ibr ium, balance and charm of Dunsop Bridge.  

1 .16 :  The Duchy of Lancaster has consu lted with the community on its  draft  p lans for 
the s ite ,  as conf irmed in sect ion three of th is  statement .   
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2 .  S ITE DESCRIPTION AND PLANNING 
HISTORY 

S I TE  D ES C R I P T IO N  

2.1:  The planning app l icat ion relates to a large part of the Root Farm s ite to the 
south of Dunsop Bridge.  

2 .2:  The s ite is  s i tuated c.150-200m from Dunsop Br idge and is  with in the Forest  of 
Bowland Area of Outstanding Natural Beauty (AONB), the impl icat ions of which 
are assessed throughout this  report .   

2 .3:  Other than its  locat ion with in the AONB, the s ite is  not covered by any planning 
des ignat ions.  The s i te i s not with in the f lood zones surrounding the R iver Dunsop 
to the north and Langden Brook to the west .    

History and Current Uses  

2 .4:  A heri tage assessment of the s ite is inc luded in sect ion f ive of th is  statement .  

2 .5:  However ,  in terms of the evolut ion of the farm, it  notes that  the ear l iest map of 
the s ite from 1847 shows a bui ld ing on the s i te label led ‘Root or Lower Stap le 
Oak’ .  1873 , 1901 and 1955 maps show the evolut ion of the bu i ld ing complex and 
selected maps are inc luded in sect ion f ive .  

2 .6:  The s ite current ly cons is ts of (as shown in Fig .1)  the fo l lowing uses :  

  A farmhouse, which together with some associated bu i ld ings ,  i s  let  on a 
short-term tenancy for  res ident ia l  use ;  

  A hol iday cottage (a rebui ld of a bui ld ing which stood on the same 
footpr int) ;   

  A large footpr int bu i ld ing current ly used for commerc ia l  purposes, 
pr imar i ly assoc iated with estate management purposes; and  

  A range of former farm bui ld ings that are d i sused and at the end of their  
v iable l i fe .   
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F ig .1 Overview of ex ist ing s ite  

2 .7:  Some of the bui ld ings  on the s ite are used in an un- intensive manner, or not 
current ly used at a l l .  However ,  there is  the clear  potent ia l  to further intensi fy  
the use of the s ite without plann ing consent (based on the extant use or Class  
R permit ted development r ights) ,  resu lt ing in greater act iv ity at the s ite and 
movements to and from it  than current ly exi st .    

Highway Access  

2 .8:  As conf irmed in F ig .  1 the s i te has two estab l i shed accesses . An access from the 
north l inks the s i te to Dunsop Bridge and i t  i s  proposed that  this  access is  used 
by a l l  tra ff ic to the proposed deve lopment , as this  is  the ex is t ing access that is  
current ly used.  

2 .9:  Fig .2 below shows that h ighway v is ib i l i ty northwards towards Dunsop Br idge 
vi l lage is re lat ively good, g iven the low height  of the br idge. Looking southwards 
away from the vi l lage there is an opportunity to improve the exis t ing v is ib i l i ty  
splay by repos it ion ing the roads ide dry-stone wal l  s l ight ly further away from the 
roads ide.   
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F ig  2 . Exist ing v is ib i l i ty from the access track leading to Root Farm from 
Dunsop Br idge ( image above left  shows south fac ing view; image above r ight 

shows north facing v iew) 

2.10 :  The app l icat ion is accompanied by a Highways report from PSA Des ign which 
should be ful l  consu lted separate ly .   

Ecology and Environment   

2 .11 :  The appl icat ion is accompanied by a report from Bombus Ecology .  

2 .12 :  This  conf irms that the development of the s ite,  sub ject  to appropriate mit igat ion ,  
wi l l  have no unacceptable impact  on ecology.   

P lanning History  

2 .13 :  Root Farm has on ly two planning h is tory records on Ribb le Val ley Counci l ’s  
appl icat ion websi te.  

2 .14 :  Approved app l i cat ion (3/2009/0961) related to the convers ion of a former 
doctor ’s  surgery at  s ite to a ho l iday cottage . A second approved and 
implemented app l i cat ion (3/2012/0003) confirmed that the bui lding could be 
rebui lt  to provide the same hol iday cottage use.  

2 .15 :  The hol iday cottage s it s  adjacent to , but not on, the appl icat ion s ite .   
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3 .  PRE-APPL ICATION ENGAGEMENT   
  

3.1:  The appl icat ion has been brought forward fol lowing an extens ive pre-appl icat ion 
engagement process as  conf irmed below.  

Engagement with Ribb le Val ley Borough Counci l    

3 .2:  As part of an ear ly-stage engagement with the Borough Counci l  a meet ing was 
held with a senior representat ive of the Economic  Development and Planning 
department at the Counci l ,  in order to conf irm whether the proposed type and 
scope of deve lopment could be cons idered acceptable.  The Duchy has 
h istor ica l ly engaged with Ribble Va l ley Borough Counci l  to discuss a long-term 
sustainable  deve lopment strategy for the Whitewel l  Estate .   Root Farm bui ld ings 
was a s ite re ferenced as part of these d iscuss ions and no issues  were raised  
regard ing the proposed type and scope of development .     

3 .3:   A pre-appl icat ion enquiry was subsequent ly undertaken . This consis ted of a 
meet ing with the Head of P lanning from Ribble Val ley Borough Counci l   who 
subsequent ly provided writ ten pre-appl icat ion feedback .  

3 .4:  The written feedback dated 30th Apr i l  2021 conf i rmed as fo l lows :  

Further to our “meet ing” on the 31/03/21 I  now conf irm the fol lowing 
points .  

F irst  o f a l l  thank you for us ing  our pre app l i cat ion advice serv ice and the 
comprehens ive documents you inc luded in the submiss ion. I t  is  p leas ing 
to see the commitment of the Duchy of Lancaster to the borough and the 
des ire to work with the borough and the local community .   

As indicated there is no object ion to the pr incip le as out l ined in your br ief  
to create and convert  workshops/ s tudios and new bui ld storage space 
aimed at support ing the loca l community and securing some loca l  
employment . The Counci l  would seek to work with you in  this  
commitment and try and ensure that  where poss ib le any employment use 
remains local and to the benef it  of the immediate area .  

In our meet ing I emphas ised that th is  advice is  without the benef it  of 
Lancash ire County Counci l  who are the highway author ity as they of fer 
their  own pre appl ica t ion service but u lt imately any planning decis ion 
would be made by the Borough Counci l .  In  order to minimise traff ic  
movements and sustainabi l i ty ob ject ives any appl icat ion should include 
ant ic ipated traf f ic movements .  I  would a lso advise any scheme should  
make provis ion for secure cycle provis ion and  e lectr ic charging points .   

At our meet ing you asked about the use of  solar panels  and I conf irm that  
i f  at  a l l  poss ib le these should be s ited on the smal ler un its which would 
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help reduce the v isua l  impact and secure the protect ion of the AONB 
from inappropr iate development .  

It  is  the view that the overa l l  des ign of the scheme is  acceptab le but more 
considerat ion should be given to the rol ler shutter doors on the proposed 
storage unit  so as to reduce the impact .  I  am conf ident  that th is  in itsel f  
is  not an unsurmountable issue.  

3 .5:  As confirmed in the fo l lowing sect ion, a l l  of the points  raised in re lat ion to design 
in this posi t ive pre-app l i cat ion feedback have been accepted and the appl icat ion 
plans changed accordingly .   

Engagement with Forest of Bowland AONB Management Team  

3.6:  Detai ls of the proposed development were provided to the Forest  of Bowland 
AONB Manager An in formal onl ine meet ing was subsequent ly he ld in August 
2021 between the AONB Manager , a representat ive of the Duchy of Lancaster 
and Rura l Solut ions .  

3 .7:  At the meet ing , detai ls  o f the pre-app l i cat ion feedback from the Counci l  were 
shared and it  was confi rmed how the appl i cat ion would respond to these points .   

3 .8:  No speci f ic concerns in terms of the proposed deve lopment use or the design 
were raised at the meet ing .  

Engagement with Local  Community  

3 .9:  As a major long-term landowner in the area the Duchy of Lancaster is  keen to 
ensure that it  consu lts  with loca l  communit ies  on any proposed development 
which would impact them. Two open community consu ltat ions exercises have 
taken place as art  of th is process and feedback has informed the plans now 
submitted for cons iderat ion .   

3 .10 :  Ful l  draft  proposa ls  for Root Farm bui ld ings  and bas ic proposa ls  for a more 
centra l s i te with in Dunsop Bridge were made avai lab le for publ ic comment in 
2021. Th is  fol lowed an ear ly broader consulta t ion in 2020 .  

3 .11 :  Detai ls of both consultat ions can be found at the publ ic webs i te 
www.dunsopbr idge.com. However, in terms of the 2021 consu ltat ion it  can be 
conf i rmed that on the 2nd July 2021 a total  of 143 leaf lets  (59 paper and 84 
dig ita l  copies)  were sent  out to tenants of the Duchy of Lancaster and posted 
through the letterboxes of a l l  known v i l lage houses , farms and bus inesses in and 
immediate ly surrounding the v i l lage of Dunsop Bridge .  

3 .12 :  The leaf lets invited community feedback on the draft  p lans and proposa ls for 
Root Farm bu i ld ings .   Posters were disp layed around the v i l lage and a soft copy 
of the informat ion was made ava i l able on the dedicated website:  
www.dunsopbr idge.com. Hard copy p lans were sent out on request .  
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3.13 :  I t  is  not the intent ion of this statement to summarise the responses of the 
consultat ion, as  th is  has been done by the Duchy of Lancaster in  a document 1 
provided on the webs i te .  

3 .14 :  However ,  i t  is  noted that  quest ions were ra ised regard ing the ‘need’ for  the 
deve lopment and the appropr iateness of access arrangements .  The proposed 
deve lopment is pol icy compl iant and therefore ‘need ’ is not a cent ral p lanning 
issue.  The Duchy has al ready rece ived express ions of interest from a number of 
potent ia l  occupiers .  Detai ls  are not shared in the app l icat ion for  reasons of 
conf ident ia l i ty ,  without the certa inty of a p lanning permiss ion in p lace.    

3 .15 :  In terms of access ,  the app l icat ion is supported by a report from a highways 
consultant which conf i rms the appropr iateness of the access and amount of car  
parking spaces proposed.   

3 .16 :  In conclus ion,  the appl icant has undertaken a broad-ranging consu lta t ion with key 
stakeholders ( loca l authority ,  AONB Management Team, Par ish Counci l ,  Ward 
Counci l lors  and the local community) ,  pr ior to br inging forward this  appl icat ion.   

3 .17 :  Feedback received has been cons idered and design amendments and / or 
addit iona l support ing s tudies have been produced in order to respond to it .   

 

 

 

 

 

 

 

 

 

 

 

 
1 http://www.dunsopbridge.com/wp-content/uploads/2021/08/20210812-Summary-Results-Community-

Consultation-2-Root-Farm-proposals-Dunsop-Bridge.pdf 
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4 .  PROPOSED DEVELOPMENT AND BENEF ITS  
PROPOSED DEVELOPMENT  

4.1:  The proposed deve lopment cons ists of the reuse of part of the Root Farm si te 
for a rura l commerc ia l development fa l l ing wi thin Class  E (Commercia l Uses)  of 
the Town and Country Planning Use Classes Order . 

4 .2:  The exist ing hol iday cottage and res ident ia l  property and some of the former 
farm bui ld ings are not inc luded in the proposed development .  

4 .3:  The Duchy of Lancaster ’s proposa ls are designed to del iver appropriate 
commerc ia l development space across part of the s ite which is f lex ib le enough 
to meet the needs of and attract a var iety of users .   

4 .4:  As conf irmed in sect ion three, the Duchy of Lancaster ’s proposa ls  are in the 
publ ic domain as a result  of community engagement . The landowner has rece ived 
interest in occupying f loorspace at the proposed development from a number of 
bus inesses (who for conf ident ia l i ty purposes are not l i sted here) .   

4 .5:  There are two dis t inct areas of bui l t  footpr int  proposed on the s ite ,  as  shown in 
Fig .  3 be low.  

4 .6:  The southernmost footpr int cons ists  of workshop / units  with a GFA of 487sqm. 
These wi l l  replace the exist ing former agr icu ltura l  bui ld ing on the s ite and wi l l  
create workshop space suitab le for a var iety of users .     

 

F ig .  3 S ite Plan extract  showing workshop bu i ld ings to the south and studios to 
the north .  
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4.7:  As shown in Fig .  4 below, the larger workshops space wi l l  be div ided up into four 
dis t inct areas .  Th is creates f lex ib i l i ty in terms of lett ings and wi l l  he lp to att ract  
smal ler  bus inesses to the s ite.   

 

F ig .  4 .  The workshop bui ld ing is  proposed to be sub-div ided into four dis t inct 
areas  

4 .8:  To the north of the workshop an ‘L ’  shape development inc luding studio /  work 
units is  proposed . The spaces , shown in Fig .  5 ,  wi l l  have a GFA of 343sqm.  

 

F ig .  5 Layout of work units  

4 .9:  Class E of the new use classes wi l l  a l low for a var iety of uses but it  is  intended 
that the work un its  may be used for of f ices ,  workshop areas or even for storage 
fac i l i t ies .   
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4.10 :  Flexib i l i ty in design, with each stud io accessed separately ,  w i l l  a l low for the units 
to be let ind iv idual ly or in combinat ion as preferred.  

4 .11 :  Flexib i l i ty  of s izes in both areas of development is  cons idered important g iven 
the more remote locat ion of Dunsop Br idge and to al low the Duchy of Lancaster 
to ensure that it  has every opportun ity of accommodat ing potent ia l  tenants ’  
needs .  

4 .12 :  Overal l ,  the sca le of bui ld ings at  s ite fo l lowing redevelopment wi l l  be reduced .  

4 .13 :  Two redundant bui ld ings at s ite are not proposed to be converted under the 
appl icat ion, but wi l l  be repaired as conf irmed in F ig .  6 below.  

4 .14 :  As conf irmed on the p lan (annotat ions upon it ) repa ir  works ( internal and ‘ l ike 
for l ike ’ externa l works  not requir ing planning permiss ion) are proposed in order 
to protect these bu i ld ings .  

4 .15 :  Fol lowing development of the proposed workshop and studio space,  the Duchy 
of Lancaster wi l l  then be able to respond to any speci f ic future needs and growth 
requirements of the community and loca l bus inesses in order to cons ider…. 
future v iab le opt ions and des igns for these bui ld ings .    

 

F ig .  6 Former agr icu ltural bui ld ings not included for convers ion in th is  
appl icat ion.  

Sustainab le Des ign  

4 .16 :  The proposals  incorporate a number of sustainable des ign features as l is ted 
below:  

  The inc lus ion of solar  panels .  These are inc luded on the southern fac ing 
roof s lope of the studios ’  bui ld ing and ref lects  advice provided at the pre-
appl icat ion stage with a suggest ion to s ite these on the smal ler  un its  only .  
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The prov is ion of smal l  scale solar energy generat ion ref lects the Forest of 
Bowland’s  Renewable Energy Pos it ion Statement (2014) which supports 
such instal lat ions .  

  Provis ion of e lectr ic car charg ing points .   

  Inc lus ion of barn owl boxes to the mature tree l ine to the r iver near  the 
entrance to the s ite ,  swif t  boxes to the eaves posit ion around the s ing le 
storey bui ld area and bat boxes to the new gable apex pos it ions .  

  Roof l ights  and window openings of su ff ic ient  scale to a l low natura l  l ight  
ingress into bui ld ings ,  reducing the need for art i f ic ia l  l ight .   

  New trees and c.100m of hedgerow wi l l  be planted as part  of the 
proposals ,  as conf i rmed later  in th is  sect ion of the statement .  

  The Duchy are also current ly rev iewing the use of more sustainable 
mater ia ls in the des ign,  manufacture and del ivery of  the proposed 
deve lopment .  

Access 

4 .17 :  Highway access deta i ls  are provided in the attached report from PSA Design 
which should be consu lted separate ly .   

4 .18 :  However ,  i t  is  noted that the proposals include an enhancement of the exist ing 
vis ib i l i t y sp lays into the s ite.   

4 .19 :  As shown in Fig .  7  below, the v is ib i l i ty sp lay to the south of the access into the 
s ite (photo at Fig .2)  wi l l  be enhanced by real i gning the stone wal l  back into the 
s ite.   

4 .20 :  I t  i s  ant ic ipated that the vis ib i l i t y sp lay to  the north of the access wi l l  be 
protected by a plann ing condit ion ensur ing that on the r ivers ide land, which is  
owned by the Duchy of Lancaster ,  there is no tree or plant growth which would 
restr ict the v is ib i l i ty sp lay.  

4 .21 :  In addit ion to veh icu lar  access opportunit ies ,  the s ite is  c lear ly in c lose proximity 
to the v i l lage of Dunsop Bridge, a l lowing easy access on foot by res idents ,  as 
wel l  as  a l lowing those working on the s ite to access and support  the services 
that the v i l lage has to of fer ( improved fac i l i t ies  have been consulted on with the 
local  community – see sect ion three) .  
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F ig .  7 Vis ibi l i ty splays h igh l i ghted on s ite plan.   

 

Landscap ing   

4 .22 :  The proposed landscaping approach to the s ite is  to respect  the appearance of 
a former farmstead in  the landscape, without over ly formal or excess ive new 
landscape p lant ing added.  

4 .23 :  A new hedge wi l l  be p lanted along the eastern edge of the s ite to be provided 
with stock proof fence to f ield s ide hedge to be mixed nat ive spec ies hedging .  
This  is  a requirement in order to prevent  l ivestock approach ing the converted 
bui ld ings .    

4 .24 :  In add it ion,  to the western edge of the s i te some new tree plant ing wi l l  be added 
in order to provide some screening of  car  parking spaces from the property at  
Root Hi l l  Estate Yard which is  a lso part of the Duchy holdings .   
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F ig .  8 New hedgerow (c.100m) and new tree plant ing high l i ghted on s ite plan 

BENEFITS OF DEVELOPMENT   

4 .25 :  The development wi l l  del iver a number of benef its  to the loca l area . The a im of 
the plann ing system is  to del iver economic , env ironmenta l and soc ia l object ives ,  
as  conf irmed by paragraph 8 of the Nat ional  Planning Pol icy Framework.  

4 .26 :  The benef its  del ivered by the Root Farm deve lopment wi l l  span these three 
object ives ,  as  conf irmed below: 

Economic Benef its    

4 .27 :  The fol lowing economic benefi ts of development wi l l  ar i se :  

  Construct ion benef i ts  ar is ing from deve lopment  - A study 2 by  the CBI  
conf i rms that :  “Analys is by Oxford Economics shows that  every £1 spent 
on UK construct ion creates £2.92 of va lue to the whole economy.”  
The proposed development at  Root Farm wil l  requ ire a construct ion 
investment tota l l ing hundreds of thousands of  pounds. This in turn wi l l  be 
mult ip l ied by 2.92 leading to an economic benef it  ant ic ipated to be in 
excess of £1m. Much of th is  benefi t  wi l l  be real ised loca l l y in construct ion 
and supply cha in bus inesses .  
 

  Del ivery of new jobs in rural  R ibble Val ley – the provis ion of new rural  
workspace at  Dunsop Bridge wi l l  help to del iver jobs in th is part of the 
Ribble Val ley.  Some of  these jobs may be trans ferred to the area from 
other locat ions,  or the provis ion of workspace in th is  locat ion may lead 

 
2   Fine Margins: Delivering financial sustainability in UK construction, 2020 CBI 
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to the creat ion of new jobs which would otherwise not have exis ted as a 
result  of new bus iness creat ion (or business growth) . Temporary 
construct ion re lated jobs wi l l  c lear ly be supported dur ing the construct ion 
process .   

  Support for loca l supply chain companies – al l  businesses operat ing from 
the s ite  wi l l  have some supply cha in requirements .  Th is  should benef i t  
local  bus inesses in the areas .   

  Creat ion of new business rateable premises – the creat ion of new 
commerc ia l use c lass  bui ld ings wi l l  resu lt  in increased bus iness rates being 
paid to Ribble Val ley Borough Counci l ,  therefore help ing to maintain 
fund ing for the provis ion of local serv ices .   

4 .28 :  I t  is  noted that the pre-appl icat ion advice received from R ibble Val ley Borough 
Counci l  spec i f ical ly conf irms the economic benef its ,  s tat ing that :    

“As indicated there is  no object ion to the pr inc ip le as out l ined in your 
br ief to create and convert workshops/ s tudios and new bui ld storage 
space a imed at support ing the loca l community and securing some loca l 
employment . The Counci l  would seek to work with you in th is  
commitment and try and ensure that where poss ib le any employment 
use remains local and to the benef i t  of the immediate area .”  

4 .29 :  Wherever poss ible,  every ef fort wi l l  be made to employ loca l labour and 
mater ia ls .  Equal ly ,  loca l businesses wi l l  be encouraged to occupy the new 
commerc ia l spaces where reasonable and pract icab le 

Soc ia l Benef it s  

4 .30 :  The fol lowing soc ia l benef its  of deve lopment wi l l  ar ise:   

  Support for a l iv ing , work ing countrys ide – it  has long been ident i f ied that 
without appropriate deve lopment rura l communit ies and areas can 
become unsusta inab le as services are lost and rural  populat ions decl ine 
or age. The Duchy of Lancaster is  concerned to ensure the long-term 
sustainabi l i t y of rura l areas such as Dunsop Bridge , as i s c lear from i ts 
del i very of an affordable housing development in the v i l l age ,  as  wel l  as  i ts 
other plans (highl i ghted on the community consultat ion webs ite  ident i f ied 
in sect ion three of this  s tatement) for a more centra l s i te in the v i l lage .  

The proposed development of rural workspace is  not the most lucrat ive 
of potent ia l  development opt ions for the s ite .  However it  i s  cons idered 
by the Duchy of Lancaster that this  s ite remains the on ly v iable locat ion 
for an employment generat ing development of th is  type in the area that  
is  both close to Dunsop Bridge and the faci l i t ies i t  of fers  and does not 
invo lve deve lopment of a greenfield s ite .   
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The del ivery of new workspaces wi l l  contr ibute to the sustainabi l i ty of the 
area by al lowing those working in the vi l lage or surrounding area an 
opportunity to work in c lose proximity to where they l ive . I t  could also 
attract people to l ive in the area on the bas is  that  they can then l ive and 
work in the same geographica l area.  

Env ironmental Benef i ts   

4 .31 :  The fol lowing env ironmenta l benef its  of development wi l l  ar ise:  

  Biodivers ity net ga in – the del ivery of c .100m of new hedgerow as wel l  as  
new tree plant ing on the s ite wi l l  he lp to del iver b iodivers i ty net ga in . At 
the same t ime bat ,  swa l low and owl boxes wi l l  have e ither an enhancement 
or at  least mit igat ion impact on these spec ies .   

  The reuse of a previous ly developed s i te – del ivery of new development 
on a s ite with bu i ld ings upon i t  is  cons idered inherent ly susta inable.   

  The removal  of asbestos as part of the redevelopment of the s ite .   

  The replacement of exis t ing bu i ld ings that are poorly insulated with better 
insulated bu i ldings .   

  Improvements to exis t ing foul drainage from the s ite,  which is  part ly  
served by a cesspit ,  by insert ion of a new Klargester package treatment 
plant .   

4 .32 :  For the above reasons  it  is  considered that the development wi l l  g ive r ise to 
mult ip le benef i ts which wi l l  re late to its  compliance with loca l and nat iona l  
p lanning pol i cy (as assessed in sect ion s ix) .   
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5 .  HERITAGE ASSESSMENT  
5.1:  The Nat iona l Plann ing Pol icy Framework (paragraph 194) states that :     

In determining appl icat ions, local p lanning author it ies should requ ire an 
appl icant to descr ibe the s igni f icance of any her itage assets  af fected,  
inc lud ing any contr ibut ion made by their  sett ing.  

5 .2:  I t  should be noted that the appl icat ion is  not a her itage asset as def ined by the 
NPPF ( it  is  not  a des ignated her itage asset or one that has been ident i f ied by the 
local  p lanning author i ty on any loca l  l is t ,  which is the def in it ion given in the 
NPPF).  

5 .3:  As shown in F ig .  9 below, there are l i sted bu i ld ings and structures in  the vic in it y 
of the s ite ,  so there has clear ly been a survey of the area which has not then 
resulted in the Root Farm site,  or any bui ld ings upon i t ,  being l is ted.   

 

F ig .  9 L isted structures are in the vic in ity of the s ite but there is  no ident i f ied 
her itage asset upon i t .   

5 .4:  On that basis  a her itage assessment of  s igni f icance or impact  is  not a requirement 
of planning pol icy .   

5 .5:  However ,  the Duchy o f Lancaster has been keen to proper ly assess any her it age 
interest of the s ite and ensure that th is  is  not negat ive ly impacted by 
deve lopment . I t  has undertaken due research of the s ite in order to inform the 
proposals .   

5 .6:  The assessment below is ,  however proport ionate to the absence of any 
des ignat ion of  loca l l i st ing of the s ite .  I t  must a lso be noted that the appl icat ion 
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does not cover al l  o f  Root Farm s ite as ident i f ied in sect ion four and that no 
her itage re lated matters have been raised in pre-appl icat ion advice rece ived .  

Heri tage S igni f icance  

5 .7:  Review of h is tor ic maps shows that the ear l ies t map of the s ite ,  from 1847, shows 
a bui ld ing on the s ite l abel led ‘Root or Lower Staple Oak’ .  1873,  1901 and 1955 
maps show the evolut ion of the bui lding complex . Fig .  10 be low shows a number 
of photographs of the s i te which inc lude a clear  h is tor ic evolut ion with lower 
status bui ld ings the subject  of th is  appl icat ion in  br ick in part .  F ig .  11 be low 
inc ludes the 1847 and 1893 s i te maps .  

  

  

 

F ig .  10 Selected photos of the farm s ite ( two storey bui ld ings on middle row and in 
left  hand s ide of bottom image not included in the app l i cat ion s ite)  
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F ig .  11 1847 map (above) showing ear l iest map record of the s ite and 1897 
map (below) show histor ica l development of the complex  

 

5 .8:  I t  i s  considered that the complex, as  a resu lt  of not being l isted or loca l ly l is ted,  
and hav ing relat ive ly s tandard former agr icul tura l bui ld ings is  not of great 
s ign i f icance.  

5 .9:  The bui ld ings on s ite which are of the greatest her itage interest are l ike ly to be 
the house and those two-storey bui ld ings d irect l y assoc iated with it .  Bui ldings of 
lesser interest are acknowledged as be ing in poorer condit ion.   
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Heritage Impact  

5 .10 :  As ident i f ied in  s ite photographs the part of the Root Farm s ite  which is part of 
the appl icat ion s i te and conta ins h is tor ic bui ld ings ( ie .  not the portal frame 
agr icu ltura l bu i ld ing) is  in re lat ive ly poor condit ion and requ ires investment .  

5 .11 :  The redevelopment of  th is part  of the s ite is  proposed to fol low a s imi lar 
footpr int to former structures at the southern end of the s ite ,  which re late wel l  
to the his tory of the s i te .  

5 .12 :  The use of Welsh blue s late reused from the s ite ,  as wel l  as stone or br ickwork 
wal ls ,  in the studios ’ bui ld ing wi l l  ensure that they remain his tor ical ly appropriate 
in the ir  sett ing.   

5 .13 :  At the same t ime as  del iver ing new commercia l f loorspace , the Duchy of 
Lancaster a lso proposes to invest  in l i ke-for- l ike external repa ir and interna l  
works to exis t ing two-s torey barns that are not proposed for reuse at the current  
t ime. This wi l l  de l iver investment in the retent ion of h is tor ic bu i ld ings at the s i te 
which is  cons idered a clear benefi t  of the scheme.   

5 .14 :  Detai ls of hard and sof t landscap ing around new and retained bui ld ings has been 
careful ly cons idered in  order to relate wel l  to the histor ic farm complex .  

5 .15 :  In summary it  is  cons idered that in the proposals for th is  part of the s i te are:  

  brought forward fo l lowing pre-app l i cat ion adv ice from the loca l authority 
which included design adv ice that  the appl icant has accepted (but raised 
no speci f i c her itage related matters) ;   

  re late to a s ite which is  not a designated heritage asset  or on any loca l  
l is t ;  and 

  have been carefu l ly considered to ensure that they are sens it ive to the 
history of the s ite and the evo lut ion of the farmyard.  

  The Duchy of  Lancaster f irmly bel ieves that i t  i s  in the long-term interest 
of the Estate ,  the local community ,  local bus inesses and the Area o f 
Outstanding Beauty that is the Forest of Bowland for th is s i te to be 
enhanced and for these bui ld ings to be improved and brought back into 
use.  
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6 .  LOCAL AND NATIONAL PLANNING POLICY 
AND AONB MANAGEMENT PLAN 
ASSESSMENT 

6.1:  The development p lan for the area is the:   

  The Ribble Val ley Adopted Core Strategy 2008-2028; and 

  The Ribble Val ley Housing and Economic Development DPD 2008-2028 

6.2:  I t  is  only the pol ic ies  of the Core Strategy which relate to th is proposed 
deve lopment .  

6 .3:  The Forest of Bowland Area of Outstanding Natura l Beauty Management Plan 
2019-2024 is  a lso a re levant mater ia l  cons iderat ion . However , the Management 
Plan is  seen to be a document which is  focused on strateg ic in it iat ives and act ions 
for the AONB team to undertake; i t  is  not a P lan which inc ludes a check l i st  of 
pol ic ies  for deve lopment proposals to conform to.   

6 .4:  The Management Plan does however include the fol lowing v is ion for the areas 
which is relevant to the proposals and which references the importance of 
farmsteads and a susta inable loca l economy.  

The Forest of Bowland landscape reta ins i ts sense of loca l 
d is t inct iveness ,  notab ly the wide open moorland character of  the 
Bowland Fel ls ,  undulat ing lowland farmland, c lough woodlands , 
tradi t iona l bui ld ings and the sett lement patterns of i ts  v i l lages ,  hamlets 
and farmsteads . 

It  is  a landscape va lued for the range of services and benef its  i t  prov ides 
for society ,  w ith a funct ioning , d iverse natural her itage where land 
management pract ices al low opportun ity for natura l processes  to 
deve lop and f lour ish ;  and where partnership-working between land 
managers ,  conservat ion bodies ,  communit ies  and bus inesses is  focused 
on del iver ing more for nature together .  

The r ich cul tura l her itage of the area is a lso better understood and 
managed ; and both the nature and cu l ture of the area help to support a 
res i l ient  and sustainab le loca l economy. 

The Forest of Bowland is a t ru ly outstand ing landscape, where i t  can 
clear ly be demonstrated that the management of the AONB has 
conserved and enhanced the qual i ty ,  unders tanding and enjoyment of 
the landscape for a l l .   

(emphas is  added)  



PLANNING STATEMENT   PREPARED BY 
REUSE OF SITE FOR EMPLOYMENT SPACE, ROOT FARM BUILD INGS  
/  DUCHY OF LANCASTER RURAL SOLUTIONS LTD  

26 

 

6.5:  As conf irmed in sect ion three of th is  s tatement the app l icat ion is made fol lowing 
pre-appl icat ion consultat ion with both the loca l  p lann ing author ity and AONB 
management team.  

6 .6:  To date,  no concerns have been raised by those consulted in terms of the extent  
to which the proposa ls would conform to the adopted plann ing pol i c ies or 
management p lan for the area .  

6 .7:  However ,  on behal f  of the appl icant we provide the fol lowing assessment .  

6 .8:  The assessment is set out in the form of ‘Topic Area’ po l icy ana lys is ,  in order 
that the pol ic ies  of the development plan , the NPPF and, where relevant pol ices 
exis t ,  the AONB Management P lan are cons idered together .  

TOPIC AREA – SUSTAINABLE DEVELOPMENT  

KEY STATEMENT DS2: PRESUMPTION IN FAVOUR OF SUSTAINABLE 
DEVELOPMENT 

The pol i cy states that  the Counci l  wi l l  app ly a presumpt ion in favour of 
sustainable deve lopment and work proact ive ly with app l icants jo int l y to f ind 
solut ions which mean that proposals can be approved wherever poss ib le ,  and 
to secure deve lopment that improves the economic , socia l  and environmenta l 
condit ions in the area.  

KEY STATEMENT EN3: SUSTAINABLE DEVELOPMENT AND CLIMATE 
CHANGE 

The Counci l  wi l l  seek to ensure that proposals  for development are sustainably 
des igned and support ef forts  to mit igate cl imate change.  

NPPF: Paragraphs 7, 8 and 11  

Commentary: The proposals  for Root Farm Bui ld ings have been brought 
forward fo l lowing pre-appl icat ion consu ltat ion with the Counci l  and are 
assessed, in sect ion four , to improve the economic , socia l  and environmenta l 
condit ions of the area .  

No concerns regard ing the pr inc ip le of development or compl iance with the 
local  p lan have been ident i f ied by the Counci l  and it  is  ant ic ipated that the 
appl icat ions wi l l  there fore be approved , without delay , in accordance with 
paragraph 11c of the NPPF.  

In terms of EN3, the deve lopment incorporates a number of sustainable des ign 
features , inc lud ing so lar panels ,  as  assessed in sect ion four of th is  s tatement . 
It  i s  therefore considered that th is  po l icy is  complied with .   
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TOPIC AREA – LANDSCAPE AND ENIVIRONMENT  

KEY STATEMENT EN2: LANDSCAPE 

The pol i cy states that :   

“The landscape and character of the Forest of Bowland Area of Outstanding 
Natura l Beauty wi l l  be protected , conserved and enhanced. Any development 
wi l l  need to contr ibute to the conservat ion of the natura l beauty of the area.”  

Also, that :    

“As a pr inc ip le the Counci l  w i l l  expect development to be in keeping with the 
character of the landscape , ref lect ing loca l  d ist inct iveness ,  vernacular sty le ,  
scale,  s ty le ,  features and bui ld ing mater ia ls .”  

NPPF: Paragraphs 174 and 176 

Commentary:  The proposals have been brought forward by an app l i cant  and 
histor ic l andowner experienced in land and bui ld ing management in ,  and 
respectfu l of ,  the designated area.  

I t  has undertaken in formal pre-app l i cat ion engagement with the AONB 
Management  Plan team (and local Counci l)  in order to ensure that  its  proposals  
meet pol icy requirements .   

The deve lopment with in th is designated area can be considered ‘ l imited in 
scale’  as ant ic ipated by NPPF Paragraph 176.  

The design and mater ia l i ty of the proposa ls ,  includ ing its  l andscaping and 
addit ion of trees and hedgerow, have been carefu l l y considered to ensure 
sensit iv ity with the des ignated area . Mater ia ls  wi l l  be reused from s i te where 
poss ib le and new mater ia ls  wi l l  be appropr iate and of the h ighest qual i ty .  
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TOPIC AREA – ECONOMY AND BUSINESS   

KEY STATEMENT EC1: BUSINESS AND EMPLOYMENT DEVELOPMENT 

POLICY DMB1: SUPPORTING BUSINESS GROWTH AND THE LOCAL 
ECONOMY 

AONB MANAGEMENT PLAN: OBJECTIVE 2.3 LOCAL ECONOMY AND 
RURAL SERVICES  

NPPF: PARAGRAPHS 81-85  

Commentary: The proposals  for the s ite are intended to del i ver benef its  to 
the local economy. These benef its ,  together with the support ive feedback of 
the Counci l  on th is matter ,  i s  confi rmed at sect ion four of the report .   

The AONB Management Plan (ob ject ive 2.3)  s tates that the AONB 
Management Team wi l l  ‘Promote and support rural services  and the 
socioeconomic deve lopment of the area , part icu lar ly where such act iv ity helps 
to conserve and enhance natura l  beauty. ’   

The development seeks to promote the socioeconomic development of this 
part of the AONB whi lst  at the same t ime helping to enhance natural  beauty 
through regenerat ion of th is  prev ious ly developed s ite .    

The proposals  conform strongly to nat iona l  pol icy support for a prosperous 
rural  economy.  

 

TOPIC AREA – TRANSPORT  

KEY STATEMENT DMI2: TRANSPORT CONSIDERATIONS 

POLICY DMG3: TRANSPORT AND MOBILITY 

NPPF: PARAGRAPHS 105 AND 111 

Commentary:  

Key Statement DM12 states that “New development should be located to  
minimise the need to trave l .  Also it  should incorporate good access by foot 
and cyc le and have conven ient  l inks to publ ic transport to reduce the need for 
travel by pr ivate car .”  

The deve lopment is  relat ive ly sma l l  in scale .  I t  is  in a rura l area, where some 
level  of deve lopment is  accepted by pol icy makers ,  NPPF Paragraph 105 
acknowledges that :    
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“opportunit ies to maximise sustainable transport solut ions wi l l  vary between 
urban and rura l areas ,  and this should be taken into account in both plan-
making and decis ion-making .”  

In th is case the Root  Farm site is  wel l- located in relat ion to Dunsop Bridge 
which is  on ly a short walk away . This  wi l l  a l low for access on foot by any 
res idents from the vi l lage using the s ite .  The des igns for the s ite also include 
a bike rack area and electr ic car charg ing points ,  mean ing that proport ionate 
sustainable trave l opt ions are ava i lab le .  

Paragraph 111 of the NPPF states that :  “Development should only be 
prevented or refused on highways grounds i f  there would be an unacceptable 
impact on highway safety ,  or the res idua l cumulat ive impacts on the road 
network would be severe.” The appl icat ion is  accompanied by a Transport 
Statement from PSA Design which does not ident i fy any unacceptab le impact 
on highway safety or severe impact on the road network . The enhancement of 
v is ib i l i t y sp lays into the s ite wi l l  ass ist  in ensur ing that this po l icy requirement 
is  met .  

 

TOPIC AREA – HERITAGE 

KEY STATEMENT EN5:  HERITAGE ASSETS 

NPPF: Paragraph 203  

As conf irmed in sect ion f ive the s ite is not a designated her itage asset and has  
not been ident i f ied as a non-des ignated her itage asset in any loca l l i s t .   

Neverthe less ,  regard has been had to the h istory of the s ite in creat ing the 
deve lopment proposa ls .  The studio sect ion of the development corresponds 
largely to the footpr int of the ex ist ing range of bui ld ings and the des ign of  
deve lopment responds  to the des ire to respect the sett ing of the two-storey 
vernacular bu i ld ings which are to be retained and repaired (but not converted) 
as part of the app l i cant ’s p lans .   Bu i l t  footpr int  around these reta ined bui ld ings  
wi l l  be reduced in the proposed scheme.   

Pre-appl icat ion engagement with the local Counci l  has not raised any her itage 
concerns with the designs proposed, a lthough wider des ign amendments have 
been tab led and accepted to ensure a high qual i ty of development upon this 
h istor ic s ite .    

 

6.9:  For the reasons set out  above it  can be cons idered that the requirements of loca l  
and nat ional p lanning pol i cy are met by the proposed development . This is  in 
accordance with the pre-appl icat ion feedback which confi rmed that no concerns 
in re lat ion to pol icy compliance were ra ised at the pre-appl i cat ion stage.  
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7 .  CONCLUSIONS  
7.1:  In conclus ion,  the proposed development at Root Farm, Dunsop Bridge,  has been 

brought forward by a h is tor ic landowner with a unique long term a ff in ity for and 
interest in the area .  The landowner seeks only to de l iver high qual i ty  
deve lopment which del i vers long-term susta inabi l i ty benefi ts for  the loca l  area .  
This  is  achieved by working within the exist ing footpr int  of the s ite and with a 
reduced amount of bu i lt  deve lopment proposed.  

7 .2:  The proposals  are brought fo l lowing a pre-appl i cat ion engagement process with 
the local community ,  loca l authori ty and Forest of Bowland AONB Management 
Team.  

7 .3:  The del ivery of  new employment space is intended to f ind a new use for part of 
the Root Farm s ite,  he lp ing to boost the soc io-economic condit ions of th is  rural  
part of the Ribb le Va l ley.  

7 .4:  The development wi l l  result  in mult ip le economic , socia l  and environmenta l  
benef its ,  as  conf irmed in sect ion four of th is s tatement .  

7 .5:  The proposals are assessed to be compl iant with the development plan and 
nat iona l p lann ing po l icy ,  and no concerns in this regard have been raised at the 
pre-appl icat ion stage.  

7 .6:  The appl icant looks forward to engaging with Ribble Va l ley Borough Counci l  in 
order to del iver the benef its  that  th is  development wi l l  br ing to the v i l lage of 
Dunsop Br idge, the Area of Outstand ing Natura l Beauty that  is the Forest  of 
Bowland and the wider loca l  area for generat ions to come.  

 

 



 

 

  

Di s c l a imer :  The  i n fo rma t i on ,  ana l y s i s  and  recommenda t ion s  w i th i n  th i s  docum ent  a re  m ade  by  Ru ra l  
So l u t i ons  L im i ted  i n  good f a i t h  a nd rep re sen t  ou r  pro fe s s i ona l  j udgement  on  the  ba s i s  o f  t he  i n fo rma t i on  
obta i ned  f rom oth e rs .  No s t a tement  made  w i th i n  th i s  docu ment  may  be  deemed  i n  any  c i r cums tance  to  
be  a  rep resen ta t i on ,  under t a k i ng  o r  wa r ran t y  and  we canno t  a ccept  a ny  l i ab i l i t y  s hou l d  you  re l y  on  such  
s t a tements  o r  s uch  s ta tement s  p rove  to  be  i na ccu ra te .  I n  p a r t i cu l a r  the  a ch i evement  o f  pa r t i cu l a r  goa l s  
depends  on  pa r t i e s  a nd  f a c to r s  ou ts i d e  ou r  con t ro l .  Any  i l l u s t ra t i ons  and oth erw i se  i n  t h i s  repo r t  a r e  

on l y  i n tend ed  t o  i l l u s t r a t e  pa r t i cu l a r  p o i n t s  o f  a r gument .  
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