	
Ribble Valley Borough Council 

	DELEGATED ITEM FILE REPORT

	TOWN AND COUNTRY PLANNING G.D.O. PARTS 6 & 7 PRIOR NOTIFICATION OF AGRICULTURAL AND FORESTRY BUILDINGS AND ROADS


	REF: 
	RH

	Application No:
	3/2010/0788N

	Proposal:
	Agricultural Housing

	Location:
	Dean Farm, Sabden.

	Applicant:
	Huntroyde Estate

	

	COMMENTS:

	This application relates to Dean Farm, which is located 0.8 miles east of the main settlement of Sabden within a designated Area of Outstanding Natural Beauty. The farmhouse is a Grade II Listed Building. Proposed works include the demolition of an existing agricultural building and piggery with the replacement of a building used for the housing of animal stock and machinery to measure 18.2m x 9.1m x 5.65 metres in height to the ridge constructed of concrete panels to the walls with timber boarding above with a grey/green fibre cement sheet roof.

On the basis of the information that was initially provided with the application it was determined that prior approval of details was required. This was to establish the visual impact of the building considering that the main farmhouse is a Grade II Listed Building, and the historic significance of the buildings which are to be demolished.

The agent has duly supplied a plan detailing the location of the proposed building and the materials to be used, however a detailed Heritage Statement, which is a requirement of PPS5 ‘Planning for the Historic Environment’ in relation to applications affecting a heritage asset, has not been supplied. As such, the establishment as to whether the buildings to be demolished are Listed has not been determined, however the Council considers that this building is a heritage asset.

Whilst it has been established that the proposal does comply with all sections of Part 6 Class A of the Town and Country Planning (General Permitted Development) Order 1995, the Council need to consider the siting, design and external appearance of the building and its relationship to its surroundings.

It is considered that the buildings to be demolished are a heritage asset and form an important contribution to the historic stock of agricultural buildings of this nature. The lack of information that has been supplied by the agent with regards to the significance and history of the buildings has limited the opportunity of the Council to establish whether these buildings are indeed Listed by virtue of their proximity to the Listed Farmhouse. Policy HE6.1 of PPS5 with regards to information requirements for applications affecting heritage assets states that ‘local planning authorities should require an applicant to provide a description of the significance of the heritage assets affected and the contribution of their setting to that significance…….as a minimum the relevant historic environment record should have been consulted and the heritage assets themselves should have been assessed using appropriate expertise where necessary given the application’s impact’. In addition, Policy HE8 of PPS5 states that ‘the effect of an application on the significance of such a heritage asset or its setting is a material consideration in determining the application’.

I note the comments from the agent that the building is redundant and a potential health and safety issue, which the Council takes very seriously. The submission of a structural survey would be advantageous to the Council to establish the severity of this issue and financial details of the cost of repair work to the building. Whilst it is acknowledged that the building may be no longer viable for modern day farming practices it is considered that alternative uses for the building could be established and that the erection of a modern agricultural building sited elsewhere on site may be considered more acceptable in principle.

In light of the above comments, the first reason for refusal of the application is the lack of sufficient information to determine the historic significance of the buildings to be demolished. 

With regards to the siting, size and design of the proposed building it is considered that its location would lead to conditions to the detriment of the setting of the Listed Farmhouse. The existing buildings have a more sympathetic visual appearance by virtue of the materials that have been used in their construction, and has an obvious relationship with the Listed Farmhouse.

Section 66(1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that ‘in considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority, or as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses’.

The building would be sited adjacent to other agricultural buildings within the main farmstead, however the modern materials used in its construction, in particular the concrete blockwork to the base are not considered sympathetic to its surroundings contrary to the Councils SPG ‘Agricultural Buildings and Roads’. The materials used will increase its visual prominence within the public realm from the public footpath that runs through the site and as such will have a significant detrimental impact upon the setting of the Listed Building. 

It is for the above reasons that I recommend accordingly.



	RECOMMENDATION: That the applicant be advised that Prior Approval IS REFUSED.
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