Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2013/0144/P

	Development Proposed:
	Addition of 45m long x 9m wide lean-to extension to existing 60m long x 22m wide free standing agricultural building used for housing cattle.  The building is required for use as an Animal Welfare Shelter for sheep during the forthcoming lambing season.  Higher Lickhurst Farm, Leagram, Preston, Lancashire, PR3 2QT.



	CONSULTATIONS: Parish/Town Council

	Bowland with Leagram Parish Council – Whilst the Parish Council have no objections to the proposed extension, it seems unreasonable to start work before planning permission has been formally granted (which they have).



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	National Planning Policy Framework.

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

SPG – Agricultural Buildings and Roads.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMG2 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME2 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME4 of the Core Strategy (Regulation 22 Submission Draft).


	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application proposed is in relation to existing agricultural works at Higher Lickhurst Farm, Leagram.  The farmland lies within the Forest of Bowland Area of Outstanding Natural Beauty, approximately 3km northeast of Chipping.  Public Right of Way no. 17a in the Parish of Bowland with Leagram runs to the north of this new building.  The applicant owns 124.3 hectares of land at Higher Lickhurst Farm, with another 20 hectares of rented land used for summer grazing.  The farmland is split into two uses, with 82.3 hectares used for pasture, and 42 hectares used as meadow.  Currently there are a mixture of sheep and cows on the farm, however this building is required for use as an Animal Welfare Shelter for sheep during the forthcoming lambing season.
Permission is sought for a lean-to extension to the existing 60m long x 22m wide free standing agricultural building used for housing cattle, by virtue of a 45m long x 9m wide lean-to extension.  The extension will be finished with a grey profile roof with timber boarding above a concrete panel walling, as per the existing agricultural building on site.  Internally the building will be one open plan unit, with a single, grey, galvanised doorway to the east facing elevation.  There is no additional landscape planting proposed due to the extension being positioned in-between the existing building and a post and rail fence to the north.

The main considerations with regards to this application are the visual impact of the additional building proposed at that location and from nearby vantage points and whether it will have an impact on users of the adjacent Public Right of Way.  Due to the distance from the nearest other residential property being over 120m, the proposal will have no detrimental impact on the occupiers of adjacent dwellings.  The site and orientation of the building has been chosen with regards to a number of factors namely: 1) a need to protect the amenity of occupiers of the farmhouse; 2) the need to protect the setting of the Grade II Listed farmhouse (Higher Lickhurst Farm); and 3) operational requirements.

The existing building on site is most visible as you walk along the Public Right of Way to the north of the farmstead, however the proposed addition will seen against this as a backdrop so there will be no additional visual impact.  This location also spares any potential impact upon the setting of the Grade II Listed Building and impact on the amenity of the farmhouse itself.  Given the above, the proposed site is considered to provide the most appropriate location given the topography of the surrounding land and the unsuitability of land closer to the main farmhouse, and whilst the proposal will create further development into an open area outside the original nucleus of farm buildings, I do not consider it will be unduly prominent, or be to the detriment of the visual amenity of the AONB.  The need for the building relates to an expansion of the agricultural operations on the unit, and as the existing buildings are being fully utilised, it is consider there is a need for an additional building to meet this need.

Therefore, bearing in mind the above, I consider the scheme to comply with the relevant policies, and recommend the application accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on the setting of the adjacent Listed Building.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 21/02/2013














