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	Date Inspected:
	01/11/17
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Agricultural building for livestock

	Site Address/Location:
	Mason House Farm, Bashall Eaves

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS:
	Additional Representations.

	No representations have been received

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy EN2 – Landscape 

Policy DME2 – Landscape & Townscape Protection

Policy DME4 – Protecting Heritage Assets
National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location/Address:

The application relates to Mason House Farm in Bashall Eaves, a working dairy farm with a 140 hectares used by the farm. The farm currently has 220 dairy cows along with 50 in calf heifers, 50 bulling heifers and 50 calves.  

Mason House Farm lies within the open countryside and is situated within the Forest of Bowland AONB. The farm occupies a relatively remote location with the nearest neighbouring property being Ayxa Hall to the north some 600m from the application site. 

The farmhouse at Mason House Farm is a Grade II Listed Building. 



	Description of Proposed Development:

The application seeks consent to construct a 30.5m x 15m cattle shed, adjoining the existing livestock buildings at Mason House Farm in Bashall Eaves. The proposed building would have a pitched roof measuring 4m high to the eaves and 6m high to the ridge. The building has been designed to be in keeping with the existing buildings at the site with te useof Yorkshire boarding and a fibre cement roof.
The building would be sited at the northern end of the farm, adjacent to the existing cluster of agricultural buildings associated with this farm. The building would be used to cover the cattle feeding and storage area to satisfy farming directives. 



	Relevant Planning History:

3/2016/0181 - Covering of cattle feeding and storage area – approved with conditions 
3/2015/0034 - Proposed extension to existing building to house slurry handling equipment – permission not required
3/2013/0020 - Application for an animal feed store – permission not required


	Principle of Development and Need:

The supporting documentation states proposed building would be used to cover the existing cattle feeding area to satisfy catchment sensitive farming directive. This area is currently exposed to the elements and given the application site’s remote location the need for cover this feed area, from both a practical and visual point of view both genuine and justified. 
Paragraph 28 of the NPPF encourages LPAs to “promote the development and diversification of agricultural and other land-based rural businesses” and in view of this, the principle of the development is acceptable subject to its compliance with other policies in the Core Strategy.  



	Relationship with Neighbouring Uses:

The nearest residential property is the farm dwelling within the application site, however outside of the application site the nearest neighbouring properties are Ayxa Hall which 600m north and Mason Green Farm which is more than 600m to the south. At such distances it is not considered that the new building would be visible from these properties and subsequently the proposal would not have any significant impact upon this neighbouring land uses/residents.        



	Visual Amenity/External Appearance/Listed Building/AONB:

The building would be sited in the most practical position at the northern end of the farm, as there is limited space elsewhere due to the existing agricultural buildings within the farm. The building would be sited directly adjacent to an existing livestock building in order to ensure that the farm buildings remain clustered together and the impact is minimised. 

The design of the building has been influenced by the need to meet the EA standards, with an open section between the top of the concrete panel and the roof, to provide both access and ventilation as required by regulations. 

The building would be of a common agricultural design for this type of building, would not be out of keeping of scale with other similar sized buildings on this active dairy farm and would not have any negative impact upon the AONB.
With regard to the listed building/farmhouse, this is located more than 50m from the proposed building with a significant number of large agricultural buildings situated in-between which completely screen the proposal from this listed building. Consequently there are a number of agricultural buildings on this site that have a far greater impact on the setting of the listed building than what is proposed. In view of this the proposal would have a neutral effect on the setting of the listed building.   



	Observations/Consideration of Matters Raised/Conclusion:

The building is required to enable the continued and improved operations at this working farm, and would not have any undue impact upon the amenity of nearby land uses/residents or the visual quality of the area, including the AONB. The application is therefore recommended for approval.  



	RECOMMENDATION:
	That conditional planning permission be granted


