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	Application Ref:
	3/2020/0017
	[image: ]

	Date Inspected:
	06/03/2020
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT:
	APPROVAL

		

	Development Description:
	Construction of a play barn/activity centre

	Site Address/Location:
	Hawkshaw Farm Clayton-le-Dale BB2 7JA

		

	CONSULTATIONS:
	Parish/Town Council

	None received.

	

	CONSULTATIONS:
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection to the proposal. The proposed play barn is ancillary to the Petting Farm business and the existing site access and car parking arrangement appears sufficient to accommodate any increase in vehicle numbers associated with the proposal.

	Environment Agency:
	

	No objection to the development as proposed, however we would take this opportunity to remind the applicant of the rules governing the disposal of foul water to non-mains drainage, as is proposed in this case.

	LLFA:
	

	No comment.

	CONSULTATIONS:
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy
Key Statement DS1 – Development Strategy
Key Statement EN2 – Landscape
Key Statement EC1 – Business and Employment Development
Key Statement EC3 – Visitor Economy
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DMB1 – Supporting Business Growth and the Local Economy
Policy DMB3 – Recreation and Tourism Development

National Planning Policy Framework

	

	Relevant Planning History:
3/2018/1134 – To create an additional farm workers dwelling at Hawkshaw Farm. Approved with Conditions.

3/2018/0575 – Change of use of part of field to create tipi wedding venue to be used for half of each year. Approved with Conditions.

3/2017/0323 – Retention of unauthorised change of use of an agricultural building and storage containers for the operation of Scare Kingdom. Approved with Conditions.

3/2016/0673 – Erection of stable block to accommodate Shetland Ponies for visitor attraction. Approved with Conditions.

3/2016/0672 – Erection of a roof over cattle yard between existing buildings. Approved with Conditions.

3/2016/0317 – To erect a replacement livestock building and adjacent machinery store. Approved with Conditions.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Planning permission is sought for the erection of a new play barn/activity centre at Mrs Dowson’s farm park, Hawkshaw Farm, Longsight Road, Clayton-le-Dale. Hawkshaw Farm is a dairy farm and the applicant and his family use some of the milk produced at the farm to make ice cream. The farm also operates a well-established farm park with visitor centre and cafe.

The farm is located on Longsight Road with the farm comprising a relatively large complex of buildings. Mrs Dowson’s farm is an essential income stream for the farm business and provides jobs and utilises farm labour in quieter periods. At present most of the activities are outside and visitor numbers are weather dependent. It is proposed to erect a new building to provide an indoor play area.

The proposed building would be 5 metres to the eaves and 7.4 metres to the ridge with a footprint measuring 39m x 19m. The walls would be constructed with concrete panels to 1 metre with timber cladding above. Windows and doors would be timber framed and the roof would be fibre cement sheets. The play barn would measure approximately 27m x 19m with the remaining area providing toilet facilities, staff facilities and storage. A mezzanine area above the toilets and storage would provide office space and a meeting room.

A packaged water treatment plant would be installed for foul water. The development would use the existing parking facilities at the site.

	Principle of Development:
Proposals that support business growth and the local economy are supported (refer to Key Statement EC1 and Policy DMB1 of the Core Strategy). Key Statement EC1 supports development that contributes to farm diversification and strengthening of the wider rural economy and Key Statement EC3 encourages proposals that strengthen the visitor economy.

The proposed development would support the existing farm business and would likely generate additional visitors to the existing tourism attraction particularly during inclement weather. It is considered that the principle of development in this location would be acceptable.

	Observations/Consideration of Matters Raised/Conclusion:
Policy DMB3 relates particularly to recreation and tourism development. The proposed building would be well-related to an existing group of buildings and would be seen in the context of existing development comprising traditional and modern farm buildings at Hawkshaw Farm. The proposed building has been designed so as to have the appearance of an agricultural building and to respect the rural landscape in which it would be sited. The building would respect the style and appearance of existing buildings at the site and would be commensurate in size and scale with other buildings within the complex. Whilst the building would be visible from the A59 Longsight Road and other public viewpoints it is deemed that the proposed building would not be unduly harmful to the visual appearance or landscape character of the area which is considered to be a particularly well-settled area of the open countryside given its location close to the main strategic route through the borough, the A59.

The Council’s Environmental Health Officer has raised no objection to the proposals. The building would be used in conjunction with the existing tourism business and any additional noise would be well contained within the proposed building. Given the distance to the nearest noise sensitive receptor on the north side of Longsight Road there is unlikely to be any undue negative impact on residential amenity.

The proposal is to utilise the existing car park. The provision of an all-weather play barn is likely to result in an increase in overall visitor numbers although the aim of the applicant is to increase visitor numbers during the quieter periods during the week or during inclement weather. The County Surveyor considers that the capacity of the existing car park is sufficient to cater for any additional visitors.

The area of land on which the building would be located forms part of the existing farm park visitor area. The land is intensively managed and is considered to be of low ecological value. Furthermore, the immediate area lacks any features of landscape importance. There would be no requirement to remove hedgerows or trees and given the openness of the area which lacks any features of habitat it is considered that the development would have no negative impact on ecology or biodiversity.

Conclusion
Taking account of the above, the proposals would support the expansion of a local business and would improve the existing tourism attraction. This would not only benefit the applicants own business but could also potentially increase visitors to surrounding retail businesses and restaurants/cafes.

	RECOMMENDATION:
	That planning consent be granted.
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