	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0900
	[image: ]

	Date Inspected:
	~
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Construction of a steel portal frame agricultural building for livestock and machinery. Concrete hardstanding to the southern elevation.

	Site Address/Location:
	Seedalls Farmhouse Eaves Hall Lane West Bradford Clitheroe BB7 3JJ

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site lies in the Forest of Bowland AONB and beyond the end of Eaves Hall Lane approximately 2.3km from the village of West Bradford. The main building at the site is the farmhouse with adjoining barn which has been long-since converted for residential use. 

The applicant as recently purchased the farmhouse and a separate planning application has been submitted to renovate and extend the farmhouse and replace associated outbuildings. This application relates to an area of land to the west of the farmstead group which is currently used for the holding of livestock.


	Proposed Development for which consent is sought:
This application proposes the erection of a new agricultural building to be used in association with agricultural activities at the site which comprises 3.74ha of land with an additional 2.16ha rented on an informal basis. The building is proposed to be used for the accommodation of rare breed livestock as well as for the storage of farm machinery. The applicant current farms a range of livestock including 25 ewes, goats, cattle, pigs, donkeys and chickens. The applicant intends to promote and regenerate rare breeds with the sale of meat to local markets. The proposed building would facilitate the expansion of livestock numbers.

The building would provide five bays and would be of typical portal frame construction with concrete panels at low level and Yorkshire boarding above. The roof would be constructed of box profile sheeting with roof lights.


	Principle of Development:
In terms of the principle of development, Core Strategy Key Statement EC1 states that developments that contribute to farm diversification, strengthening of the wider rural and village economies or that promote town centre viability will be supported in principle. 

As set out in Policy DMG2, development needed for the purposes of agriculture is considered acceptable in principle within Tier 2 villages and outside the defined settlement boundaries.

The proposed building is designed for the purposes of agriculture with the aim to expand the agricultural activities at the site. The applicant already keeps a range of livestock at the site but the building is required to provide acceptable welfare standards and to store machinery used in association with hay making and muck spreading and spraying.

In principle, the provision of a new building to support the agricultural use is acceptable and would be restricted for agricultural use in connection with the land holding only.


	Landscape and Visual Impact:
The proposed development is located in the Forest of Bowland AONB which is designated for its landscape value and scenic beauty as set out in paragraph 172 of the Framework. Paragraph 172 states that ‘great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to these issue’. 

Core Strategy Key Statement EN2 is consistent with paragraph 172 of the Framework and seeks to protect, conserve and enhance the landscape and character of the Forest of Bowland and requires any development to contribute to the conservation of the natural beauty of the area. Policy DMG2 states that whilst regard will be had to the economic and social well-being of the AONB the most important consideration should be the impact of development on the landscape’s intrinsic value.

The proposed development site lies directly adjacent to the existing buildings at the site and would therefore form part of a recognisable group. The siting of the building would allow access through the existing farmyard with good access to the applicant’s farmland. 

Taking account of the above, the design of the building is plainly agricultural. Whilst the building’s size is large, as required for its proposed use, its appearance, form and design would otherwise reflect other agricultural buildings in the area.


	Noise and Odour Impact:
There are no residential properties located in the immediate area that are outside the applicant’s ownership. It is noted however that planning permission has been granted for the erection of a replacement dwellinghouse at Seedalls Bungalow which is located around 30 metres south of the proposed agricultural building.

There is therefore the potential that noise and odour from the proposed agricultural building could have an impact on future residential occupants of the replacement dwelling. Following discussion with the applicant several measures have been secured in order to reduce noise levels to ensure an acceptable standard of residential amenity. This includes construction of the south facing elevation of the proposed agricultural building with concrete wall panels to eaves height, the upper part of which would be clad externally in Yorkshire boarding. A scheme of tree and hedge planting would be provided along the southern edge of the concrete hardstanding to screen the development and provide additional noise attenuation. 

There is also a conditional requirement for windows in the north elevation of the replacement dwellinghouse to be fitting with double glazed units with trickle vents.


	Other considerations:
The County Surveyor raises no highway concerns.


	Conclusion:
In summary, the proposal relates to a building required for the purposes of agriculture located in a rural area. The building would be located adjacent to existing built form so would not be seen in isolation and would not result in any undue harm to the character or appearance of the AONB.

As such, it is recommended that the application be approved.


	RECOMMENDATION:
	That planning consent be granted.
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