	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2021/0905
	[image: ]

	Date Inspected:
	29/09/2021
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Construction of one two-bedroom, single-storey dwelling with one attached one-bedroom holiday let.

	Site Address/Location:
	Land adj Skirden Hall Barn Wigglesworth Road Slaidburn BD23 4SX

		

	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC (Highways):
	

	No objection subject to conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	Two letters of support have been received and contain the following points:

· Applicants are highly respected and successful breeders of pedigree sheep and operate a viable farm business.
· There is a need to live on site for animal welfare grounds.
· Electric car, working from home etc. mean that new countryside dwellings not as unsustainable as previously thought.
· Shortage of single storey dwellings in countryside.


	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 – Landscape
Key Statement H1 – Housing Provision
Key Statement EC3 – Visitor Economy
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations 
Policy DMG3 – Transport and Mobility
Policy DME2 – Landscape and Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DMH3 – Dwellings in the Open Countryside and AONB
Policy DMB3 – Recreation and Tourism Development

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:
3/2009/0440 - Proposed construction of 3no. holiday lets and garage conversion for ancillary use. Approved with Conditions.

3/2007/0825 - Erection of agricultural building. Approved with Conditions.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site is located in the Forest of Bowland AONB close to the settlement of Tosside and adjacent to a small group of buildings formerly associated with Skirden Hall that are at the end of a 300-metre-long access track. To the north-west is Skirden Hall Plantation.

The application site is located to the north-west of Skirden Hall Barn. Planning consent was granted in July 2009 for the construction of three single-storey holiday lets at the site. The units were for use as short-term holiday accommodation. On a visit to the site on 29 September 2021, footings had been laid. The Design and Access Statement (DAS) submitted with the application states that development of the approved development commenced not later that the expiry date of three years and that work commenced following registration under Building Control. However, building control application 3/2012/1051/B was only approved conditionally and no inspections were ever made.

To the west of the site is an existing agricultural building that is in the ownership of the applicant. At the time of the site visit as static caravan was present at the site, located within a bay of the building, and was being occupied as accommodation by the applicants. The applicant also owns around 6 hectares of land and rents a further 32 hectares of grass land.


	Proposed Development for which consent is sought:
This application proposes the erection of a new farm workers dwelling and attached holiday cottage on the same footprint as the previously approved holiday units. The proposed building would be faced with stone and slate. The building would be 2.8m to the eaves and 6m to the ridge, higher than the previously approved building.

The previously approved holiday units had a simple gable roof. The proposals include pike dormers on the front elevation. The site layout remains similar to the previously approved layout with modest garden areas to the front and rear and associated parking for up to four vehicles.


	Principle of Development:
The application site lies outside of any defined settlement boundary and is located with the Forest of Bowland AONB. Policy DMH3 of the Ribble Valley Core Strategy states that within the Open Countryside and AONB, residential development will be limited to “Development essential for the purposes of agriculture… In assessing any proposal for an agricultural, forestry of other essential workers dwelling, a functional and financial test will be applied”. Paragraph 80 of the NPPF is also relevant and states that Local Planning Authorities should avoid new isolated homes in the countryside unless there are special circumstances such as the essential need for a rural worker to live permanently at or near their place of work in the Countryside. Cancelled PPS7 Annex A criteria and tests still have a valid role in assisting to evaluate farm worker dwelling proposals.

In order to determine whether there is justification for an agricultural workers dwelling at the application site it must be established that there is an existing functional and financial need for an agricultural workers dwelling. A functional test is necessary to establish whether it is essential for the proper functioning of the enterprise for one or more workers to be readily available at most times. Such a requirement might arise, for example, if workers are needed to be on hand day and night: (i) in case animals or agricultural processes require essential care at short notice; (ii) to deal quickly with emergencies that could otherwise cause serious loss of crops or products, for example, by frost damage or the failure of automatic systems. 

There is limited information provided to demonstrate that the functional test is met. The submitted DAS states that the applicants breed approximately 100 lambs annually. The supporting letter from Richard Turner & Son states that the ‘land would support a flock of 250 ewes’. No details have been provided to confirm existing livestock numbers, nor is there any information or reasoning provided within the application to demonstrate that there is a function need for an agricultural worker to reside on site. The application also fails to provide details of the applicant’s land holding or details of the rental arrangement for additional farmland. 

Given the lack of information the local planning authority cannot be satisfied that there is need for additional accommodation on this farm unit to serve the needs of the enterprise.

New permanent accommodation cannot be justified on agricultural grounds unless the farming enterprise is economically viable. A financial test is necessary for this purpose, and to provide evidence of the size of dwelling which the unit can sustain. No financial accounts have been provided. It is noted that within the 2009 application for three holiday units, the DAS states in relation to the farming activity at the site that, ‘there is no guarantee for long term rented land, coupled with fluctuating lamb prices, future planning of 6.00 hectares of land is not financially viable’. It was proposed that the provision of three holiday units would diversify the applicant’s income to sustain a livelihood. Given the lack of information, the financial test has not been met.

Taking the above into account, based on the information provided, the applicant has failed to demonstrate that there is an essential requirement for an agricultural workers dwelling at the site. As such, the provision of a new dwelling in this location would be contrary to policies DMG2 and DMH3 of the Core Strategy and would result in an isolated home in the countryside without sufficient justification contrary to paragraph 80 of the Framework.

The provision of tourism accommodation at the site is considered to be acceptable in principle.


	Design and Visual Appearance:
[bookmark: OLE_LINK2]The development is proposed on land designated as an Area of Outstanding Natural Beauty (AONB) (see policies EN2 and DME2 of the Core Strategy and section 15 of the National Planning Policy Framework). The AONB has the highest status of protection in relation to landscape and scenic beauty. As such, the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced.

The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will also be important factors.

The surrounding area is classified as Rolling Upland Farmland in the AONB Landscape Character Assessment, characterised by isolated farmsteads and stone barns. This Landscape Character Type is considered to have limited capacity to accommodate change without compromising key characteristics. The application site is physically closely related to the existing complex of buildings at Skirden Farm. This would serve to ensure that the proposed building would be suitably located from a functional perspective. 

It is considered that the proposed siting of the building is the most suitable location from both a visual and functional point of view. There would be views of the building from public rights of way to the south (FP-13) and east (FP12) but the proposed development would be framed in the context of existing built form. It is noted however that the design alterations when compared with the previously approved development, including additions to the roof and increasing the building’s height, would make the proposed development more prominent than the development that was previously granted at this site.

The use of traditional, local materials including natural stone and slate would aid assimilation into the existing group of buildings at the site. 

Agricultural dwellings should be of a size commensurate with the established functional requirement. Dwellings that are unusually large in relation to the agricultural needs of the unit, or unusually expensive to construct in relation to the income it can sustain in the long-term, should not be permitted. It is the requirements of the enterprise, rather than those of the owner or occupier, that are relevant in determining the size of dwelling that is appropriate to a particular holding.


	Effect on Residential Amenity:
The closest property to the application site is Skirden Hall Barn. The front elevation of this neighbouring property is located around 20m from the proposed south-east gable elevation. This elevation would contain a single bathroom window that would be obscure glazed. There are no other concerns relating to light, outlook or noise.


	Other Considerations:
The County Highways Officer has raised no objection and is satisfied that the proposed parking area is sufficient to serve the development.  The Highways Officer has requested that the first five metres of the access drive be surfaced with tarmacadam or similar hard bound material and to be secured by planning condition.

It is noted that the application includes part of the access drive into the site. The applicant has signed Certificate A of the planning application form indicating that the section of track is in sole ownership of the applicant. The additional length of track to Slaidburn Road has not been included within the red edge on the submitted location plan.

There are no features within the site that are considered to be of ecological importance. However, the site does lie directly adjacent to Skirden Hall Plantation which has the potential to offer good foraging habitat for bats. As such, should consent be granted, there would be a requirement to provide suitable bat roosting/nesting features on the building, details of which would have to be submitted to and agreed by the local planning authority.

Grade II Listed Chapel House is located adjacent the entrance to the site from Slaidburn Road. However, it is not considered that the proposals would result in any negative impact on the setting of this designated heritage asset.


	Conclusion:
In summary, the applicant has failed to demonstrate that there is an essential requirement for an agricultural workers dwelling at the site. As such, the provision of a new dwelling in this location would be contrary to policies DMG2 and DMH3 of the Core Strategy and would result in an isolated home in the countryside without sufficient justification contrary to paragraph 80 of the Framework. Accordingly, it is recommended that the application be refused.


	RECOMMENDATION:
	That the application be REFUSED for the following reasons:

	1. The proposal is contrary to Key Statement DS1 and Policies DMG2 and DMH3 of the Ribble Valley Core Strategy in that approval would lead to the creation of a new dwelling in the open countryside without sufficient justification. The proposed development would create a harmful precedent for the acceptance of other similar unjustified proposals which would have an adverse impact on the implementation of the planning policies of the Council contrary to the interests of the proper planning of the area in accordance with core principles and policies of the NPPF.
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