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	Application Ref:
	3/2022/0401
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	Date Inspected:
	17/3/2022
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approve

	

	Development Description:
	Removal of existing storage building and construction of steel frame building to accommodate farm office, milking parlour and covered yard area.

	Site Address/Location:
	Higher Greenhead Farm, Gisburn Road, Sawley. BB7 4LQ

	

	CONSULTATIONS: 
	Parish/Town Council

	Bolton by Bowland, Gisburn Forest & Sawley Parish Council consulted on 28/4/22 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations

NPPF


	Relevant Planning History:

3/2020/0374:
Construction of hardcore agricultural track (Permission Not Required)

3/2019/0357:
Construction of circular, post-tensioned, Agritank slurry store 5m high x 29m diameter (Approved)

3/2016/1093:
Extension to existing livestock building to form straw/machinery store and dry manure store (Approved)

3/2016/0827:
Extension to existing livestock building to form straw/machinery store and dry manure store (Refused)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposal site relates to a farmstead situated on the outskirts of Sawley. The site contains a sizeable farmyard which includes numerous agricultural buildings and a farmhouse property. The surrounding area comprises woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Consent is sought for the construction of a steel framed building.


	Principle of development:

The proposal site lies outside of the defined settlement area of Sawley. Policy DMG2 of the Ribble Valley Core Strategy states that proposals for development outside the defined settlement areas can be considered as justifiable if ‘the development is needed for the purposes of forestry or agriculture’. 

The application site currently operates as a dairy farm. The proposed agricultural building would replace an existing outdated milking parlour and would comprise a farm office, new milking parlour and a covered yard area to reduce the risk of diffuse water pollution from agriculture. As such, the proposal would be a justifiable addition to the application site in the context of the applicant’s existing agricultural operation. Accordingly, it is not considered that the construction of an agricultural building at the proposal site would conflict with Policy DMG2 and is therefore acceptable in principle subject to an assessment of the other material planning considerations.


	Residential Amenity:

The proposed agricultural building would be sited approximately 150 metres away from the nearest neighbouring residential dwellings therefore it is not envisaged that there would be any additional noise and disturbance to any near neighbours over those normal activities associated with a working farm.


	Visual Amenity:

The proposed agricultural building would be fairly significant in terms of both footprint and height however the building would be similar in size to the larger buildings within the farmstead and as such would not appear over dominant. The proposed building would be partially sited on the footprint of the existing building to be demolished and adjoined to an existing cattle pen and as such would share an acceptable spatial relationship with the existing agricultural buildings on site. There would be no requirement to condition the removal of the building to be demolished due to the proposed building being sited on the same footprint. The proposed building would be set well back from Gisburn Road and would remain largely screened within the curtilage of the farmstead where it would only be partially viewable from an adjacent Public Right Of Way therefore the visual impact of the proposed development would be minimal. Accordingly, it is not considered that the proposal would be harmful to the visual amenities of the area.


	Ecology: 

A bat survey carried out at the proposal site on 25/4/22 found no evidence of any bat related activity however over 20 inactive Swallows nests were identified within the ground floor area of the storage building to be demolished. As such, an additional planning condition has been added to the consent in order to safeguard any protected species on site.


	Highways:

Lancashire County Council Highways have not been consulted on the proposal however the proposal is associated with the existing use of the site and as such no increase in traffic or alterations to parking and access at the proposal site is anticipated.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not be harmful to the residential amenity of any neighbouring residents, nor would it result in any harm to the visual amenities of the surrounding area.

Furthermore, the proposed development would be used in relation to an existing agricultural operation and as such would be wholly compliant with the aims and objectives of Policy DMG2.

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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