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	Date Inspected:
	23/01/23
	Site Notice:
	N/A
	

	Officer:
	MW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Removal of existing building and replacement with steel frame mono pitch agricultural building for housing livestock and to cover an open yard area.

	Site Address/Location:
	Green Lane Farm Rimington Lane Downham Clitheroe BB7 4DW

		

	CONSULTATIONS: 
	Parish/Town Council

	No response.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations

National Planning Policy Framework (NPPF)


	Relevant Planning History:

None.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmstead within the Forest of Bowland AONB. The farm comprises over 60 hectares of grassland to the north of the settlement of Downham, accessed from Green Lane. The surrounding area is rural in character, surrounded by sporadic forms of rural development comprising farmsteads and converted barns. The farmstead falls within the AONB and a public footpath runs from south-east to north-west approximately 60 metres to the west of the farmstead.


	Proposed Development for which consent is sought:

The proposed development involves the removal of an existing agricultural building and its replacement with a steel framed, mono-pitch structure of similar form to cover the same area in addition to an open yard area. Both existing and proposed structures are of lean-to form, to extend from a large existing agricultural building. The proposed cover will be 14.5 metres in width and 27 metres in length, with a maximum height of 5.3 metres. In respect of materials, the agricultural building will feature concrete panel lower walls with Yorkshire boarding above and a fibre cement sheet roof.


	Principle of Development:

Outside of defined settlements, policy DMG2 limits development to that which meets explicit criteria including development necessary for the purposes of forestry or agriculture. Material submitted to accompany the application demonstrates the need for the proposed development within the existing functions of the farm and upon reviewing this I am satisfied the development meets this criterion. It is acknowledged that the evolution of statutory legislation has required improvements to building infrastructure within farmyards and this application is considered to fall within the remit of being ‘reasonably necessary for the purposes of agriculture’ in order to comply with existing legislation, generally reducing environmental impact and diffuse pollution within the farmyard. In light of the above, the principle of development is accepted.


	Impact Upon Residential Amenity:

Considering the existing arrangement of the farmyard and the distance of existing buildings to neighbouring residential properties, it is not considered that the proposal would result in additional impact on surrounding residential amenity. The nearest residential property is a considerable distance from the site location and therefore it is concluded that their residential amenities will be unaffected.
 

	Visual Amenity/External Appearance:

The scheme’s design successfully reflects the nature of other agricultural buildings within the area and responds well to the surrounding landscape through its siting and use of materials. With concrete lower walls and Yorkshire boarding above, the proposed agricultural building is similar to extant buildings on the farmyard. This achieves a design which is sympathetic to existing landscape character and built-form in accordance with policy DMG1 of the Ribble Valley Core Strategy. 

This notwithstanding, the siting of the proposed building is logical relative to the existing farmyard which extends from south to north. The building will be located broadly on its existing footprint and its roof will connect with another agricultural building lying to the north of the building. As a result, the proposed development would consolidate development within the farmyard and would not result in an extension or encroachment of the farmyard into open grassland. Based on this, in addition to the  siting of the development within the centre of the yard which renders the scheme non-visible from the public realm, reduces the visual impact of the development to an acceptable level.


	Ecology

A bat scoping survey undertaken in November 2022 found no evidence to suggest present or historic bat activity within the roof of the building. Consequently, the building is considered to be of negligible habitat value for roosting bats and on-site mitigation is not deemed necessary.


	Other Matters:

Whilst the impact upon the PROW running to the west of the site has been considered, the proposed development will be in excess of 60 metres away from the PROW which in any case does not pose any undue impact upon the utility of the footpath or the views from it.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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