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	Development Description:
	Proposed erection of a two-storey detached farm workers dwelling with attached garage and the creation of a garden area and balancing pond. 

	Site Address/Location:
	Thornley Hall Farm Up Bedlam Road Thornley PR3 2TN

	

	CONSULTATIONS: 
	Parish/Town Council

	Thornley with Wheatley PC note that this full/detailed planning application shows a slight change in the position of the proposed dwelling but this does not appear to have an adverse impact on the landscape. No objections are raised.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	
	LCC: the proposed dwelling will be assessed off Up Bedlam Road which is C classified subject to 60 mph speed limit.

No objection subject to conditions relating to construction management plan, site access, visibility splays, surface water and surface materials, parking and turning facilities, electric vehicle charging point and cycle storage. 


	

	CONSULTATIONS: 
	Additional Representations.

	Alan Jackson Land Agent – Gave advice regarding NPPF and the test for essential need.  Considered on the outline application that a functional need for two full time agricultural workers on the site had been established.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DS1: Development Strategy 
Policy DS2: Sustainable Development
Policy EN3: Sustainable Development and Climate Change
Policy EN5: Heritage Assets
Policy DME4: Protecting Heritage Assets
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations
Policy DMH3: Dwellings in the Open Countryside & the AONB
Policy DME3: Site and Species Protection 

National Planning Policy Framework
The Planning (Listed Buildings and Conservation Areas) Act 1990


	Relevant Planning History:

Various applications relating to agricultural buildings dating back to the 1990’s with more recent applications in 2018, 2019 and 2020 relating to the agricultural unit.

3/2022/0265: Outline for erection of a farm workers dwelling and new access of the highway - Approved.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is located within an agricultural holding of 109ha within the Forest of Bowland Area of Outstanding Natural Beauty. 

Thornley Hall Farm is a Grade II Listed Building used as part of an established farmstead and lies approximately 2.5km southeast from Chipping. The surrounding area is predominantly agricultural in character with the AONB, Policy DMG2 restrict development subject to a number of exceptions, one of which is the development must be required for the purposes of agriculture.

The farmstead is made up of a number of different buildings and is of a substantial size and a stone barn, includes cow cubicles, heifer feed store, calf shed, storage buildings, covered silage, open silage clamps and the farmhouse.


	Proposed Development for which consent is sought:

The proposal seeks permission for the construction of an essential dwelling for agriculture and creation of a vehicular access off the public highway, Up Bedlam Road which is a C classified road.


	Principle of Development:

Policy DMG2 and DMH3 allow for the development of new buildings limited to the purposes of agriculture.  A  functional need for one detached dwellinghouse for an agricultural worker on this site has been established under outline application 3/2022/0265.

In that application evidence was provided to demonstrate a requirement for two full time workers at the established agricultural holding. Whilst the existing farmhouse had an additional unit established creating a separate household it is understood this had been used for a holiday let and the agent has confirmed that this use has now ceased. Part of the evidence provided relates to the need for future succession of the farm down to both sons as the main farm worker reaches retirement age.  This is permissible in terms of national policy and has been accepted elsewhere.  The proposed dwelling would be occupied by an identified family member to provide the security of succession within a timely manner.

In the case a condition would be necessary to secure the occupancy of the existing farmhouse to an agricultural worker as well as the new dwelling to ensure that the need to accommodate 2 full time workers is met.  


	Impact upon Listed Building(s) and Setting:

Thornley Hall is a Grade II listed building built in the early 18th Century with remains from the 17th Century. The hall lies on the roadside with the existing farm dairy parlour lying directly to the north and further associated agricultural buildings lying to the west, northwest and northeast. Due to the location of the proposed agricultural dwelling, it will be well screened from the Hall by existing agricultural buildings on the farm and the undulating nature of the land. The proposed development therefore will not lead to any undue harm to the significance of the listed building and therefore accord with policies EN5 and DME4.


	Residential Amenity:

Apart from the existing farmhouse there are other residential properties within close proximity to the site which could be affected by this proposal.

Thornley Hall Cottage lies over 150m to the east of the site close to the Listed Farmhouse and separated by the existing farmbuilding and therefore would not be affected by this proposal.

Thornley Smithy Cottage is closer to the site at approximately 30m to the southwest separated by Up Bedlam Road.  The northern part of this structure is a barn which has windows facing onto the highway.  The dwelling to the southern side has windows facing to the east which would have oblique views of the proposed dwelling; however, there is sufficient distance between the two dwellings not to result in any undue impact.  


	Visual Amenity/AONB:

As the site lies within the Forest of Bowland Area of Outstanding Natural Beauty it is protected by both local and national policy. 

Para 176 of the NPPF relates to development within the AONB (recently renamed a National Landscape Designation which emphasises the national importance of AONBs). Great weight is given to conserving and enhancing landscape and scenic beauty in this area which have the highest status of protection. The scale and extent of development within these areas should be limited, sensitively located and designed to avoid or minimise adverse impacts. 

Para 80 of the NPPF relates to isolated dwellings and allows for an essential need for a rural worker to live permanently at the site.

Plans have been submitted which show a two storey four bed detached dwelling with attached garage on a similar site to that previously approved.

The proposed access from Up Bedlams Road would result in some of the hedgerow along the road frontage to be removed in order to facilitate the access and visibility splays. The planting of replacement hedgerow can be controlled by an appropriate condition. 

The site is quite prominent within public viewpoints and is sited close to, and accessed from, a classified road therefore it is important to site it close to the existing buildings and limit its scale and prominence as much as possible.

Details of appearance, layout and scale have been submitted and these elements are critical to achieving an acceptable scheme. It is proposed that the detached four bed dwellinghouse would measure 8.7m x 11.7m x 7.85m to ridge (5.078m to eaves) with attached garage measuring 5.6m x 6.65m x 3.327m to ridge (2.75m to eaves) constructed in random stone and blue slate with quoin stones, lintels, sills and mullions.  The windows and doors would be Grey Powder coated aluminium and a total of four velux windows. A single storey porch measuring 3.7m wide would provide a focal point on the frontage.  The amount and size of glazing has been reduced to provide a more appropriate solid to void ratio. 

The dwelling would comprise of a lounge, farm office/boot room and entrance hallway with an open plan kitchen/dining and family room at ground floor and two ensuite bedrooms, two further bedrooms and a shared bathroom at first floor.

The level of accommodation proposed and the fenestration is considered to be acceptable for this type of development in this location.

The proposed dwellinghouse would be sited approximately 150m from the existing listed farmhouse and approximately 18m from the nearest farmbuilding. The finished floor levels would be 15cm above slab level with the ground level reduced by cutting away some of the land by a maximum of 1.26m this will result in the house being less prominent and the slab level for the house being on a similar level to the adjacent highway rather than 1m above it.

The development would be of acceptable design and have an acceptable impact on the AONB and visual amenity. 


	Trees and Landscaping:

An Arboricultural Report has not been submitted and the proposal would not result in any undue impact on any trees within or adjacent to the site.

Details of a proposed landscaping scheme are required in order to address any potential concerns over screening.  The amount of hedgerow to be lost to form the access been reduced to a total length of approximately 6/7m of hedgerow that would need to be removed. An appropriate condition for the replacement of this within the site can be attached to any grant of permission.


	Highways:

The proposal will require a new access from Up Bedlam Road which is a C classified road subject to a 60mph speed limit. A traffic report and survey together with proposed visibility splays/sight lines have been submitted which are acceptable from a highway safety perspective.  
The visibility splays would result in the loss of approximately 7m of hedgerow and this would require replacement planting of a similar amount of native hedgerow in the vicinity. 

LCC Highways have requested appropriate conditions relating to access arrangements, visibility splays, surface water and access surfacing are attached to any grant of permission. A construction management plan is not considered necessary for this proposal and cycle provision can be accommodated within the garage which will be restricted for the storage of  vehicular and cycle provision only. The maintenance of the hedgerow can be covered by an appropriate condition for the visibility splays to be provided and maintained. 

Therefore, the access proposed would be acceptable subject to appropriate conditions and replacement of the hedgerow required to be removed in an appropriate location.


	Drainage:

The proposal seeks to construct an attenuation basin as percolation tests carried out have shown that a soakaway would not be feasible and therefore alternative drainage measures are proposed.  The attenuation basin would have a depth of 1m and store 30 cubic meters of surface water and discharge at a rate of 0.5l/s into the existing watercourse.

The proposed drainage scheme would be acceptable subject to appropriate conditions. 

	Observations/Consideration of Matters Raised/Conclusion:

A functional need for a further agricultural workers dwelling on the site has been demonstrated.  Both the proposed dwelling and existing farmhouse are to be restricted with appropriate agricultural ties.  

The proposed development would meet the criteria for allowing development outside of a settlement boundary and within the Forest of Bowland Area of Outstanding Natural Beauty, and is considered to be of acceptable design and with an acceptable visual and landscape impact subject to conditions.


	RECOMMENDATION:
	Approve subject to conditions.
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