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	Development Description:
	Erection of an agricultural building and revised gate access. 

	Site Address/Location:
	Lower Edge Farm Tinklers Lane Slaidburn BB7 4TP. 

		

	CONSULTATIONS: 
	Parish/Town Council

	Slaidburn and Easington Parish Council raise no objection but have concerns over future development on the site. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN2:	Landscape
Key Statement EN5:	Heritage Assets
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets

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


	Relevant Planning History:

3/2023/0342: Prior notification for a proposed agricultural building (length 18.5 metres, height to eaves 4.6 metres, breadth 9.3 metres, height to ridge 6 metres). – Permission Required.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing agricultural holding located on the northern side of Tinklers Lane, Slaidburn. The site is within the designated Forest of Bowland AONB being located in a largely rural area characterised largely by open aspect agricultural land.


	Proposed Development for which consent is sought:

Consent is sought for the erection of an agricultural building and associated revised gate access. The building proposed would measure 18.5m by 9.3m and would be constructed of concrete panels, Yorkshire boarding and box profile roof sheets. The application also seeks to revise the existing gated access so that it benefits from a greater set back from Tinklers Lane itself. 


	Principle of Development:

The application site lies outside the defined settlement boundary of Slaidburn. Policy DMG2 of the Ribble Valley Core Strategy states that proposals for development outside the settlement areas can be considered as justifiable if “the development is needed for the purposes of forestry or agriculture”. 

In this instance, consent it sought of the erection of an agricultural building for the purposes of housing livestock, farm machinery and hay/straw. In a supporting statement the applicant has advised that they have used the land for approximately 15 years to house a flock of sheep but have had access to farm buildings at the previously associated Lower Edge Farm. The applicant now intends the purchase the 5.5-hectare land parcel and will no longer have use of the buildings at Lower Edge Farm. Within the agricultural information form, the applicant has advised they currently own 30 ewes, 2 tups and 50 lambs. However, a smaller number of livestock were observed during a site visit in August 2023 and no certification for the livestock has been provided. In respect of farm machinery and tools, the applicant has declared they own a trailer for the purposes of transporting hay and livestock, as well as some smaller pieces of equipment including shears, hurdles, a sheep race and feeding equipment. The proposal raises a number of concerns in respect of size. The footprint of the building proposed will measure 172 squared metres, which given the number of existing livestock and limited farm machinery, the size is considered to be excessive. A location plan has been submitted with the application which shows the extent of the land owned/to be purchased. There has been no evidence provided to assist in establishing the nature of applicant’s intentions for the land, including whether the agricultural use is associated to an enterprise or is for recreational use, and any growth projections. Given the parcel of land will no longer be associated with Lower Edge Farm, which has a longstanding agricultural history, there are concerns over the need for the building. 

Taking account of the above, the proposed agricultural building is unduly large in terms of its significant footprint in relation to the size of the land parcel and its proposed use. In addition, there is no evidence to justify the need for a building of the size and scale proposed. As such, the proposal would fail to accord with Policy DMG2 of the Core Strategy and is therefore considered unacceptable in principle based on the information provided. 

The proposal site is also situated within the Forest of Bowland Area of Outstanding Natural Beauty and therefore additional consideration will also be given towards the effect of the proposal on the aesthetic character of the surrounding landscape. 
 

	Impact upon Listed Building(s) and Setting (Where Applicable):

The proposed development is in close proximity to the Grade II listed Lower Edge Farmhouse. As such, careful consideration must be given into the impact the proposed building will have on the setting of the Listed Building. Lower Edge Farm itself comprises a number of existing farm buildings and the proposed development is considered a sufficient enough distance away from the Listed building that it won’t have an undue impact on the setting. 


	Impact Upon Residential Amenity:

The proposed agricultural building is sited in close proximity to the neighbouring Tinklers Farm and as such careful consideration must be given into potential harm to residential amenity. Tinklers farm comprises a number of out buildings as well as a residential dwelling, all of which are attached. The proposed agricultural building is sited adjacent to Tinklers Farm and its associated buildings and as such there is a potential for loss of light and overbearing impact. Desktop analysis shows that the proposed building is sited approximately 25m from the residential dwelling and due to existing topography, the proposed building would host an elevated position when compared with Tinklers Farm. However, given the proposed building will lie slightly East of the residential dwelling, facing an outbuilding, it is not considered that the impact would be so great that it would warrant refusal solely on these grounds. 


	Visual Amenity/External Appearance:

Paragraph 130 of the NPPF states: 

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

In addition, Policy DMG1 of the Core Strategy provides general design guidance as follows:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials.’

With regards to proposals for development within the AONB, Key Statement EN2 of the Ribble Valley Core Strategy states:

‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved, and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area… as a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, feature and building materials.’ 

Moreover, Policy DMG1 of the Ribble Valley Core Strategy states that all development must ‘be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style’ and ‘not adversely affect the amenities of the surrounding area’. 

The proposed agricultural building is to be sited on an existing area of hardstanding on the Southern side of the land parcel. This area of hardstanding is sited directly adjacent to Tinklers Lane, which is classified as a C Road, resulting in the proposed building taking a prominent position within the street scene. At present, there are no other agricultural buildings on this parcel of land. As such, the development raises significant concerns in respect of the degree of visual separation from existing agricultural buildings, resulting in undue harm to the openness of the landscape. In addition, the proposed building raises concerns in respect of scale. It is to comprise an eaves and ridge height of 4.6m and 6m retrospectively, increasing its visual impact. 
	
Given the visual prominence and size of the proposed agricultural building, in conjunction with the absence of any similar structures within the immediate vicinity, the proposed development would appear an incongruous and unsympathetic addition to the application site and would dominate and detract from the visual amenities of the immediate and wider AONB landscape. The proposal is therefore in conflict with Paragraph 130 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy. 


	Highways and Parking:

LCC Highways were consulted in relation the proposal given the proposal comprises an access to a classified road. The LHA have reviewed the access and have no comments to make given that the access is existing and is already used to access the agricultural field. However, this is subject to conditions. Further plans would be required establishing that the gate is setback 6m from the public highway to ensure that agricultural vehicles using the access do not block the public highway to operate the gate and that surfacing improvements are made.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

	That planning consent be refused for the following reason(s).

	01:
	The proposal by virtue of its scale, visual prominence, design and location would result in an unsympathetic form of development that would dominate and detract from the visual amenities of the surrounding AONB landscape. In addition, there is no identifiable need for an agricultural building of this scale based on the information provided. The proposal would therefore be in conflict with Paragraph 130 of the NPPF, Key Statement EN2 and Policy DMG1 and DMG2 of the Ribble Valley Core Strategy.
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