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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed erection of an agricultural building.

	Site Address/Location:
	Bridge End Farm, Wood House Lane, Slaidburn, BB7 3AH.

		

	CONSULTATIONS: 
	Parish/Town Council

	Slaidburn and Easington Parish Council:
	Consulted 4/9/23 – no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Natural England:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN2: Landscape
Key Statement EN5: Heritage Assets
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DME4: Protecting Heritage Assets
Policy DMB1: Supporting Business Growth and the Local Economy

Planning (Listed Buildings and Conservation Areas) Act Section 16 & 66

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0288:
Listed Building Consent to extend residential accommodation to farmhouse building by partial change of use of attached agricultural building (ongoing at time of writing)

3/2023/0287:
Proposal to extend residential accommodation to farmhouse building by partial change of use of attached agricultural building (ongoing at time of writing)

3/2023/0260:
Proposed erection of an agricultural building (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmstead situated on the North-western outskirts of Slaidburn. The application site comprises a farmhouse adjoined by a barn and shippon on its Western side elevation with a smaller outbuilding lying immediately to the South of the farmhouse, barn and shippon. The remainder of the farmstead comprises 13 hectares of meadow and pastureland with the large majority of this lying to the North, East and South of the farmhouse and barn. Access to the application site is from the West from Wood House Lane via an access track which crosses Lanshaw Brook before terminating approximately 30 metres to the West of the farmhouse. Woodland borders the Western and North-eastern sides of the farmhouse and barn with additional woodland lying further away to the South. The wider area comprises a mixture of isolated farmsteads, agricultural land, woodland and open countryside with the application site lying within the Forest Of Bowland Area of Outstanding Natural Beauty.
 

	Proposed Development for which consent is sought:

Consent is sought for the construction of an agricultural building. The proposed building would be sited approximately 125 metres to the North-west of Bridge End Farm within an ‘L’ shaped land parcel and is to be utilised for livestock accommodation and for the storage of feed, straw and animal sundries. Access to the building would be via a new section of access track which would adjoin to the farmstead’s existing field access track. The building would be sited on a hardcore base with an area of hardstanding linking the Northern elevation of the building up to the proposed access track.


	Principle of Development:

The application site lies outside of the defined settlement area of Slaidburn. Policy DMG2 of the Ribble Valley Core Strategy allows for the provision of development outside the Borough’s defined settlement areas on the basis of the development in question being needed for the purposes of agriculture.

The applicant currently owns a small number of livestock comprised of four pedigree Aberdeen Angus heifers and twelve Zwartable breeding sheep. It is the applicant’s intention to increase their existing livestock numbers through utilising their existing pedigree herd as breeding cattle along with an additional purchase of fifty head of cattle. It is understood that the twelve breeding sheep are due to lamb in the Spring and it is also the applicant’s intention to increase breeding ewe numbers in the future. There is currently an absence of modern livestock housing facilities within the farmstead therefore the applicant seeks consent for the construction of a general purpose agricultural building for livestock accommodation and for the storage of feed, straw and animal sundries in order to support their developing farm enterprise.

A similar development was proposed by the applicant under planning application 3/2023/0260. This proposal was ultimately refused on the basis that the applicant had failed to provide sufficient supporting information to justify the need for the agricultural building proposed. Additional concerns were also raised with respect to the design and visual impact of the agricultural building proposed. Following this, it was conveyed to the applicant that any future planning application for a similar development would need to be supported by robust evidence in order to establish the need for an agricultural building as previously proposed. The applicant was also given informal advice with respect to the siting, design and visual impact of any future proposal.

A planning statement has been submitted in support of the application which provides comprehensive information with respect to the existing use of land within the application site, the applicant’s background, labour requirements for the agricultural enterprise, existing and proposed livestock numbers, farming equipment and supplementary documentation with respect to cattle passports and movement licences.

Agricultural workers are bound by rules and good practice in relation to the welfare of livestock which require farm animals to be kept free from thirst, hunger, discomfort, pain, injury or disease, fear and distress and to possess the ability to express normal behaviour. The applicant would need to be compliant with all of the above therefore, based upon the level of supporting information provided, the provision of livestock housing on the applicant’s holding is considered to be necessary in order to support the existing and future development of the applicant’s agricultural enterprise. 

Accordingly, the proposed development would satisfy the requirements of Policy DMG2 and is therefore considered to be acceptable in principle subject to an assessment of additional material planning considerations.


	Impact upon setting of Listed Building:
	
The proposed agricultural building would be sited in the vicinity of Bridge End Farm which holds Grade II Listed Building status. The listing description for Bridge End Farm reads as follows:

‘House, c.1800. Squared limestone rubble with sandstone dressings and slate roof. Double-pile plan with central entry and end stacks. 2 storeys, 2 bays. Windows tripartite with plain, stone surrounds and square mullions, the central lights being sashed with glazing bars. The doorway is covered by an open stone porch with flat roof. Shaped stone gutter brackets and gable copings with kneelers.’

With regards to assessing development affecting the setting of a Listed Building, Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states: 

‘In considering whether to grant planning permission [or permission in principle] for development which affects a listed building or its setting, the local planning authority or, as the case may be, the Secretary of State shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.’ 

In addition, Key Statement EN5 of the Ribble Valley Core Strategy states: 

‘The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value; their important contribution to local character, distinctiveness and sense of place; and to wider social, cultural and environmental benefits.’

In this instance, the proposed agricultural building would be sited within the South-western corner of a field parcel located approximately 125 metres away to the North-west of Bridge End Farm. The field parcel in question is located on the site’s higher topography above the ground level of the main farmyard with mature trees sited between the farmhouse and South-western corner of the field parcel. As such, the proposed agricultural building would not be read in concert with Bridge End Farm when facing towards the North-west from the main farmyard by virtue of the site’s topography and mature tree screening in place. 

In equal measure, the site’s land topography and mature tree screening would prevent the agricultural building from being read in concert with the farmhouse in long distance views from the East from Public Right Of Way FP0340003. 

There is potential for the proposed agricultural building to be partially read in concert with the farmhouse when facing South from Public Right Of Way FP0340004 however given vertical orientation of the proposed building and separation distance that would be in place between the farmhouse and building, it is not considered that the siting of the proposed development would detract from the setting of the heritage asset. 

Public views into the interior of the field parcel to accommodate the agricultural building are otherwise minimal to non-existent by virtue of the existing tree cover in place and absence of any additional Public Rights Of Way within the immediate vicinity of the farmstead.

Consequently, it is not considered that the proposed development would be harmful to the setting of the heritage asset in this instance. The proposal would therefore satisfy the requirements of Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 and Key Statement EN5 of the Core Strategy.


	Impact Upon Residential Amenity:

The proposed agricultural building would be located approximately 270 metres away from the nearest residential receptor of Myttons Farm therefore it is not anticipated that use of the building as proposed would have any undue impact upon the amenity of any neighbouring properties.
 

	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, features and building materials.’

Concerns were previously raised with respect to the design and visual impact of the agricultural building proposed under previously refused planning application 3/2023/0260. The applicant was subsequently advised to consider a building of reduced scale and size with respect to footprint, height and cubic volume in the event of submitting any future formal planning application. 

The building currently proposed comprises a significant reduction in footprint from the previously refused scheme, with the building’s footprint being almost three times smaller than the footprint of the previous refused building. In addition, the eaves height of the building has since been reduced following negotiation which in turn has reduced the overall height of the building. The proposed building would nonetheless be a fairly sizeable addition to the farmstead however in this instance the size of the building is considered to be proportionate in relation to the quantity of livestock and storage to be accommodated to support the existing and future development of the applicant’s agricultural enterprise.

Furthermore, as previously conveyed, public views into the interior of the field parcel to accommodate the agricultural building are largely limited and similar sized agricultural buildings are prevalent within neighbouring farmsteads in the locality therefore it is not considered that the proposed building would read as an overtly conspicuous or anomalous addition to the application site or surrounding landscape.

Accordingly, the proposed development would accord with the aims and objectives of Paragraph 130 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy. 


	Highways and Parking:

No changes are proposed to on-site vehicle parking and it is not anticipated that the development as proposed would lead to any undue impact upon the surrounding highway network.


	Landscape/Ecology:

Analysis shows that the proposed livestock building would be sited within the Impact Risk Zones pertaining to Myttons Meadows Site of Special Scientific Interest (SSSI) and North Pennine Dales Meadows Special Area of Conservation (SAC). The interest features of these sites may be sensitive to impacts from aerial pollutants which may be emitted from the proposed development. As such the application could have potential significant effects on these designated sites therefore consultation has been undertaken with Natural England who initially made requests for a SCAIL (Simple Calculation of Atmospheric Impact Limits) assessment to be provided in support of the application. A SCAIL assessment has since been provided and reviewed by Natural England who have no objections to the proposed development on the basis that the proposed development would not damage or destroy the integrity or interest features of the SSSI and SAC sites referenced above. No other ecological constraints were identified in relation to the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

A functional need for an agricultural building on the application site has been established. Furthermore, it is not considered that the proposal would have any undue impact upon residential amenity for any neighbouring residents, nor is it considered that the proposal would be of detriment to the visual amenities or ecology of the immediate or wider area.

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 consent be granted subject to the imposition of conditions.
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