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	Development Description:
	Proposed steel framed building for covered manure store and storage of bulk feeds and machinery at Belle Vue Lane. Construction of an agricultural track between Belle Vue Lane and Twitter Lane to terminate opposite the playing field car park.

	Site Address/Location:
	Land adjacent to Bonny Barn Pasture, Belle Vue Lane, Waddington.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 6/11/23 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections subject to conditions.

	

	Natural England:
	No objections.

	
	

	LCC Archaeology:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal which is summarised as follows:

· The proposed development would encroach onto land not in the applicant’s ownership

· Concerns over the impact upon the structural integrity of a shared access arising from vehicle routing to the application site in the event of planning consent being granted with a request made for construction of the proposed agricultural track to be completed prior to construction of the proposed agricultural building

With respect to the first concern raised, an erroneous Location Plan was originally submitted in support of the application and this has since been amended to reflect the proposed development within the confines of land solely in the applicant’s ownership. 

The second concern is noted however the issue of any potential damage to a shared access falls within the realm of a civil matter and as such cannot be considered as a material planning consideration as part of the assessment of this planning application.


	

	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
Key Statement EC1: Business and Employment Development
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME2: Landscape & Townscape Protection
Policy DME3: Site and Species Protection and Conservation
Policy DME4: Protecting Heritage Assets
Policy DMB1: Supporting Business Growth and the Local Economy

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2022/0240:
Proposed steel framed building to cover sheep handling pens adjacent to a general purpose agricultural building (Approved)

3/2020/0992:
Construction of a general purpose agricultural building and sheep handling pens, creation of fenced compound. Hedgerow planting (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to two agricultural land parcels situated on the Western edge of Waddington in the Forest Of Bowland National Landscape. The Northernmost of the two land parcels abuts the Northern side of Belle Vue Lane and currently comprises two adjoined agricultural buildings and an area of hardstanding within its South-eastern corner. Access to this land parcel is via Belle Vue Lane. The Southernmost of the two land parcels lies directly opposite to the aforementioned agricultural buildings on the Southern side of Belle Vue Lane and comprises grassland void of any built form with hedgerows lining its North-eastern and South-western perimeters. Access to this parcel from the North and South is from Belle Vue Lane and Twitter Lane respectively. The surrounding area comprises a mixture of agricultural land, woodland and open countryside.


	Proposed Development for which consent is sought:

Planning consent is sought for the construction of a steel framed agricultural building to store manure, bulk feeds and machinery. The proposed building would be adjoined to the South-western side elevation of the existing agricultural building approved under planning application 3/2020/0992. The proposed agricultural access track would run along the North-eastern perimeter of the Southernmost application land parcel with its North-western and South-eastern access points sited at Belle Vue Lane and Twitter Lane respectively.


	Principle of Development:

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

In this instance, it is understood that the applicant has recently expanded their existing livestock numbers which in turn requires the acquisition and storage of bulk feeds for the purposes of viability. The application’s supporting information also makes reference to the application site lying with a Catchment Sensitive Farming Priority area which allows the applicant to claim capital funding subject to manure stores being covered in order to avoid instances of diffuse water pollution. As such, consent is sought for the construction of a building for storing manure, bulk feeds and machinery. It is also understood that access to the application site from Belle Vue Lane for larger farm vehicles is frequently restricted due to occurrences of parked cars therefore consent is sought for a new agricultural access track to the site in order to improve access to the application site.

Taking account of the above, it is considered that the proposed building and access track would be a justifiable additions to the application site in the context of the applicant’s existing agricultural operation. Accordingly, it is not considered that the proposed development would conflict with Policy DMG2 and is therefore acceptable in principle subject to an assessment of additional material planning considerations.


	Impact Upon Residential Amenity:

The proposed agricultural building would be located approximately 180 metres away from the nearest residential dwelling in the area and as such does not raise any concerns with respect to its impact upon neighbouring amenity. The South-eastern access point to the proposed agricultural access track is sited approximately 20 metres away from properties on Pinder Close however it is not considered that the anticipated frequency of use of the proposed access track would result in noise and disturbances that would be of detriment to the neighbouring residents.


	Visual Amenity/External Appearance:

Paragraph 135 (c) 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’.

Policy DMG1 of the Ribble Valley Core Strategy provides additional 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 and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

With respect to development within the AONB, Paragraph 182 of the NPPF states:

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty.’

The above is reiterated within Key Statement EN2 of the Core Strategy: 

‘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.’
In this instance, the proposed agricultural building would comprise an identical footprint to the existing building on site approved under application 3/2020/0992 with its North-eastern side elevation symmetrically adjoined to this building therefore the building proposed would be read in concert with the existing built form on site when viewed from within the surrounding landscape. The proposed building would exceed the height of the existing buildings on site however the difference in height would be marginal and would read as symmetrical in the context of the ascending roofscape profile that would be in place between the existing and proposed buildings. Furthermore, the building would match the external appearance of the existing buildings on site and as such would not read as an incongruous addition to the application site. The proposed building would be viewable from Belle Vue Lane which serves as a Public Right Of Way and as such would have some visual impact within the public realm however the building would appropriately assimilate into the existing site therefore the visual impact of the proposal is considered to be acceptable. 

The proposed agricultural access track would be viewable from both Twitter Lane and Belle Vue Lane however the track would be sited directly adjacent to existing boundary features at the ground level and as such would sufficiently integrate into the land parcel without reading as an isolated or incongruous feature within the surrounding landscape.

Taking account of the above, it is not considered that the proposed development would be harmful to the visual amenities of the immediate area or wider landscape. The proposal would therefore satisfy the requirements of Paragraph 135 (c) and 182 of the NPPF and Key Statement EN2 and Policy DMG1 of the Core Strategy.


	Highways and Parking:

Lancashire County Council Highways initially made a request for further information to be submitted to demonstrate adequate visibility splay provision at the proposed access at the South-eastern end of the proposed agricultural access track on Twitter Lane however this information was provided as part of the original submission of the application. Following further review of the proposal the LHA have since deemed the visibility splays depicted on the application’s proposed field access layout drawing to be satisfactory. The LHA have recommended for the imposition of conditions with respect to the maintenance of the aforementioned visibility splays and construction materials for the site access off Twitter Lane. Notwithstanding this, it is not considered that the proposed development would have any undue impact upon the surrounding highway network.


	Landscape/Ecology:

Analysis shows that the proposed manure store building would be sited within SSSI Impact Risk Zones pertaining to Bowland Fells Site of Special Scientific Interest (SSSI). 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 have raised no objections to the proposed development on the basis that the proposed development would not have significant adverse impacts on the SSSI site referenced above. No other ecological constraints were identified in relation to the proposal.


	Other Matters:

Archaeological Hazard Area

Analysis shows that the South-eastern end of the proposed agricultural access track partially lies within an Archaeological Hazard Area. Consultation has been undertaken with Lancashire County Council’s Archaeology team who having reviewed their records have raised no objections to the proposed development on the basis of the affected area having no impact upon any archaeological assets.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would not be harmful to the amenity of any neighbouring residents, nor would the works proposed result in any harm to the visual amenities of the area or pose any issues with respect to highway safety.

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

As such, 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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