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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Change of use of land for the siting of two shepherd's hut for use as holiday accommodation 

	Site Address/Location:
	Forty Acre Farm Forty Acre Lane Longridge PR3 2TU

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections. No issues with amended plans. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	RVBC Environmental Health:
	Site License required. Following a meeting with the applicant is satisfied that the development could comply with the license conditions. 

	

	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 EN4:	Biodiversity and Geodiversity

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DME3:	Site and Species Protection and Conservation
Policy DMB3:	Recreation and Tourism Development

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2022/0479 – Prior Approval for change of use of agricultural building to form a farm kitchen (Class R – Flexible Commercial Use) – Permission not Required


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site forms part of, and extends slightly to the south of, the farmstead of Forty Acre Farm, to the south of Forty Acre Lane, on the outskirts of Longridge. A working farm which also provides a workshop and farm kitchen on site for functions and outside catering known as the Lovely Cow Shed.

The surrounds are predominantly rural, with the immediate surrounds comprising of various farm buildings some of which are large in scale. The site is located within the designated Forest of Bowland National Landscape (formerly AONB). A PROW passes through the farmstead from Forty Acre Lane before splitting into both a SW and SE direction, with the SE path passing close to the proposed siting of the two shepherd huts.


	Proposed Development for which consent is sought:

The proposal seeks consent for the siting of two shepherd’s hut for holiday accommodation. 
Consent was also sought for use for accommodation for in-house cooking purposes however as the existing workshop building and farm kitchen does not have consent for a cookery school (Class F(1)a), then this is considered premature at this moment in time and has been removed from the development description.

Each shepherd hut would have a curved roof and measure 6.1m x 3.05m, and 2.875m in height to the ridge (2.4m to the eaves). These are purpose-built one-bedroom holiday accommodation units constructed in timber.  Externally it would be clad in timber panelling with a profiled sheet metal roof. No decking is proposed.

The shepherd huts would be accessed from Forty Acre Lane via the farm’s existing site access. Originally they were proposed further north adjacent to the highway however this location was deemed unsuitable due to the prominent visual impact and interference with sightlines.  The revised siting sees them located immediately to the south of an existing agricultural building and farm track on the northern part of an agricultural field, part of which includes an area of hardcore. A parking area is proposed within the site next to the existing farm track for two vehicles.  


	Principle of Development:

The principle of development is required to be secured against CS Policies DMG2 and DMB3. DMG2 states that development outside the settlement areas must meet at least one of a number of considerations, the relevant one in this case outlined below:
· The development is for small scale tourism or recreational developments appropriate to a rural area. 

In addition, CS Policy DMB3 states that planning permission will be granted for development proposals that extend the range of tourism and visitor facilities in the borough. This is subject to the following criteria being met:
· The proposal must not conflict with other policies of this plan;
· The proposal must be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction and there are no suitable existing buildings or developed sites available;
· The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design; 
· The development should be well related to the existing highway network. It should not generate additional traffic movement of a scale and type likely to cause undue problems or disturbance. Where possible the proposals should be well related to the public transport network. 
· The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscapes areas; and
· The proposal must take into account any nature conservation impacts using suitable survey information and where possible seek to incorporate any important existing associations within the development. Failing this, then adequate mitigation will be sought. 

With regard to DMG2, the proposal is for a modest level of accommodation which falls within the guise of a small-scale tourism development as such is considered compliant. Furthermore, with regard to DMB3, the proposal is physically well related to existing farm buildings. Other criterion will be duly assessed below. 

With regards to policy DMG3, the site’s rural location means that visitors to the site will largely be dependent on a private motor vehicle. This weighs against the development. 


	Impact Upon Residential Amenity:

As per Core Strategy Policy DMG1, development must:
1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.
3. Have regard to public safety and secured by design principles.
4. Consider air quality and mitigate adverse impacts where possible.

In this sense the proposal is considered compliant with the above. The closest residential receptor is the applicant’s property, with neighbouring properties being some distance away to the north-east. In light of this being a modest scale of development, there are not considered to be any unacceptable noise impacts arising from the proposal. Given the above the proposal is considered compliant with DMG1 (Amenity). 
 

	Visual Amenity/External Appearance 

As per CS Policy DMG1, 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.

In addition, CS Policy DMG2 states that development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the National Landscape by virtue of its size, design, use of material, landscaping and siting.

With regard to the quality of design required within DMG1 and DMG2, the proposed shepherd huts are a simple design in appropriate materials that would not appear incongruous with its surrounds. 

The land generally slopes down from Forty Acre Lane through the farmstead and fields to the south.  The site of the shepherd huts is however relatively flat.  The modest height / scale of both the shepherd huts together with the backdrop of existing buildings means that they would not be overbearing within the site.  When approaching the site from the PROW to the south the field slopes upwards making the backdrop of existing buildings prominent as such a modest and simple additions would not appear incongruous in the landscape. This is subject to the site retaining an open boundary or having a simple field fence, together with a simple gravel parking area and grassed area in order to retain an agricultural appearance rather than domestic. The LHA require details of cycle storage and EVCP which could be sited sympathetically if tucked up to , or perhaps sited within, the adjacent farm building.  

For the above reasons the proposal is considered compliant with DMG1 and DMG2 subject to conditions. 


	Highways and Parking:

Following initial consultation with the LHA, a revised siting has been proposed (moving the shepherd huts further south) as well as additional details being provided on the existing farm access including width and visibility splays. This has prompted the LHA to remove their objection subject to the imposition of a number of conditions. In light of the modest scale and type of development proposed, it is not considered reasonable to require the submission of a CMP. All other conditions will be imposed with some minor modifications.

No further impact on the highways network has been identified and as such the proposal is considered acceptable in this regard. 


	Ecology and Trees:

No issues identified as such the proposal satisfies policy DME3. There are no existing trees on site or close by to be impacted by the development.


	Observations/Consideration of Matters Raised/Conclusion:

The principle of development is secured against policies DMG2 and DMB3, would bring small scale economic benefits to the local area. No adverse impacts are identified in respect of visual impact, residential amenity, highway safety, ecology and trees. Weighing against the development is the reliance on private motor vehicle, however this alone is not considered to result in sufficient harm to justify a refusal of planning permission.

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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