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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Regularisation and retention of agricultural building and hardstanding area with access gates as built. 

	Site Address/Location:
	Land to the south of Stella Maris, Alston Lane, Longridge, PR3 3BN 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0062: Proposed retention of hardstanding area to existing agricultural building (Withdrawn). 

3/2023/0154: Prior notification for an agricultural building for feed and machinery (Withdrawn). 

3/2021/0029: Agricultural building for feed, machinery, and temporary livestock housing (Permission not required). 

3/2020/0967: Agricultural building for housing livestock, feed, and machinery (Refused). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an agricultural field situated to the south of the residential property known as Stella Maris. The site to which the proposal relates is located within the open countryside, approximately 1km south of the defined settlement area of Longridge and benefits from no other designations or constraints. 


	Proposed Development for which consent is sought:

Consent is sought for the regularisation of an existing agricultural building and hardstanding area, along with a new access and entrance gates/ pillars. 

In 2021, an application for prior approval (ref: 3/2021/0029) allowed for the construction of an agricultural building to be used for the storage of feed, machinery and livestock. A subsequent application was made in early 2024 to retain an area of unauthorised hardstanding which had been constructed around the aforementioned building; however, it was noted that the agricultural building had not been built in accordance with the approved plans and that a new access with gates/ pillars had been constructed without formal planning consent having first been obtained. This application therefore seeks to regularise these aspects. 


	Principle of Developemnt:

The application site lies outside of any defined settlement area and within the Open Countryside and as such, the principle of development is required to be secured against Policy DMG2 of the Ribble Valley Core Strategy. 

Policy DMG2 states that development outside the defined settlement areas must meet one of a number of considerations; the relevant one in this case being ‘the development is needed for the purpose of forestry or agriculture’. 

The submitted supporting information states that the applicant holds approximately 6 hectares of agricultural land, and the main purpose of the building is for the storage of feed and machinery including a tractor, mower and trailer. The building is also proposed to be utilised for temporary livestock shelter, with the applicant stating ownership of 30 sheep which graze on the land. The hardstanding constructed around the building is stated to be necessary for general ease of movement and to prevent debris from being carried onto the highway, with the access gates providing additional security to the site.

Concerns have previously been raised as to whether the building and hardstanding is being used solely for the purpose of agriculture. During a site visit numerous pieces of agricultural equipment/ machinery and hay bales were present. As such, and taking account of the above, the works are considered, on balance, to be reasonably necessary for the purposes of agriculture. As such, the proposal is acceptable in principle subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The proposed development is sited approximately 36m away from the nearest residential receptor situated outside of the applicant’s ownership. Given this separation distance, it is not anticipated that the retention of the works would result in any measurable undue harm upon the amenities of any nearby residents that would warrant the refusal to grant planning permission. 


	Visual Amenity/External Appearance:

Paragraph 135 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.’

The development subject to this application occupies a visually prominent position within the surrounding landscape, being sited immediately adjacent to Alston Lane. 

Despite this, the building incorporates materials which are typical of rural agricultural buildings including concrete panels and green profiled metal sheeting and is sited immediately adjacent to a small cluster of existing built form, comprising 2no. residential properties and an existing agricultural building.  As such, the development does not read as an incongruous or anomalous addition to the proposal site or wider landscape. 

The access gates and pillars do appear somewhat urban and domestic in nature; however, as mentioned above, the development is sited immediately adjacent existing residential properties, with numerous other access gates and pillars also being featured along Alston Lane, within the immediate locality of the proposal site.  On balance, it is therefore not anticipated that the retention of the unauthorised works would result in any significant detrimental harm upon the visual amenities of the surrounding area that would warrant the refusal to grant planning permission in this particular instance. 

Furthermore, the hardstanding is predominantly screened from public view behind the existing boundary hedging and access gates and therefore the visual impact resulting from this element of the development is considered to be relatively minor. 

Taking account of the above, it is not considered that the retention of the works proposed would result in any significant undue impact upon the visual amenities of the immediate or wider locality. 


	Highways and Parking:

A consultation response from Lancashire County Council Highways was received on 7th August 2024 requesting further information be submitted. 

Alston Lane is subject to a maximum speed limit of 60mph outside the site frontage. For a road with a speed limit of 60mph a Stopping Sight Distance of 215m should be provided. It was therefore requested by the Local Highway Authority that the maximum visibility splays achievable in both directions measured from the centre line of the access to the carriageway edge be submitted. Details as to how the hardstanding is drained were also requested to ensure that surface water does not flow from the site onto Alston Lane which is susceptible to surface water flooding, along with information on the number and type of vehicles going to and from the site. 

Following the submission of additional information by the applicant, a further consultation response was received from the LHA on 30th September 2024 raising no objection to the works. 

A visibility splay of 215m can be achieved to the north of the access and whilst only 165m can be achieved to the south, the LHA consider this to be acceptable due to the fact that vehicles approaching from the south are likely to be travelling below the maximum speed due to the layout of the carriageway.  The applicant has also confirmed that surface water from the site is collected internally and directed to the field drain to the east of the site, with no surface water directed towards Alston Lane. Both the visibility splays and drainage have been secured by way of planning conditions. 

Furthermore, the construction of the access should have been carried out under a Section 278 with Lancashire County Council as the Local Highway Authority in order to ensure that the access was constructed to the correct specification and to protect the structural integrity of the highway network, including any highway drainage system within the verge. The LHA also note that the existing kerb line to the north of the access should be extended to the site access in order to protect the highway verge from being damaged by vehicle overrun and also to protect the telecommunication box within the verge which is vulnerable to damage. The Highways Officer has therefore requested the imposition of a planning condition requiring details of the site’s access, including any works to pipe/ culvert surface water within the access, together with the works to provide kerb lines on both sides of the access to the Highway Authority’s specification, to be submitted to an approved in writing by the Local Planning Authority. The work would also need to be carried out under a Section 278, details of which must be approved by the LHA prior to works commencing. 


	Landscape/Ecology:

No ecological constraints have been identified in relation to the proposed development. The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is a S73A retrospective planning application.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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