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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed change of use of a building and yard from agricultural to industrial storage and hardstanding. Replacement of existing walls and roof with new cladding and new roller shutter doors.

	Site Address/Location:
	Bolton Fold Farm Alston Lane Longridge Preston PR3 3BN

		

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council:
	Request what type of cladding is proposed and RVBC should ensure the cladding meets the latest safety standards/regulations

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	The Local Highway Authority originally objected to the proposal on highway safety grounds and requested further information in relation to access/parking. Following amendments, the objection has since been removed and the LHA does not raise an objection regarding the proposed development and are of the opinion that the proposed development will not have a significant impact on highway safety or capacity in the immediate vicinity of the site subject to conditions relating to a Construction Management Plan/Construction Method Statement, compliance with turning facilities plan and traffic signage compliance are added to any grant of permission. 

	LCC Footpaths:
	Comments have been made from Public Rights of Way (PROW) at LCC noting that FP0302069 runs through the farm and buildings have been constructed over the public footpath. They advise the applicant that they may be to consider pursuing a Public Path Order under the provisions of Highways Act 1980 Section 119.

Other comments have been made regarding obstructing the PROW, ground level changes/drainage, temporary closure of PROW, diversion of PROW and publication of the application. 

	RVBC Environmental Health:
	The Environmental Health Officer does not object to the development subject to a lighting scheme being secured by condition. Noise condition is not required for the site being used as B8 storage. 

	RVBC Countryside:
	The building is unlikely to house bats.

	Health & Safety Executive:

	HSE does not advise, on safety grounds, against the granting of planning permission

	

	CONSULTATIONS: 
	Additional Representations.

	No additional representations received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DMI2: Transport Considerations
Key Statement EC1: Business and Employment Development

Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport And Mobility
Policy DMB1: Supporting Business Growth & the Local Economy
Policy DMB2: The Conversion Of Barns And Other Rural Buildings For Employment Use
Policy DME3: Site And Species Protection And Conservation

National Planning Policy Framework (NPPF)

Adopted Longridge Neighbourhood Development Plan:

Policy LNDP3: Longridge Design Principles


	Relevant Planning History:

3/2024/0199
Prior notification of a roof over an existing agricultural block waste building.
Permission not required

3/2024/0055
Prior approval of a roof over an existing slurry store.
Permission not required

3/2023/0650
Erection of new agricultural building for cow cubicle.
Approved with Conditions

3/2023/0206
Proposed single storey side extension.
Approved with Conditions

3/2022/0208
Proposed new buildings Unit 1 and Unit 3 to provide storage of animal feed to include hay/straw and machinery.
Permission Required

3/2022/0094
Proposed new buildings Unit 1 and Unit 3 to provide storage of animal feed to include hay/straw and machinery.
Refused

3/2021/0090
Proposed new building to provide storage of animal feed to include hay/straw and also machinery storage.
Permission not required

3/2016/1084
Phase 2 additional cattle housing building. (Resubmission of application 3/2015/0621).
Approved with Conditions

3/2016/0896
Phase 2 extension of roof covering and walls to existing earth banked silo pit.
Approved with Conditions

3/2016/1083
Phase 1 extension to existing cattle housing and reconfiguration of orientation of existing building. Resubmission of planning application 3/2015/0616.
Approved with Conditions


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site forms part of Bolton Fold Farm which is a farmstead to the southern end of Longridge. The wider site comprises a farmhouse property and a number of agricultural buildings. The site is located just outside of the settlement boundary within the open countryside and is accessed off the B6243. The immediate vicinity of the farm is semi-rural in character with a number of residential dwellings to the west of the farm, as well as a restaurant. 

The application site comprises a steel framed agricultural building with an area of hardstanding to the north and hardcore/grassland to the east. 

It should be noted that the building subject of this planning application does not benefit from planning permission, however historic satellite imagery confirms that the building has been in situ since from at least 2018 and as such, is considered to be lawful and exempt from enforcement action. It should also be noted that the buildings immediately to the south of the building subject to this application are being used unlawfully as a vehicle transport and delivery business. The Council’s enforcement team are aware.


	Proposed Development for which consent is sought:

The proposed development is for the change of use the existing steel framed agricultural building to be used for industrial storage. The application form indicates that the building would be used to store materials used in the building sector. The proposal also includes a number of external alterations to the building. The open sides of the barn would be enclosed with the addition of three new doors. Following discussion with the Planning Officer, the external appearance of the building has been amended to timber cladded walls/doors rather than green powder coated metal and the roller shutter doors. The roof would be cladded in sheet cladding (green). When the Planning Officer visited the site, they noted that hardcore/gravel has also been laid on the area of grass to the east of the building and although not shown on the plans or in the description of development, a concrete boundary wall has also been erected, partially around the red edge as shown on the location plan. The applicant is now proposing soft landscaping around the perimeter of the site.


	Principle of Development:

The proposal would result in the loss of an agricultural building and would introduce a new industrial use to the farm. 

Key Statement EC1 of the Ribble Valley Core Strategy states:

‘Employment development will be directed towards the main settlement of Clitheroe, Whalley and Longridge as the preferred locations to accommodate employment growth together with land at Barrow Enterprise Site, the Lancashire Enterprise Zone at Samlesbury and locations well related to the A59 corridor’.

And

‘Developments that contribute to farm diversification, strengthening of the wider rural and village economies or that promote town centre vitality and viability will be supported in principle’.

In addition, Policy DMB1 states:

‘Proposals that are intended to support business growth and the local economy will be supported in principle. Development proposals will be determined in accord with the core strategy and detailed policies of the LDF as appropriate. The borough council may request the submission of supporting information for farm diversification where appropriate. The expansion of established firms on land outside settlements will be allowed provided it is essential to maintain the existing source of employment and can be assimilated within the local landscape’.

The agent for the application has advised by email dated 22/11/2024 that the proposed change of use would provide some diversification to the farm which is needed to support the future business of the farm of some as this area isn't used practically on the farm and the change of use would be a way to improve the site as well as bring in a further income to continue to support the farm. Whilst limited information of this being general farm diversification has been provided, it is considered that the proposal is not in conflict with Key Statement EC1 or Policy DMB1. 

The proposal is for a conversion of an existing building and the agent for the application has stated that the development would be an employment generating use, employing 3-4 people and as such, the proposal falls to be assessed under Policy DMB2 of the Ribble Valley Core Strategy. This Policy states that:

‘Planning permission will be granted for employment generating uses in barns and other rural buildings, provided all of the following criteria are met:

1. the proposed use will not cause unacceptable disturbance to neighbours in any way.
2. the building has a genuine history of use for agriculture or other rural enterprise.
3. the building is structurally sound and capable of conversion for the proposed use without the need for major alterations which would adversely affect the character of the building.
4. the impact of the proposal or additional elements likely to be required for the proper operation of the building will not harm the appearance or function of the area in which it is situated.
5. the access to the site is of a safe standard or is capable of being improved to a safe standard without harming the appearance of the area.
6. the design of the conversion should be of a high standard and be in keeping with local tradition, particularly in terms of materials, geometric form and window and door openings.
7. that any existing nature conservation aspects of the existing structure are properly surveyed and where judged to be significant preserved or, if this is not possible, then any loss adequately mitigated’.

The wording of the policy states that all the criteria within the policy must be met in order for the development to be acceptable. 

Some of the criteria shall be assessed later in this report, however Criterion 2 requires the building to have a general history of agriculture. The applicant has submitted photographs of the building housing livestock. The Planning Officers site photographs confirm that the building is the same building as the submitted photographs. Turning to Criterion 3 of Policy DMB2, the application has been supported by a Structural Condition Survey by Paul Snape Consulting which concludes that the building is suitable for a partial conversion to form a storage unit without any significant rebuild, nor would the conversion require any structural work to be carried out to the foundations or the steel frame, noting that the final decision should be assessed by a chartered engineer.

Taking into account the above, including the photographs submitted, and that the building has been relatively recently constructed between 2017 and 2018, it is considered that the building is capable of conversion. 

Key Statement DMI2 of the Core Strategy states that ‘new development should be located to minimise the need to travel and incorporate good access by foot and cycle.’ 

In addition, Policy DMG3 of the Core Strategy states: 

‘In making decisions on development proposals the local planning authority will, attach considerable weight to the provision made for access to the development by pedestrian, cyclists and those with reduced mobility [and] proposals which locate development in areas which maintain and improve choice for people to walk, cycle or catch public transport rather than drive between homes and facilities which they need to visit regularly’. 

In this instance, it is acknowledged that the nature of the use being for the storage of building materials would likely involve employees of the site using vehicles as the proposal is not within walking distance to the settlement of Longridge or public transport. However this has to be assessed against the benefits of re-using a building whereby the Ribble Valley Core Strategy does support the change of use of agricultural buildings to employment generating uses. Having regard to this and that the development is small in scale, with 3-4 employees, it is considered that on balance, the change of use is acceptable. 


	Impact Upon Residential Amenity:

Ribble Valley Core Strategy Policy DMG1 provides specific guidance in relation to amenity and states that all 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’

The proposed new industrial unit would be sited approximately 138 metres from the closest residential property (Bolton Fold Farm) with further residential properties being located to the west of Alston Lane. Given the distance between the site and the existing residential properties, it is not likely that the development would adversely affect the amenities of neighbouring properties by way of loss of light or privacy.
Notwithstanding the above, the Environmental Health Officer has provided comments advising that a lighting scheme must be provided prior to operation of the development to ensure that the development would not result in harmful light nuisances to the amenity of neighbouring residential properties.

The Environmental Health Officer also considers that as the proposal would be for B8 use, as a scaffolding storage building, a noise assessment would not be required. As such, the proposal is considered to comply with Policy DMG1 of the Ribble Valley Core Strategy subject to the inclusion of a lighting scheme condition.


	Visual Amenity:

Policy DMG1 of the Ribble Valley Core Strategy states that:

1. be of a high standard of building design which considers the 8 building in context principles (from the cabe/english heritage building on context toolkit.
2. 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.
3. consider the density, layout and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.
4. use sustainable construction techniques where possible and provide evidence that energy efficiency, as described within policy dme5, has been incorporated into schemes where possible.

Policy DMG2 also states that:

‘Within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build’. 

With regards to the neighbourhood plan policies, Policy LNDP3 states that:

‘All new development proposals will only be supported when they are of good design that responds positively to the local character and distinctiveness of the surroundings’. 

The proposed development would involve the enclosure of the existing barn and would not increase the footprint of the building. The walls would re-use the existing concrete panels to the lower-level wall and the remainder of the walls would be timber cladding with green profile sheet cladding to the roof. The new doors would be constructed of metal and painted green to match.

The proposal would constitute the re-use of an existing building. However, as noted earlier in this report, Policy DMB2 allows for the conversion of barns and rural buildings to employment generated uses, provided that all of the criteria within that policy are met. This includes ensuring the building is capable of conversion for the proposed use without the need for major alterations which would adversely affect the character of the building. 

The proposal would include the cladding of the top part of the walls in new timber cladding with 2 no. new timber doors. The existing barn currently comprises of concrete low-level walls with some sheet cladding to the rear but the flank walls are constructed of timber cladding. The timber cladding is agricultural in appearance and in keeping rural character of the farm. Whilst the buildings located to the south of the application site are similar in appearance to the proposed conversion, these buildings are unlawful and have not been granted planning permission. As such, their presence is given limited weight in the impact that the proposal would have on the surrounding area. The existing barn is open sided to the front elevation. The amendments to the proposal to include the addition of timber cladding rather than powder coated sheet cladding is more appropriate to the rural character of the farm and is considered to be in keeping with the surrounding area, subject to material details being secured by condition.

When viewing the building from the wider surrounding area, views may be possible in the winter months when the hedge along Alston Lane is sparse. It is also noted that Public Right of Way FP0302069 runs to the north of the application site, through the farm and the planning application is also for the change of use of the yard area to the east of the application site. When the Planning Officer visited the site, it was noted that a number of concrete panels have been erected along the red line boundary to create a separation, including the eastern boundary which appeared to have been previously bounded by hedgerow when viewing satellite imagery. Whilst these are not within the description of development, they do facilitate the change of use by providing a defined site boundary. Concerns have been raised regarding the utilitarian appearance of the site so the applicant is now proposing soft landscaping by way of a hedgerow around the perimeter of the yard which would help to soften the appearance when viewed from the Public Right of Way. The perimeter walls would still be visible from wider vantage points within the vicinity of the site, however the amendments to the external materials of the barn walls is considered to help soften the visual impact and appears more agricultural and in keeping with the existing farmstead. Full details of a landscaping scheme will be secured by condition.

On balance, taking into account the amendments made to the external appearance of the building and the additional screening, the proposal is considered to accord with Policies DMG1 and DMG2 of the Ribble Valley Core Strategy and Policy LNDP3 of the Longridge Neighbourhood Plan. 


	Highways and Parking:

Ribble Valley Core Strategy Policy DMG3 states that:

‘all development proposals will be required to provide adequate car parking and servicing space in line with currently approved standards’. 

In addition, Policy DMG1 states that all development must:

‘1. consider the potential traffic and car parking implications.
2. ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated’. 

As noted earlier in this report, Criterion 5 of Policy DMB2 allows for the conversion of barns and other rural buildings for employment use provided the access to the site and is of a safe standard or is capable of being improved to a safe standard without harming the appearance of the area.

The site has an existing access and would provide an area of hardstanding with parking for 3 no. cars and 2 delivery vehicles (small wheelbase vehicles) as noted within the application form, although no parking plan/vehicular movement plan has been submitted with the application.
 
The Local Highway Authority (LHA) been consulted on the application and following the submission of further information in relation to access arrangements/parking, the LHA do not raise any objections subject to conditions. They note that the proposal would utilise an existing access from Alston Lane, which is an unclassified road subject to a 60mph speed limit. Detailed tracking and forward visibility have been provided on the plan titled Vehicle Tracking from the Site Yard with Articulated Vehicle, drawing 590-24-4, and Vehicle Tracking into the Site with Articulated Vehicle drawing 590-24-3. 2 and whilst the LHA note that the development would result in an intensification of use, the applicant has advised that whilst articulated lorries will be accessing the site, this will be on an infrequent basis and the majority of the tips will be undertaken by private cars and small rigid vehicles. 

With regards to internal Layout, the LHA has reviewed drawing number 590-24-4 and note that 3 no. off street parking spaces would be provided within the development which will support the 3 members of staff. Turning provisions have also been shown on drawing 590-24-4 which are acceptable to the LHA and will not impact the parking area. They also note that vehicle turning within will also allow vehicles to enter and leave in a forward gear. 

The applicant now proposes ‘giveway’ markings and signage within the site which the LHA consider to be acceptable as shown on plan 590-24-4 and consider these would reduce the chances of vehicles meeting along the internal access track, reducing the need for vehicles to reduce into the access. They note that the forward visibility would allow drivers to observe vehicles within the internal access track at the access. 

The LHA also note that Public Rights of Way's (14-2-FP 312) runs through the application site which must not be obstructed during the proposed developments. The granting of planning permission does not constitute the diversion of a Definitive Right of Way. The applicant should be advised to contact Lancashire County Council's Public Rights of Way section by email on PROW@lancashire.gov.uk, quoting the location, district and planning application number, to discuss their proposal before any development works begin. The Footpath Officer at LCC has also provided comments noting that buildings have been constructed over the public footpath. They advise the applicant that they may be to consider pursuing a Public Path Order under the provisions of Highways Act 1980 Section 119.

Subject to informatives relating to the Public Right Of Way and conditions ensuring that a Construction Traffic Management Plan is submitted and that the development is implemented in accordance with the submitted additional highways details, the proposal is considered to accord with Policies DMG3, DMG1 and DMB2 of the Ribble Valley Core Strategy.


	Landscape/Ecology:

The Countryside Officer considers that the building is unlikely to house bats and as such, no bat survey would be required. 

The applicant has indicated that the area of grassland to the east of the building would be covered in areas of hardcore to create an area for drainage/filtration and this has already taken place. The applicant has also indicated within the application form that the development is Di Minimis which would be exempt from Biodiversity Net-Gain because there is no change in footprint of the building or the yard area. When the planning officer visited the site, the existing hardcore has already been laid with gravel and chippings. As such, the development is considered to be exempt from mandatory BNG as the proposed footprint of the building would not be increased and the existing hardcore laying is retrospective. Notwithstanding the above, the additional soft landscaping proposed would provide opportunities for wildlife and biodiversity in accordance with Policy DME3 of the Ribble Valley Core Strategy. 


	Other Matters:

It is noted the application site lies within a consultation zone for a Major Gas Pipelines. On further consultation, HSE have identified that they Do Not Advise Against the granting of planning permission.

Whilst the Town Council request details of the cladding to be submitted, it is considered that the external materials details can be secured by way of planning condition. In addition, with regards to the safety of the cladding and concerns raised by the Town Council, this would be dealt with separately through Building Control. 


	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval subject to conditions. 


	RECOMMENDATION:
	That planning consent be granted subject to conditions.
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