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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed access track and new covered storage facility.

	Site Address/Location:
	Thornley Hall Farm, Up Bedlam Road, Thornley, PR3 2TN

		

	CONSULTATIONS: 
	Parish/Town Council

	Thornley and Wheatley Parish Council have no issues to raise with the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection on highway safety/capacity implications but the Local Highway Authority note that the Public Rights of Way FP0341036 should not be obstructed and the granting of permission does not constitute the diversion of a Definitive Right of Way. They recommend an informative be added to any grant of permission.

	RVBC Environmental Health Officer:
	The Environmental Health Officer recommends condition in relation to site preparation construction and construction noise/deliveries be added to any grant of permission. 

	Greater Manchester Ecology Unit:
	The Principal Ecologist considers that the proposal would not cause substantive harm to protected or priority habitats or species but would result in loss of improved grassland. BNG should be secured by means of S106 agreement as the tree planting and broadleaf woodland creation to achieve mandatory BNG is proposed off site.

	

	CONSULTATIONS: 
	Additional Representations.

	No additional representations received.

	

	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 DMG3: Transport & Mobility
Policy DME2: Landscape & Townscape Protection
Policy DME4: Protecting Heritage Assets 

National Planning Policy Framework (NPPF)

The Planning (Listed Buildings and Conservation Areas) Act 1990


	Relevant Planning History:

3/2024/0661 
Proposed agricultural building for livestock including concrete yard and access track. 
Approved with Conditions 

3/2023/0549 
Proposed erection of a two-storey detached farm workers dwelling with attached garage and the creation of a garden area and balancing pond. 
Approved with Conditions 

3/2022/0265 
Proposed erection of a farm workers dwelling and the creation of a new access off the public highway. 
Approved with Conditions 

3/2020/0108 
Proposed extension to previously approved general purpose store to adjoin existing agricultural building. 
Approved with Conditions 

3/2019/1073 
Proposal to construct agricultural general purpose storage building to adjoin existing farm building. 
Approved with Conditions 

3/2019/0118 
Extensions to agricultural building to house livestock. 
Approved with Conditions 

3/2019/0096 
New agricultural building for livestock and storage. 
Approved with Conditions 

3/2019/0095 
Proposal to construct further extension to approved agricultural building to provide storage and livestock housing. 
Approved with Conditions

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located at Thornley Hall Farm which is an established Farmstead located approximately 2.5km to the southeast of the settlement of Chipping. The site is located within the Forest of Bowland National Landscape (formerly Area of Outstanding Nature Beauty). The area is predominantly rural in character with a mix of stone built and timber cladded barns.

Public Rights of Way FP0341036 runs through the application site, through the existing access.  


	Proposed Development for which consent is sought:

The proposal is for a new access track and covered storage facility. The covered storage facility would be circular with a sloped roof and would be used to store open yard rainwater runoff, wash water and diluted liquid manure from existing and approved agricultural yards, livestock buildings and facilities.

Permission has been approved for a new access track within the Farmstead an a livestock building under planning ref: 3/2024/0661 but this has not yet been implemented. The storage facility would be sited approximately 185 metres from the main road, behind existing agricultural buildings on an area of undeveloped land. It would have a width of approximately 25.8 metres and a total height of approximately 8.95 metres. The external materials of the covered storage facility would be concrete panels in nature grey with PVC roof. In addition, the new access would be concrete with stock proof fencing erected along the northern access boundary which would be constructed of timber and galvanised wire. 


	Principle of Development:

The site is not located within a defined settlement boundary and as such Policy DMG2 is of relevance. 

Policy DMG2 states that within the tier 2 villages and outside the defined settlement areas development must meet a number of criteria. This includes, development that is needed for the purposes of forestry or agriculture. 

The submitted Agricultural Statement indicates that there is a need for a separate liquid storage facility for the approved dairy cow buildings for the home bred cows, heifers and youngstock. The proposed development would involve the creation of a new access track and liquid storage facility to serve the approved buildings and facilities. 

The submitted agricultural statement identifies that the existing buildings and approved building will be run together with a sustainable integral rainwater harvesting system to make best use of clean roof water and minimize the use of a soakaway for rainwater in periods of intense rainfall and where possible, the design uses overhanging roofs to minimise open yard areas with unnecessary dirty water being collected and stored. Given the significant variations in milk and heifer replacement prices as a result of supply, market and currency fluctuations it is necessary to provide a greater level liquid storage facilities for the heifers and cows. In addition, the liquid storage requirements have been calculated to be in keeping with the current ‘Storing silage, slurry and agricultural fuel oil’ guidance by providing a full six months storage.

Given the presence of existing agricultural activities on the site and the need to enclose existing storage facilities, the development is considered to be reasonably necessary for the purposes of agriculture and the principle of development is considered to be acceptable.


	Impact Upon Residential Amenity:

Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

The closest residential property to the proposed storage facility is Thornely Hall Meadow which is currently under construction. This is an agricultural worker dwelling granted under 3/2022/0265 which forms part of Thornley Hall Farm. 

Thornley Smithy Cottages is 191 metres approximately and Thornley Hall Cottage is 140m approximately from the proposed storage facility and are outside of the agricultural holding.

The Environmental Health Officer does not raise any objection to the proposal subject to conditions relating to measures to control dust/smoke and fumes in relation to preparatory building work and a condition restricting construction hours and delivery times. 

The first condition is not considered to meet the tests but it would not be unreasonable to restrict the hours of construction/deliveries to prevent any harmful impact to neighbour amenity. 


	Visual Amenity/External Appearance:

Key Statement EN2 of the Ribble Valley Core Strategy states that:

‘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.

The landscape and character of those areas that contribute to the setting and character of the Forest of Bowland Areas of Outstanding Natural Beauty will be protected and conserved and wherever possible enhanced.

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’.

Policy DMG1 of the Ribble Valley Core Strategy states that development must ‘not adversely affect the amenities of the surrounding area’ and ‘consider the density, layout and relationship between buildings, which is of major importance’.

Policy DMG2 also states that in the AONB ‘where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build. Development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the AONB by virtue of its size, design, use of material, landscaping and siting’.

In addition, Policy DME2 states that development proposals will be refused which significantly harm important landscape or landscape features which includes traditional stone walls. 

Paragraph 135 of the National Planning Policy Framework states that planning decisions should ensure that development: 

a) will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development; 
b) are visually attractive as a result of good architecture, layout and appropriate and effective landscaping; 
c) are sympathetic to local character and history, including the surrounding built environment and landscape setting, while not preventing or discouraging appropriate innovation or change (such as increased densities)

The proposed storage facility would be sited behind existing buildings within the farm and adjacent to an approved livestock house, although this has not yet been constructed. The stock proof fencing proposed and access track would result in a small incursion into the countryside but given the agricultural nature of the site and the limited extent, this is not considered to be detrimental to the character of the Forest of Bowland National Landscape. The storage facility would be mostly screened from the road which runs to the south-west by existing hedgerow although glimpses may be possible in the winter months when vegetation cover is less. The agent for the application has been in discussion with the Planning Officer as concerns were originally raised with regards to the views of the building from the public footpath which runs through the site and also long-range views of the building from the Public Footpath which runs along Clough Lane to the west of the site. The proposal would involve some alterations to land levels to facilitate the building and the agent for the application has confirmed that a flat roof would not be possible as rainwater and snow would impact on the structural integrity of the building. It is considered that subject to the proposed roof being constructed in the submitted green colour, the building would be read in context with other farm buildings. There would be some visual impact on the landscape character of the National Landscape as the building is large in size and scale, being circular which differs in size and shape to other agricultural buildings within the farmstead, however it is considered that on balance, the scheme is acceptable subject to conditions as it would be viewed in association with the existing farm buildings and structures

As such, the proposal complies with Paragraph 135 (c) and 189 of the NPPF and Key Statement EN2 and Policies DMG1 and DMG2 of the Core Strategy. 


	Impact on Listed Buildings(s) and Setting:

Thornley Hall is a Grade II listed building built in the early 18th Century with remains from the 17th Century. The hall lies on the roadside with existing agricultural buildings lying  to the north and west of the Listed Building. Due to the location of the proposed agricultural storage building, it would be screened from the Hall by existing agricultural buildings on the farm. As such, it is not considered that the proposed development would lead to any undue harm to the significance of the listed building and would have a neutral impact on its setting.

As such, the proposal accords with Key Statement EN5 and Policy DME4 of the Ribble Valley Core Strategy and Sectio 16 of the NPPF.  


	Highways and Parking:

Paragraph 116 of the National Planning Policy Framework states that ‘Development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network, following mitigation, would be severe, taking into account all reasonable future scenarios’. 

With regards to parking, Policy DMG3 of the Ribble Valley Core Strategy states that:

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

Policy DMG1 also states that 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.

The Local Highway Authority has been consulted on the application and do 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. 

They note that Public Rights of Way FP0341036 runs through the application site which must not be obstructed during the proposed developments and recommend an informative be added to any grant of permission.

As such, the proposal is considered to accord with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy and the proposal would not result in unacceptable impact on highway safety. 


	Landscape/Ecology:

The Principal Ecologist at Greater Manchester Ecology Unit has provided comments on the application. They consider that the proposals will not cause substantive harm to protected or priority habitats or species, but will result in the loss of an area of improved grassland.  They note that the BNG proposal shows a net gain of 61%, an increase in Biodiversity Units of 0.309 units from 0.506 of grassland to 0.815 units of proposed native tree planting (23 trees) and broadleaved woodland creation (763sqm) and accept that this gain could be achieved although further details are required. 

The Principal Ecologist also notes that the proposed tree planting and woodland creation would be off-site and therefore the biodiversity gain should be secured by means of a S106 planning obligation however the red line boundary has been amended so that the biodiversity gain can be secured by way of planning condition. 


	Observations/Consideration of Matters Raised/Conclusion:

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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