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	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSAL

	

	Development Description:
	Outline application for the erection of one self-build agricultural dwelling with all matters reserved.

	Site Address/Location:
	Hague Farm, Bolton by Bowland Road, Bolton by Bowland, BB7 4NJ.

	

	CONSULTATIONS: 
	Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest & Sawley Parish Council:
	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections.

	

	LCC PROW:
	Consulted 20/12/24 – no response received.

	

	United Utilities:
	No objections subject to adherence with standing advice.

	

	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 EN2: Landscape
Key Statement DMI2: Transport Considerations
Policy DMG1: General considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport and Mobility
Policy DME2: Landscape And Townscape Protection
Policy DMH3: Dwellings In The Open Countryside & The AONB
Policy DMB5: Footpaths And Bridleways

National Planning Policy Framework (NPPF)
Self-build and Custom Housebuilding Act 2015 
Self-build and Custom Housebuilding PPG (February 2021)

	Relevant Planning History:

3/1997/0794:
Change of use of building attached to existing house to form 1 no. dwelling (Approved)

3/1992/0421:
Rebuilding of barn structure to form agricultural workers dwelling (Approved)

3/1991/0764:
Conversion of barn to agricultural workers dwelling (Approved)

3/1991/0522:
Conversion of barn to provide agricultural worker dwelling (resubmission) (Approved)

3/1986/0360:
Conversion of barn to an agricultural worker’s dwelling (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to agricultural land situated off Bolton-by-Bowland Road on the South-western outskirts of Bolton-by-Bowland approximately 500 metres away to the South-east of Hague Farm. Access to the application site is from Bolton-by-Bowland Road via an access track which also serves as Public Right Of Way BW0339004. The land in question adjoins the North-eastern side of PROW BW0339004 and is bordered by hedgerows on its South-western and South-eastern sides with a brook and trees bordering the North-eastern perimeter of the site. The application site lies within the Forest Of Bowland National Landscape (formerly AONB) with the wider area comprising a mixture of woodland, agricultural land and open countryside.


	Proposed Development for which consent is sought:

Outline consent is sought for the construction of one self-build agricultural dwelling with all matters reserved.


	Principle of development:

The application site lies outside the defined settlement boundary of Bolton-by-Bowland within an area of open countryside. 

Paragraph 84 (a) of the NPPF states:

“Planning policies and decisions should avoid the development of isolated homes in the countryside unless there is an essential need for a rural worker, including those taking majority control of a farm business, to live permanently at or near their place of work in the countryside”.

In addition, Paragraph 88 of the NPPF states:

“Planning policies and decisions should enable:

a) the sustainable growth and expansion of all types of business in rural areas both through conversion of existing buildings and well-designed, beautiful new buildings:

b) the development and diversification of agricultural and other land-based rural businesses”.

The above national guidance is consolidated within Policy DMH3 of the Ribble Valley Borough Council Core Strategy which states:

“Within areas defined as open countryside or AONB on the proposals map, residential development will be limited to development essential for the purposes of agriculture or residential development which meets an identified local need. In assessing any proposal for an agricultural, forestry or other essential workers dwellings a functional and financial test will be applied”.

Similarly, Policy DMG2 allows for development outside of the defined settlement areas when the development in question is needed for the purposes of agriculture or forestry.

With the above in mind, an assessment has to be made of the proposal with regards to the following issues:

· Evidence of the necessity for the applicant to live at, or in close proximity to, their place of work to ensure the effective operation of the existing agricultural enterprise

· Labour requirements of the existing agricultural enterprise

· The degree to which there is confidence that the agricultural enterprise is currently economically viable and will continue to be so for the foreseeable future

· Suitability and availability of existing dwellings on the agricultural holding

An assessment of the above criteria has subsequently been carried out through consultation with the Council’s retained Land Agent advisor, the findings of which have been detailed within an agricultural report and which included a site meeting with the applicant. The findings are reflected below:-

The applicant farms around 178ha, 162ha of which is at Hague Farm and includes the following stock in total:- 200 dairy cows, 2 stock bulls, 230 lowland breeding ewes and 8 tups. In this case there is a clear requirement for one farm worker to be on hand to deal with instances relating to the management of livestock that need to be dealt with reasonably quickly, particularly instances relating to birthing and throughout the year for the remainder of the livestock. As such, there is an established functional need on the farmstead and the vast majority of the existing functional need is located at Hague Farm where the majority of livestock is kept. 

In terms of labour requirements, the agricultural operation at Hague Farm currently carries a labour requirement in excess of 3 full time workers which at present is being met through the applicant and the applicant’s uncle and with part time help from other family members and contractors for specialist tasks. 

Having regard to financial viability, the applicant’s existing agricultural operation is considered to be financially sound with a clear prospect of remaining as such for the foreseeable future. 

In relation to the final requirement, in the interests of the wellbeing of the livestock, the efficient running of the holding and for overall security at the land holdings owned and leased by the applicant’s family at Hague Farm, it is essential that 2 full time workers, actively involved in the management of this farming unit, should be resident on the land holdings at Hague Farm. There are currently 4 dwellings on the land holdings at Hague Farm which are Hague Farm and the attached dwelling known as The Granary, Rod Hill Barn and Slipping Brook Barn. Hague Farm is a three bedroom property which is currently occupied by the applicant’s extended family. In addition, historic planning records show that The Granary, Rod Hill Barn and Slipping Brook Barn) each have agricultural occupancy conditions attached to them, with these properties currently being occupied by the applicant’s extended family. Historic case law has previously established that it is inappropriate to expect an occupant of many years to leave their home in order to provide accommodation for a full time agricultural worker. Consequently, there are no existing dwellings at Hague Farm that are suitable and available to house the applicant. 

Having regard to the location proposed for the agricultural worker’s dwelling, this would be located some 500 metres away to the South-east of Hague Farm which is a significant distance from the farm steading and from where the livestock on the farm are housed over the winter months. The application’s supporting agricultural assessment states that calving cows will be located in the fields adjacent to the proposed application site and in light of this, a worker living in the proposed dwelling would therefore be better placed to deal with any difficult calvings. Whilst this may be the case during the summer months, it is nonetheless considered that the proposed agricultural worker’s dwelling would be better located adjacent to the existing farm steading given that cattle will be housed at the farm steading over the winter months. In addition, the housing and lambing of the breeding ewes takes place at the farm steading. If a calving cow needs veterinary attention it may be necessary to return that cow to the farm buildings so that it can be in a confined space for such attention. It is also common practice to remove a calf from its mother shortly after it is born and then move the calved cow into the milking herd so it will need to be returned to the farm buildings for milking. Furthermore, security of the livestock and farm equipment at the farm steading remains a relevant consideration. Therefore whilst a functional need has been identified for an agricultural workers dwelling, this need is based at the farmstead at Hague Farm and not at the application site. The proposed development would therefore be poorly located for the purposes of serving the existing agricultural operation at Hague Farm.

Moreover, Policy DMG2 provides guidance with respect to development in areas of open countryside as follows:

‘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…The most important consideration in the assessment of any development proposals will be the protection, conservation and enhancement of the landscape and character of the area…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 this instance the application site comprises a parcel of undeveloped grassland with the site occupying an open countryside setting within the Forest Of Bowland National Landscape. The proposed development would involve the partial removal of a hedgerow in addition to the introduction of built form with respect to the proposed farm worker’s dwelling and detached garage, along with the introduction of hardstanding, landscaping, curtilage areas and associated domestic paraphernalia. As such, the visual impact of the proposal would have a distinctly urbanising impact on the proposal site and as such would fail to read as a harmonious addition to the site’s open countryside setting which in turn would be harmful to the visual amenities of the surrounding National Landscape. Moreover, the proposed development would be viewable within the public realm from Bolton-by-Bowland Road on approach to the site from the North-east therefore the proposal would have a discernible visual impact. 

In light of all of the above, the proposed development is considered to be unacceptable with respect to its location and would constitute a visually inappropriate form of development that would not reflect the functional need which is located away from the application site at Hague Farm. The proposal would therefore fail to satisfy the requirements of Paragraphs 84 (a) and 88 (a) and (b) of the NPPF and Policies DMG2 and DMH3 of the Ribble Valley Borough Council Core Strategy and as such is considered to be unacceptable in principle.

Sustainability

Policy DMG3 of the Core Strategy also requires decision taking to consider the availability and adequacy of public transport and associated infrastructure to serve those moving to and from new developments. This is consistent with the NPPF which requires development proposals to promote sustainable transport. In this instance, the application sites occupies an open countryside location some distance away from the defined settlement area of Bolton-by-Bowland. In addition, there is a notable absence of public transport links, pavements and street lighting within the nearby vicinity of the site therefore future occupants of the proposed dwelling would likely be reliant on the use of a private motor vehicle. Furthermore, the proposal would constitute a visually inappropriate form of development that would not reflect the functional need which is located away from the application site at Hague Farm. As such, an isolated site location which will be dependent on the use of a private motor vehicle is not justified in this case.  

Self-build

The proposal has been submitted as a self-build development. With a shortfall of self-build housing within the Borough whilst the proposal only relates to the provision of one dwelling, some weight is nonetheless given to the fact that this would be a self-build dwelling. The Council has given regard to the provision of a self-build unit as a material consideration, however this is considered to carry only limited weight, and is not considered significant enough to outweigh other non-compliance with the Core Strategy, namely Policies DMG2, DMG3 and DMH3 as well as the provisions of the NPPF with respect to preserving the character of the National Landscape.


	Residential Amenity:

As the application is made in outline with all matters reserved except for access, a definitive assessment of the impact upon neighbouring residential amenity cannot be considered at this stage. Notwithstanding this, the application site lies at considerable distance from the nearest residential receptors in the area therefore it is not anticipated that the proposed development would be unduly harmful to neighbouring amenity. 


	Visual Amenity:

The application does not seek consent with respect to the design / external appearance of the proposed farm worker’s dwelling or detached garage therefore a detail assessment of the individual elements of the proposed development cannot be considered at this stage. 

Notwithstanding this, 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 National Landscapes (previously known as Areas Of Outstanding Natural Beauty) Paragraph 189 of the NPPF states: 

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and National Landscapes

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, and as previously conveyed, the application site comprises a parcel of undeveloped grassland with the site occupying an open countryside setting within the Forest Of Bowland National Landscape. The proposed development would involve the partial removal of a hedgerow in addition to the introduction of built form with respect to the proposed farm worker’s dwelling and detached garage, along with the introduction of hardstanding, landscaping, curtilage areas and associated domestic paraphernalia. As such, the visual impact of the proposal would have a distinctly urbanising impact on the proposal site and as such would fail to read as a harmonious addition to the site’s open countryside setting which in turn would be harmful to the visual amenities of the surrounding National Landscape. Moreover, the proposed development would be viewable within the public realm from Bolton-by-Bowland Road on approach to the site from the North-east therefore the proposal would have a discernible visual impact. 

In light of the above, it is considered that the proposed development would be harmful to the visual amenities of the area and for this reason it is not considered that the proposal would in this instance conserve or enhance the character of the surrounding National Landscape. The proposal would therefore fail to satisfy the requirements of Paragraphs 135 (C) and 189 of the NPPF and Key Statement EN2 and Policies DMG1 and DMG2 of the Core Strategy.


	Highways and Parking:

Matters pertaining to vehicular access and parking to serve the proposed development would be considered in detail at the reserved matters stage however the response from Lancashire County Council Highways raises no immediate concerns with respect to the access and parking components of the proposal, subject to the provision of further information at the reserved matters stage with regards to access gradient levels, achievable visibility splays, parking and turning arrangements and secure cycle storage and electric vehicle charging provisions. 


	Landscape/Ecology:

Creation of the proposed vehicle access would require the removal of hedgerow on the South-western perimeter of the site. Mature trees also lie within influencing distance of the proposed vehicle access. As such, an Arboricultural Impact Assessment would be required at the reserved matters stage in order to fully assess the impact of the proposal upon trees and hedgerows. The development is proposed as being exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it relates to self-build development, however in order to benefit from this exemption the applicant would be required to enter into a Unilateral Undertaking.


	Observations/Consideration of Matters Raised/Conclusion:

A functional need has been identified for an agricultural workers dwelling however the proposed development is considered to be unacceptable with respect to its location and would not reflect the functional need which is located away from the application site at Hague Farm. In addition, the proposal would amount to new build development that would be located in an unsustainable rural location which is not justified in this case. The proposed development would therefore fail to satisfy the requirements of Paragraphs 84 (a) and 88 (a) and (b) of the NPPF and Policies DMG2, DMG3 and DMH3 of the Ribble Valley Core Strategy and as such is considered to be unacceptable in principle.

The Council has given regard to the provision of a self-build unit as a material consideration, however this is considered to carry only limited weight, and does not override the harm caused by virtue of the conflict with the development plan as well as the provisions of the NPPF with respect to preserving the character of the National Landscape.

Furthermore, the proposal would constitute an inappropriate form of development in as much that the proposed development would involve the introduction of a new build dwelling into the Forest Of Bowland National Landscape with the resultant dwelling, detached garage, hardstanding areas, landscaping, curtilage areas and associated domestic paraphernalia collectively having a harmful urbanising impact that would neither enhance or conserve the visual amenities of this important landscape. The proposal would therefore fail to satisfy the requirements of Paragraphs 135 (C) and 189 of the NPPF and Key Statement EN2 and Policies DMG1 and DMG2 of the Core Strategy.

It is for the above reasons and having regard to all material considerations and matters raised that outline planning permission be refused. 


	RECOMMENDATION:
	To refuse outline planning permission for the following reasons:

	01:
	The proposed development is considered to be unacceptable with respect to its location and would not reflect the functional need which is located away from the application site at Hague Farm. In addition, the proposal would amount to new build development that would be located in an unsustainable rural location which is not justified in this case. The proposed development would therefore fail to satisfy the requirements of Paragraphs 84 (a) and 88 (a) and (b) of the NPPF and Policies DMG2, DMG3 and DMH3 of the Ribble Valley Core Strategy and as such is considered to be unacceptable in principle. The Council has given regard to the provision of a self-build unit as a material consideration, however this is considered to carry only limited weight, and does not override the harm caused by virtue of the conflict with the development plan as well as the provisions of the National Planning Policy Framework with respect to preserving the character of the National Landscape.  

	02:
	The proposal would constitute an inappropriate form of development in as much that the proposed development would involve the introduction of a new build dwelling into the Forest Of Bowland National Landscape with the resultant dwelling, detached garage, hardstanding areas, landscaping, curtilage areas and associated domestic paraphernalia collectively having a harmful urbanising impact that would neither enhance or conserve the visual amenities of this important landscape. The proposal would therefore fail to satisfy the requirements of Paragraphs 135 (C) and 189 of the National Planning Policy Framework and Key Statement EN2 and Policies DMG1 and DMG2 of the Ribble Valley Core Strategy.



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




