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Dear Miss Thornton

APPLICATION  NUMBER  3/2005/194  -  PRIOR  NOTIFICATION

PINFOLD  FARM,  PRESTON  ROAD,  RIBCHESTER

GRID  REFERENCE  638 363

I refer to your consultation letter concerning the above planning application and have the following observations to make:-

Introduction

A prior notification application has been submitted by Mr Davies for the erection of an agricultural building.  An inspection of the application site was undertaken on 22 March whilst Mr Davies was also present.  The information provided forms the basis of this appraisal.

Background Information

Mr Davies purchased the property in June 2004 consisting of house, detached small out buildings and approx 5 hectares (12.5 acres) of agricultural land.  The dwelling is occupied by Mr Davies, his wife and family.  His intention is to utilise the agricultural land associated with it to keep some beef cattle and sheep.  In view of this he is proposing to erect a building to provide both livestock housing and storage uses.

Agricultural Land

The applicant owns 5.1 hectares (12.5 acres) of land which is enclosed within a fence and shown edged blue on the plan submitted with this application.

Agricultural Enterprise

Mr Davies is not engaged in agriculture and instead has let his land to local farmers during the time he has owned the property.  The current letting will expire on 30 April 2005 and after this date he intends to farm the land himself.  His proposed use of the land will involve keeping cattle and breeding ewes and producing hay to provide fodder for the livestock over winter.  It was evident that Mr Davies is not clear as what would constitute a sustainable stocking level of the unit but recognises these numbers will be relatively low given the small area of land involved.  He informed me that he would like to rent additional land in order to supplement his own but I am not aware as yet he has not made a formal approach to adjoining landowners with regard to this.

Proposed Development

It is proposed to erect a steel portal frame building measuring 18m x 9m x 3.6m eaves height.  The building will be fully enclosed consisting of profile steel sheeting to the sides and roof.  Mr Davies advised me that he had already made an alteration to the design by substituting the steel sheet roof with a fibre/cement roof, rooflights and ridge ventilation.

The siting of the building is proposed to be detached from the original farmstead area.  The proposed site will be close to a newly laid stone access track which extends from the farmstead area towards the proposed site.  The site is intended to position the building outside the small croft area which adjoins the existing buildings on site.  The reason for this being that he wishes to keep the agricultural use separate to the residential use of his own house and the holiday let accommodation which he has obtained planning permission to erect (utilising the floor area of 3 existing buildings on site.)

Existing Building

I am aware when Mr Davies purchased the property this included 3 agricultural buildings as follows:-

1. A small single storey stone built building.

2. A concrete built building with slate roof adjoining.

3. A timber constructed cabin sited adjacent to this.

I was informed he has planning permission to replace the building referred to in 2 above with a new stone building to provide a holiday let accommodation.  The existing stone building will be used for car garaging and the timber building will be taken down.

Assessment

Annex E of PPG 7 (revised) provides guidance on proposed agricultural development within the provisions of agricultural permitted development rights.  The basis of submission of the current planning application is that the applicant qualifies for Class A agricultural permitted development rights in accordance with Part 6 of Schedule 2 to the Town and Country Planning (General Permitted Development) Order 1995.  In order to qualify for Class A p.d. rights there are various criteria which should be met.  In addition there are a number of conditions of development which should be satisfied as well as meeting the criteria under Class A.

I consider that the applicant does not meet all the criteria under Class A in particular that the proposed building will be sited within 400m of a “Protected Building” and this is relevant as a proposed use of the building will be to house livestock.

With reference to whether the applicants circumstances complies with the conditions of development referred to in Annex E I feel an assessment of the following conditions of development are most relevant to this application:-

1 The development must be agricultural land which means land in use for agriculture for the purpose of a trade or business.

Whilst the land is being utilised for sheep grazing it is evident at present that Mr Davies is not himself engaged in an agricultural trade or business.

2 The development must be reasonably necessary for the purposes of agriculture within the unit.

I feel that a building would be needed for the uses identified ie storage and livestock if Mr Davies does take the land back in hand as he said he is intending.  I feel generally that the size of the building could be justified given the likely scale of enterprise to be implemented by the applicant.

3 The design of the building should be in accordance with its intended agricultural use.

I consider that the proposed design would not be appropriate for housing livestock or for storing new season (uncured) hay both of which I am aware Mr Davies is intending to utilise the building for.  I feel an appropriate building would consist of solid thrust bearing walls (usually concrete) upto 1.5 to 1.8m high and cladding above this consisting of either timber space boarding, profile sheeting or fibre cement sheeting or a combination of these in order to provide adequate ventilation within the building and protection from adverse weather.  I feel that a fibre cement roof with ridge ventilation would be appropriate.  In view of my comments I would advise that the proposed design is unsuitable.

4 Sitings

Paragraphs 27 to 29 of the annex provides guidance on siting.

I feel that the proposed siting would not be in accordance with the advice provided in the annex.  However I have referred to the reason put forward by Mr Davies as you may feel this is a more relevant consideration.

Summary

I consider that the basis of the application is inappropriate given that the building will be utilised for livestock housing and it is within 400m of a “protected building”.  In addition I am aware the applicant is not engaged in a agricultural trade or business at present and feel the design is not appropriate for its intended use.

I would be obliged to receive a copy of your Decision Notice in due course.

Yours sincerely

Land Agency Manager

______________________________________________________________________________

Nick Bower, Land Agent
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