
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2009/1010/P

	Development Proposed:
	Proposed infill of ground level to adjacent field on egg farm/agricultural land at Petre Farm Eggs, 127 Whalley Road, Wilpshire.

	CONSULTATIONS: Parish/Town Council

	Wilpshire Parish Council – object to the application for the following reasons:

· This is an attempt to create a waste tip under the guise of levelling land to create a site for a chicken hut. 4 wheel up to 8 wheel tippers can hold up to 9 cubic metres of waste. This will mean between 1000 to 1100 lorries visiting the site in one year.

· Wilpshire does not want a waste tip with the associated dust and noise from heavy vehicles in the middle of a Green Belt area.

· This proposal is not necessary to allow the chicken farm to be developed. At worst the dumping may be an end in itself and the chicken farm never developed.

· The waste will be dumped within 45m of the nearest house and there may be a problem with leachates since streams cross the site carrying leachates into the Ribble.

· Raising land levels and building the farm building on top of same will make the structure more prominent.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC (County Surveyor) – No objection in principle to this application on highway safety grounds. However the development raises a number of questions concerning highway safety, access and amenity that are not addressed explicitly within the supporting documents (the County Surveyor lists ten such questions in his comments).

LCC (Waste and Minerals) – The proposal is acceptable in principle, but wishes to make the following comments:

· I recommend that the applicant be required to provide further justification of why it is necessary to infill such a large area given the size of the poultry shed. Furthermore, the applicant must demonstrate that alternative sites have been investigated and that the proposed shed could not be located in a suitable position elsewhere on the site without necessitating infilling of material.

· If planning permission is to be forthcoming controls should be imposed by condition on the restriction on the type of waste to be utilised, use of wheel cleaning facilities, hours of operation, restriction on the maximum number of vehicle movements at site per day and hours of operation during construction works.

Environment Agency – Object to the application until such time as the site is cleared and the Paragraph 19 Exemption criteria can be met by the applicant and wish to make the following comments:

· The site is in an extremely derelict state. Our concern is that once imported, inerts such as bricks, clays and soils would be used to bury the existing wastes on site. The Paragraph 19 Exemption (Wastes for Construction) is for the use of inerts for certain RELEVANT WORKS only. This does not include infilling unless it is intended to construct a building or transport facility on the infilled ground.

· We would therefore be unlikely to register a Paragraph 19 for ‘infilling’ unless there was a clear intention to construct new buildings on the newly infilled ground. The exemption would also be subject to restrictions place on the volume of waste imported as dictated by the dimensions submitted with the planning application.

· We would want to see all the waste materials removed from the site before permitting any import of infill material.

RVBC (Environmental Health) – No objections to the proposed development, but would wish to make the following comments:

· I cannot concur with the observation that the access road is sufficiently long to dislodge mud from the delivery lorries and thereby not cause a problem on the main road. I would therefore anticipate that regular road sweeping will be required to safeguard local amenity.

· I would also request that time limits are specified and be limited to between 8am and 6pm Monday to Friday, and 8am and 12.00 midday on Saturdays, with no working on Sundays and Bank Holidays. This is to safeguard local amenity.

· I have previously commented about the “contaminated land status” of the site as a whole, and thus far have seen no information relating to the proposed remediation of the site.

RVBC (Countryside Officer) – The area of land included in the proposal is classed as Improved Grass Land….therefore its ecological value is low, however it is the type of field which could be of benefit to wader species, all be it with some management. Notwithstanding the potential impact on any water courses and trees, the visual impact of dumping inert material will be highly significant. Any mature trees on the perimeter of the site will require a root protection zone of 8-12 metres.



	CONSULTATIONS: Additional Representations

	One letter of objection has been received from a neighbouring resident who raises the following concerns:

· The entrance from Whalley Road is narrow and causes HGV’s to cross lanes and manoeuvre to enter – this is a traffic hazard even for occasional use – for the volume of construction traffic envisaged it will become a dangerous traffic hazard. It is barely wide enough for a HGV and is unsuitable for the proposed volume of HGV’s and plant machinery.

· The track is bordered on both sides by residential property and the proposed movement of 10,000m3 of infill and removal of excess shall require in excess of 1,000 HGV access movements – each one generating noise, vibration plus erosion of the existing track and potential damage to adjacent property foundations.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development in Open Countryside 

Policy ENV4 – Green Belt

	POLICY REASONS FOR REFUSAL:

	G1, ENV3 and ENV4 – Over intensive development to the detriment of visual and neighbouring residential amenity.

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to approx. 20 acres of land to be used for farm egg production between Langho and Wilpshire, accessed via an access track between Newby Bungalow and ‘Kalgurli’ off Whalley Road within an area of designated Open Countryside and Green Belt land.

Permission on this site has previously been granted for the erection of an agricultural building to house a large flock of free-range hens (3/2008/0462) in which upon re-visiting the site works to carry out this proposal had not yet started. This application seeks permission to strip the existing topsoil and bring on site inert material to infill approx. 0.6 hectares in order to level the land to accommodate the base of the western half of the previously approved building and create a gradual sloping profile radiating approx. 46 metres north, 18 metres south and 33 metres west increasing existing land levels by a maximum of approx. 2.6 metres in order for it to be made suitable for poultry. It is estimated that the approximate volume of material to be dropped onto and contoured over the site area of 5576m2 will be around 10000m3. On completion of altering the gradients, the existing topsoil will be reinstated and additional material purchased as required to give sufficient depth of topsoil for agricultural purposes and then seeded.

Matters for consideration are the visual impact of the proposal and the potential impact on neighbouring residential amenity.

I support the concerns raised by a number of consultees regarding the intensity of the development and the justification for infilling such a large area of land. I consider that the intensity of the proposal which would include the stripping of topsoil, amount of material and area of land which is to be developed would have a significant detrimental impact upon the visual amenity of this area of both Open Countryside and Green Belt.

In addition, as per the comments from the Countryside Officer the development would be carried out well within the root protection zone of two mature trees on the perimeter of the site and it is likely that if the works were to go ahead this would significantly affect the stability of these trees to the further detriment of the visual amenity of the area.

With regards to neighbouring residential amenity, the only access to the site is through a narrow track between two existing properties on Whalley Road. Whilst the County Surveyor raises no objections he does ‘question the scale of the proposed ground works in view of the number, frequency and duration of additional HGV movements at this substandard access’. The agent has stated that ‘a total volume of 10000 cubic metres of clay, subsoil and topsoil would take around 1000 visits to site with a tipper volume of approx. 10 cubic metres. Allowing 20 visits per day this would take approx. 50 days’.

I consider that the intensity of traffic to and from the site to complete the extensive works and the noise generated from these visits will have a significant detrimental impact upon the amenity of neighbouring residents.

To add to the above comments the Environment Agency has raised a strong objection to the application on the grounds of the existing state of the site and has concerns that the inert material once imported will be used to bury the existing wastes on site and as such is unlikely to register a ‘Paragraph 19’ which is required in order to permit the applicant to infill the ground with inert material.

I therefore recommend that planning permission be refused for the above reasons.



	RECOMMENDATION: That permission be refused.
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