
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2010/0590/P

	Development Proposed:
	Proposed new poultry building approx. 540 sq.m. on land near to The Hills Farm, Higher Road, Longridge, Lancashire, PR3 2YX.



	CONSULTATIONS: Parish/Town Council

	Longridge Town Council - No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objection in principle on highway safety grounds.

Environment Agency – No objection in principle to the proposed development.

LCC Land Agent – The LCC Land Agent notes that the Applicant is seeking to diversify from the existing farm enterprises with the proposed free-range poultry enterprise, and that the building proposed is considered appropriate in size and design for the use applied for. He notes the following in regards to the siting of the building, ‘The building is not well related to the existing farm buildings and is proposed to be located on an isolated site. The site does benefit from the contours of the land, which would enable the building to some extent blend in with the surrounding landscape. However, please be aware that the site is approximately 470 metres from Higher Road and that access is along an existing farm track.’ However, he also notes that ‘Whilst this location is not ideal, other locations on the land in control of the Applicant would be more conspicuous and would not necessarily provide the segregation of the poultry unit from the dairy enterprise’. 



	CONSULTATIONS: Additional Representations

	Two letters have been received with the following points of objection being raised,

· If the building is for ‘Battery Hens’ then permission should not be approved,

· Isolated nature of the site,

· The site is not closely associated to the existing farmstead or any other clusters of buildings, as per the guidance within the relevant SPG,

· Given its remote siting, this is surely inconvenient for the Applicant in terms of livestock management,

· Is this a forerunner for a new agricultural workers dwelling?

· Visual impact on the A.O.N.B. by not only the building but also by the improvement of the agricultural track,

· The siting has been chosen by the Applicant for disease control however to my knowledge there are no diseases that transmit between cattle and poultry,

· Concerns regarding waste management

A letter has also been received from the Applicant themselves along with a supporting letter from a Vet, sent in response to the above letters received, noting,

· There are other developments within the nearby vicinity that are more prominent than the building we are proposing, including a 12,000 bird unit at 40 Acre Farm,

· The egg contract I have means that I must have sufficient space for the birds to roam, and as such this is the only piece of land available on which this can be achieved,

· There is insufficient land near the farm for both enterprises to co-exist,

· The management of the building will be no different to the spreading of muck on adjacent fields, as the distances travelled will be similar,

· The track is almost entirely completed down to the site, bar a length of approx. 120 metres, and

· The letter from the Vet concludes that the distance of the building from the other operations on site at The Hills is essential, as is the separate access, and that the free range laying operation is seen as welfare and eco-friendly by the public at large.

Finally, e-mails have been received from the Agent for the application stating the following,

· There are very good operational reasons for the building being located away from the main group of buildings, which is clearly accepted by the County Council land agent,
· This development represents a genuine diversification of the existing agricultural business and presents an employment opportunity for Mrs Procter who will be responsible for the day to day running of the enterprise,
· Whilst we acknowledge that the poultry shed on the other side of the road is near the farmstead it still in our opinion has a greater impact than our client’s proposed building on the AONB, and finally,

· Our client is seriously considering a mobile unit if their application is refused and this may be sited in a more visually prominent position with out the Council being able to control its siting or impose any landscaping, whereas an approval of the application with a landscaping condition may result in a better outcome for both the Council and the applicants.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

SPG – “Agricultural Buildings and Roads”.

PPS7 – Sustainable Development in Rural Areas.



	POLICY REASONS FOR REFUSAL:

	Proposal is considered contrary to PPS7, Policies G1 and ENV1 of the Districtwide Local Plan and the SPG “Agricultural buildings and Roads”.



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

	The application relates to a portion of land within the ownership of the occupants of The Hills, Higher Road, Longridge, situated approximately 1000m to the east of the farmstead. There is an existing vehicular entrance and access road from Higher Road onto the land, however an additional 120m extension of the track (approx.) is required to reach the site of the proposed building. The land lies with the Forest of Bowland Area of Outstanding Natural Beauty. Planning permission is sought for the erection of a poultry building with a floor area measuring 28.95m x 18.65m x 2.8m to the eaves, and approximately 6.7m to the ridge. As noted above, the scheme also requires an extension to an existing vehicular track to access the site and the provision of a concrete hard standing in front of the building for the parking of vehicles.

The main issues with regards to the proposal are the justification of the proposed development, the impact on the amenity of neighbouring properties, the siting and location of the building and the visual impact of the proposed building, associated access track and concrete hard standing on the A.O.N.B. These issues will be assessed in line with the relevant National and Local Planning Policies. Following the submission of an amended site plan, more specifically in regards to amendments to the access track, the Highways Officer has no objections to the improvements proposed from a highway safety point of view.

NATIONAL POLICIES

Paragraph 31 of PPS7 - Sustainable Development in Rural Areas, notes that ‘A supportive approach to farm diversification should not result in excessive expansion and encroachment of building development into the countryside, with planning authorities encouraging the re-use or replacement of existing buildings where feasible, and having regard to amenity of any nearby residents or other rural businesses that may be adversely affected by new types of development’. One of the Government’s key objectives within PPS7 - Sustainable Development in Rural Areas, is ‘To raise the quality of life and the environment in rural areas through the promotion of continued protection of the open countryside for the benefit of all, with the highest level of protection for our most valued landscapes and environmental resources’, with Paragraph 21 of PPS7 noting that ‘Nationally designated areas comprising Areas of Outstanding Natural Beauty (A.O.N.B.) have been confirmed by the Government as having the highest status of  protection in relation to landscape and scenic beauty, with the conservation of the natural beauty of the landscape and countryside given great weight in planning policies and development control decisions in these areas’.

LOCAL PLAN POLICIES

Policy ENV1 of the Districtwide Local Plan provides further guidance on such development noting that ‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. In addition, development will need to contribute to the conservation of the natural beauty of the area. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will be important factors in deciding planning applications. The protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal.’
Supplementary Planning Guidance is provided by the SPG – ‘Agricultural Buildings and Roads’, which discusses that ‘permission will not be granted for the erection of agricultural buildings where by reason of siting, design or external appearance, the building would have a seriously detrimental impact on the visual character of the area’. It also discuss instances where permission is required for a building or access track in the A.O.N.B. and notes that ‘the Council will look for the way in which any development contributes to conservation of the natural beauty of the area, and ensure that the proposal does not have any undue adverse visual impact on the surrounding landscape’. Paragraph 4.2 of the SPG specifically discusses the siting of Agricultural Buildings noting that ‘New buildings should be sited where possible within existing groups unless the visual impact of a modern building would create significant visual harm to traditional buildings’.

CONCLUSION

The application relates to a portion of land within the ownership of the occupants of The Hills, Higher Road, Longridge, situated approximately 1000m to the east of the farmstead. There is an existing vehicular entrance and access road from Higher Road onto the land, however an additional 120m extension of the track (approx.) is required to reach the site of the proposed building. The land lies with the Forest of Bowland Area of Outstanding Natural Beauty. The new building will be positioned at the end of the track (which is approx. 500m in length) and will be visible from viewpoints on Higher Road, Knowle Green Road and from the adjacent Public Right of Way No. 2 within the Parish of (approx. 160m away). The building will also be visible from other public vantage points along Footpath No’s 5 and 8, however these will be over a more significant distance. The overall character of the surrounding area is one of open and largely undeveloped countryside, interspersed with small groups of farm buildings and properties, with the overall quality of the landscape remaining high and largely unspoilt by man made structures.

It is accepted that the design and size reflects its function, however the scale, siting and isolated location of the building are considered to harm the natural beauty of this undeveloped landscape and countryside within the A.O.N.B. The Applicant proposal to diversify his current activity on their existing enterprise is accepted however, the new business is in its formative stages and the benefit in terms of economic well-being of the area would therefore be limited at this stage. Indeed given the Applicant is seeking a contract with an egg company, the benefit really only lies with the Applicant.

With regards to the extension to the existing access track, given the line of the track follows the existing field boundaries, providing the materials used for the track would be crushed stone, I do not consider this element of the scheme to be visually intrusive.

On this basis, whilst I accept the reasoning behind the choice of the Applicant to site the building in the location proposed, these arguments are considered to be outweighed by the harm that would occur to the natural beauty of the landscape and countryside of the Forest of Bowland A.O.N.B. and the application is recommended accordingly.


	RECOMMENDATION: That permission be refused.


REASON FOR REFUSAL

The proposed new poultry building by virtue of its scale, siting and isolated location, remote from the associated farmstead, would result in conditions to the detriment of the visual amenity of the area and the Area of Outstanding Natural Beauty in which it is situated without sufficient justification. As such, the proposal is considered contrary to PPS7, Policies G1 and ENV1 of the Districtwide Local Plan and the SPG “Agricultural buildings and Roads”.
DATE INSPECTED: 28/10/2010





TELEPHONE CLLRS:  YES / NO


DATE:














