Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0886/P

	Development Proposed:
	New goat housing for young stock, phase 2 of a two-phase plan.  Pasture House Farm, West Marton, Skipton, Yorkshire, BD23 3UJ.



	CONSULTATIONS: Parish/Town Council

	Horton Parish Council - No observations or comments have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer - No observations or comments have been received.

LCC Planning Officer (Archaeology) - In light of the results of the recent archaeological work close to the current application site, I do not consider it likely that the current applications will encounter any significant archaeological remains.  Consequently I have no further comments to make on these applications.

LCC Estates Surveyor – A goat dairy farm operates from Pasture House Farm, which commenced in 2006 shortly after being granted an agricultural tenancy of this farm unit.  The applicant at the outset made significant investment in new buildings and these have been erected and are fully operational.  In addition to the purpose built buildings, there did exist agricultural buildings at the farm.  These were utilised for goat housing, in particular rearing female herd replacements.  The applicant did not retain any male goats born from the dairy herd.  There are a number of changes in circumstances on the farm which has resulted in the need for a new building and these include the following:

1. The applicant intends to rear the male goats for meat which will be sold at approximately six months of age and during this time they will be housed, and

2. The existing agricultural buildings are not considered to be of a suitable design for goat rearing and I was advised that the applicant has experienced problems managing the goats using these buildings.  In addition the applicant keeps suckler cattle and has been utilising the existing buildings for keeping these. 

The proposed building is designed to match the earlier buildings erected by the applicant for goat housing.  Its siting is felt to be in the most appropriate location as it keeps all the goat management to the same part of the farmstead area, enabling the farmer to be flexible as far as the use in the sense that if the applicant wished to increase the size of the dairy herd then the goats housed in this location would be in the right location for droving to the milking parlour.  The principle enterprise is a goat dairying operation with a herd of 950 goats and the rearing of the herd replacements of which there are in the region of 500 of varying ages up to approximately 12-15 months of age when they first kid.  The goats are housed continually throughout the year (the common recognised method of managing commercial goat operations).  In addition to keeping goats the applicant also has seven suckler cattle kept for breeding and 60 breeding ewes.  The cattle and the sheep graze land, which the applicant cannot crop for feed for the goats.  The goat dairying operation is undertaken utilising the three steel portal frame buildings approved planning permission following the submission of planning application 3/2006/0059.  Although the buildings are of modern conventional design the internal layouts of the buildings are of purpose built design for both goat housing and dairy and milking parlour use.  There are a range of traditional buildings and steel portal frame buildings, which existed at the time when the applicant took on the tenancy of the farm.  These are utilised for silage crop storage, cattle housing and general storage.                                                                                                                                                                                                                                                                                                                                                                  

The application building is of steel portal frame design measuring 79.2m x 18.7m x 4.2m eaves height.  The building will be fully enclosed comprising of 1.8m high concrete walling with box profile cladding above and fibre cement roof.  The siting of the building will form an extension to the existing triple span range erected in 2006.  As the proposed site is sloping ground the proposed development will require cut and fill to create a level site.  With reference to the proposed development I can advise that the need for the building relates to an expansion of the agricultural operations on the unit.  The management of goats requires continual housing and as the existing buildings are being fully utilised I consider there is a need for an additional building to meet this need.  The proposed building will be of the same design as the existing goat house buildings as such I feel it is appropriate.  Its size is also comparable to the existing buildings of which each house 500 adult goats.  As such I feel that the proposed size is appropriate.  With reference to siting I feel there are operational advantages to site the building where they closely relate to the existing goat buildings and as such feel the proposed siting is appropriate.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	National Planning Policy Framework.

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy ENV14 - Ancient Monuments and Other Important Archaeological Remains.

Policy ENV19 – Listed Buildings.

SPG – Agricultural Buildings and Roads.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).

Policy DMG2 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME2 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME4 of the Core Strategy (Regulation 22 Submission Draft).


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

	The application seeks permission for the proposed erection of a new agricultural building on the site.  Pasture House Farm is situated within open countryside, approximately 4.5 km west of Gisburn, and approximately 5.4 km from the edge of the Forest of Bowland Area of Outstanding Natural Beauty.  Public Right of Way no. 17 in the Parish of Horton runs along an existing farm track some 40m south of the site of the building.  The farmland is split into three blocks totalling approximately 80 hectares (197 acres), and the farm is a mixed farm with both livestock and arable.  Currently there are 1000 milking goats in the herd.  

In terms of the agricultural enterprise, the farm is seeking to extend the existing facilities by providing additional housing for young stock on the farm.  The building is phase 2 of a two-phase set of planning applications, and the phase 1 building has already been approved (3/2012/0885/P).  The proposed steel portal frame building will measure 79.2m (l) x 16.7m (w) x 4.2 (eaves) height (6.4m to the ridge), and it will be attached to the phase 1 building that is attached to the largest building to the northwest of the group of building that make up the farmstead.  The building will be finished with a grey roof and juniper green colour walls to blend in with the existing agricultural buildings on site.  Internally the building will be sub-divided into two livestock bedding/housing areas on either side of a central feed passage.  The building is slightly taller than the existing buildings on site (600mm) in order to provide improved ventilation.

Engineering works are proposed to make the ground level, however this mainly involves the excavation of a section of land to the west and north of the proposed site of the building in order to fit the building in on a level area of land.  There is no additional landscape planting proposed due to the farmstead already being sat with a hollow area of land, and thereby already suitable screened from outside the land ownership of applicant.  The building will be over 130m from Pasture House Farm itself, a Grade II Listed Farmhouse, and sited some 40m north of the Public Right of Way that runs through the site.

The main considerations with regards to this application are the visual impact of the large building proposed at that location and from nearby vantage points, the impact on the setting and character of the Grade II Listed Farmhouse, whether it will have an impact on users of the adjacent Public Right of Way and whether there is an agricultural justification for the building proposed.  Due to the distance from the nearest other residential property being over 500m, the proposal will have no detrimental impact on the occupiers of adjacent dwellings.  The site and orientation of the building has been chosen with regards to a number of factors namely: 1) a need to protect the amenity of occupiers of the farmhouse; 2) the need to protect the setting of the Grade II Listed farmhouse; 3) in order to protect the character of the area and incorporate it into the landscape (local topography); and 4) operational requirements.

The existing farmhouse and buildings on site are all relatively close together and screened from nearby vantage points such as the nearby highway at present due to the sites topography (it sits surrounded by rolling hills and within a slight dip) and intermittent woodland vegetation, however they are most visible as you walk along the Public Right of Way to the south of the farmstead.  The building will be located adjoining the existing group of farm buildings and as such will seen in connection with the already large group of buildings as a significant working farm.  This location also spares any potential impact upon the setting of the Grade II Listed Building and impact on the amenity of the farmhouse itself.  At this proposed location it will also be within a partially excavated area which will also help mitigate any views from land/properties to the north of the site, however again the rolling countryside already provides sufficient natural screening.

Given the above, the proposed site is considered to provide the most appropriate location given the topography of the surrounding land and the unsuitability of land closer to the main farmhouse, and whilst the proposal will create further development into an open area outside the existing nucleus of existing buildings, I do not consider it will be unduly prominent, or be to the detriment of the visual amenity of the open countryside.  The need for the building relates to an expansion of the agricultural operations on the unit, as the management of goats requires continual housing.  As the existing buildings are being fully utilised, it is consider there is a need for an additional building to meet this need.  The proposed building will be of the same design and size as the existing goat house buildings, and as such it is considered appropriate; With reference to siting it is felt that there are operational advantages to site the building where they closely relate to the existing goat buildings and as such consider the proposed siting is appropriate.
Therefore, bearing in mind the above, I consider the scheme to comply with the relevant policies, and recommend the application accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on the setting of the adjacent Listed Building.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 16/11/2012














