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	Date Inspected:
	09/01/16
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Covered sheep handling area and new livestock housing building

	Site Address/Location:
	Little Bowland Road, Chipping

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection or comments to make

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Environmental Health:
	No comments received

	CONSULTATIONS:
	Additional Representations.

	No representations have been received

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy EN2 – Landscape & Townscape Protection

Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Description of Proposed Development:

The application seeks consent to construct a 23m x 19m agricultural building on land off Little Bowland Road, Chipping. The building would be sited approximately 100m from the highway and positioned at the northern end of the field, against the back drop of Swaney Holme Wood which is located directly to the north of the field within which this building would be sited.    

The building would have a pitched roof design measuring 3.6m high to the eaves and 6.3m to the eaves. In terms of design the building would have concrete panels measuring 1.4m high with timber cladding above and a cement fibre sheet roof. 
The building would be used for sheep handling and lambing, as well as storage for feed. Currently the applicant’s sheep are housed in a fenced uncovered pen within the field where the proposed building would be located. 


	Site Location/Address:

The application relates to a large field located to the east of Little Bowland Road in Chipping. The field is part of 50 acres of land owned by the applicant, who also rents a further 90 acres of land. There are currently no buildings on land owned by the applicant, although there is a stone/brick building on the rented land. 
Whilst the River Hodder runs to the east of the field, the land raises up steeply from this river meaning that the site is not within floodzone 2 or 3, however the site is within the AONB.      


	Relevant Planning History:

There is no planning history on this site.



	Principle of Development and Need:

The supporting documentation states that the applicant currently owns 50 acres of farming land and rents an additional 90 acres. In total the applicant has 430 breeding ewes, along with lambs and store sheep. At present there is one brick/stone built barn on the rented land but this is not owned by the applicant and even so it is not designed for modern farming practices and machines. 

The applicant requires a roof covering area for sheep handling, in order to comply with current and future Environmental Agency Regulations and if successful it is hoped that the new building will be partly funded under the Catchment Sensitive Area Grant Scheme. The proposed building would also be used for lambing and storage of feed, as at present food has to be stored at a separate holding some 7.5km away on a separate farm.  

Given the above it is my opinion that the applicant’s need for this building is both genuine and justified. Paragraph 28 of the NPPF encourages LPAs to “promote the development and diversification of agricultural and other land-based rural businesses” and in view of this, the principle of the development is acceptable subject to its compliance with other policies in the Core Strategy.  



	Relationship with Neighbouring Uses:

As the crow flies the nearest residential property to the proposed building would be over 400m away and this dwelling is occupied by the owners of the Bowland Wild Boar Park to the north west. This dwelling is sited on the other side of Swaney Wood and thus the proposed building would not be in anyway visible from this property and at a distance of over 400m would not have any undue impact in terms of noise or odours. In addition, as mentioned above, this property is located within the grounds of the Bowland Wild Boar Park which has a large number of animals within its grounds. 

All other neighbouring properties are situated even further away from the proposed building and it is considered that the proposed development would not have any undue impact upon any neighbouring uses.        



	Visual Amenity/External Appearance:

The building would be sited at the northern end of the field, against the back drop of Swaney Wood, and this wooded area would completely screen the building from the north. Additionally when viewed from the south the building would be viewed against the back drop of these trees which also softens the impact. 

Whilst the building would be located at the northern end of the field, it would not be sited in the northern western corner adjacent to the highway, it would be sited fairly centrally, within a dip in the field, some 100m from this highway and gate. The advantage of this is that the building would not be highly prominent from this highway, however its central position does make it more visible when viewed from the south. 
The siting of the building has been discussed with the applicant’s agent, who has explained that the building has been sited in this central location, rather than in the corner adjacent to the highway and gate, for a number of reasons. Firstly, the existing outdoor handling pen is sited in the location of the proposed building, and the area closer to the gate/highway has been used to store waste fertiliser. This makes the area adjacent to the highway/gate very wet and unsuitable for livestock. Secondly, the area where the building would be sited is within a dip and thus the visual impact of the building on the area would be reduced, and this is beneficial to the landscape but also from a security point of view which is important to the people responsible for providing the Catchment Sensitive Area Grant Scheme. I 
In addition to the above, when siting agricultural buildings such as this, the LPA normally seek to ensure that they are positioned as close to any existing building as possible. In this instance the applicant does not have any buildings within land that they own and hence there are no existing buildings for the proposed to be located adjacent to. In view of all the above, it is considered that the siting of the proposed building is acceptable.   
In terms of appearance, the building would be of a common agricultural design and its size is considered to be reasonable for the number of sheep the applicant has on the land. . 


	Conclusion:

The building is required to enable the continued and improved agricultural operations on this land, and would not have any undue impact upon the amenity of nearby residents or the visual quality of the area. The application is therefore recommended for approval.  



	RECOMMENDATION:
	That conditional planning permission be granted


