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	Date Inspected:
	04/01/16
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of existing shippon and construction of a larger steel framed shippon with associated fences and gates  

	Site Address/Location:
	Mill House, Chipping Road, Chaigley

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection

	Environmental Health: 
	No objection

	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 demolish an existing shippon and erect a larger steel framed shippon in its place, to be used for the housing of sheep, at Mill House Farm, Chaigley. The replacement building would measure 40m in length by 18m wide, with a pitched roof design measuring 3.5m high to the eaves and 5.5m to the ridge. 
The building would have a steel frame with the side elevations open except for the galvanised metal fencing and gates to secure the animals within. Both gable elevations would be constructed using solid block walls with dark brown vertical stained softwood boards and the roof would be cement fibre sheets. 

The existing shippon has two feed silos which will be re-used and attached to the east facing front gable elevation of the replacement building. 



	Site Location/Address:

The application relates to Mill House Farm in Chaigley, and more specifically the existing shippon building close to the northern boundary. To the south of the shippon is a smaller stone barn, used for agricultural storage purposes, and to the south of this is the Farmhouse, occupied by the applicant. The adjacent barn was however granted consent in 2013 to be converted into a four bedroom dwelling, but this consent has not yet been implemented. 

Mill House Farm is accessed off Chipping Road, and directly to the north is Old Dairy Farm, which consists of a large number of agricultural buildings, similar in size and design to what is proposed by this application. 
The application site is located within the Forest of Bowland AONB. 



	Relevant Planning History:

3/2014/0826 - Change of use from Shippon to 4 bedroom detached house, replacement of concrete  block boundary wall with natural dry stone wall – refused

3/2013/0840 - Change of use of stone barn to four bedroom house – approved


	Principle of Development:

The supporting documentation states that the farm does not have sufficient land at Chaigley to accommodate all the applicant’s sheep, and thus sheep are currently grazed at several locations throughout Ribble Valley on land that the applicant rents. This is obviously not an ideal situation and the applicant seeks to house all sheep at Mill Brook Farm. In order to achieve this, the existing shippon needs to be replaced by a larger building. It is my opinion that the applicant’s need for this larger building is both genuine and justified, and paragraph 28 of the NPPF encourages LPAs to “promote the development and diversification of agricultural and other land-based rural businesses”. In view of this, the principle of the development is acceptable subject to its compliance with other policies in the Core Strategy.  



	Impact Upon Residential Amenity:

The applicant currently resides at the farmhouse of Mill House Farm and farms this land, as such the proposed use of the building for housing livestock would not negatively impact upon the existing occupiers of farmhouse. The adjacent barn has consent to be converted into a four bedroom dwelling (not yet implemented) and the impact of the proposal on the future occupiers of this property must also be taken into consideration. At present the existing shippon is used to house livestock and whilst the replacement building would be larger in size, it would be positioned 2.5m further away from the barn, and subsequently the impact is not considered to be significantly greater than the existing relationship. Notwithstanding this, it is only reasonable to expect that the potential future occupiers of this barn would be aware that agricultural buildings and activities, such as those proposed by this application, are likely to take place on a working farm such as this.    

With regard to loss of outlook, as mentioned above the replacement shippon would be positioned 2.5m further away from the barn that has permission to be converted, however the replacement building would be larger in size, both in terms of footprint and height. To the west the replacement shippon would project 3m further than the existing, but the impact remains similar because of its siting 2.5m further away. The west facing elevation of the barn to be converted would contain two kitchen windows and it is considered that these would receive sufficient daylight and outlook. To the east the replacement shippon would, extend 11m further than the existing building, however the east facing elevation of the barn would not contain any principle windows and thus would not be unduly affected by this increase in size. No windows would be installed in the side elevation of the converted barn facing the proposed shippon.   

To the north of the site is the large farming enterprise at Old Dairy Farm and the residential dwelling for this farm is located on the opposite side of the agricultural building within this unit. The proposed building would therefore have no significant impact upon the amenity of neighbouring land uses.     



	Visual Amenity/External Appearance:

The replacement building is similar in appearance to the recently erected buildings on the adjoining farm (Old Dairy Farm) and is of a style and design commonly found on working farms such as this. The proposed building is therefore considered acceptable in terms of its effects upon the appearance and character of the locality, including the AONB.  



	Observations/Consideration of Matters Raised/Conclusion:

The replacement building is required to enable the continued and improved operations at this working farm, 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


