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	Date Inspected:
	06/09/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed agricultural building and extension to vehicle access track

	Site Address/Location:
	Hollins Farm, Stopper Lane, Rimington, BB7 4EJ

	


	CONSULTATIONS: 
	Parish/Town Council

	Rimington and Middop Parish Council have no objection in principle to the proposed lambing shed. However we would comment on two issues  :
 

1) The online drawings were not clear and the proposed finish to the roof appears to read "Natural Grey". From existing buildings in the area natural grey can range from “Off White" through to “Storm Cloud Black". A definitive colour should be stipulated in an effort to reduce to visual impact.

2) Comments have been made to the PC regarding the dilapidated buildings that appear to serve no purpose and are adjacent to the proposed site. Could there be negotiation or revision to improve the situation if a new building is to be permitted. It is understood that this topic has already been brought to your notice.   


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section does not have any objections regarding the proposed agricultural building and extension to a vehicle access track at the above location. We are of the opinion that the proposed development should have a negligible impact on highway safety and highway capacity in the immediate vicinity of the site, subject to the following comments being noted and the following note being applied to any formal planning approval. 

It is noted that the county council's Public Rights of Way team has been consulted separately. In addition to any comments they may provide we ask that the developer does not obstruct, nor allow to be obstructed, Public Footpaths 34 and 35 (Rimington) which run through the site and are likely to be affected by the development/construction works. Footpath 34 is particularly vulnerable due to the proposed ground improvements to allow for long vehicular turning movements.

	

	CONSULTATIONS: 
	Additional Representations.

	A Letter of representation has been received from one individual objecting to the application on the following grounds:
· The proposed siting would be extremely prominent from the surrounding fields/footpaths.  

· The dilapidated barns are highly visible from the surrounding area and footpaths 

· The proposed new driveway also appears to affect footpath 3-36-FP35 

· Dilapidated buildings are an eyesore



	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations

Policy DME1 – Protecting Trees and Woodlands

Policy DME2 – Landscape and Townscape Protection
Policy DMB5 – Footpaths and Bridleways

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an agricultural holding, Hollins Farm. The site is located on land defined as open countryside, around 0.5 miles south east of the settlement of Rimington. The farm is a sheep breeding enterprise comprising of 190 breeding ewes producing approximately 350 lambs. The holding comprises of the farm house, a traditional stone barn, an attached “Dutch” barn and brick/stone stores which are all positioned around the small farm yard. Vehicle access is gained along a shared private road off Stopper Lane which terminates at Hollins farm. 

Two Public Rights of Way run directly through the application site, Public Footpath No. 34 and Public Footpath No. 35 in the Parish of Parish of Rimington and Middop. Another Public Footpath No. 29 in the same Parish runs south west of the application site before merging with Public Footpath No. 34 and Public Footpath No. 35 and Public Footpath No. 31 of the same Parish runs to the north east of the application site before merging with Public Footpath No. 34. 

	Proposed Development for which consent is sought:

Consent is sought for the erection of a proposed agricultural building and extension to vehicle access track at Hollins Farm, Stopper Lane, Rimington. 

The proposed agricultural building would be located to the north west of the farm unit. It would have a width of 15m and a length of 35m. It would have a pitched roof with an eaves height of 3.66m and a ridge height of 5.76m. The proposed agricultural building would be of a portal frame structure faced with 1.5m high concrete panels with timber Yorkshire boarding above and eternity natural grey profile fibre cement roofing sheets. The proposal would include the insertion of numerous polycarbonate roof lights in the proposed roofslope. The proposed building would be used to house livestock and to store farm machinery as well as bulk feed and bedding supplies. The ground where the proposed building is to be sited is reasonably level but some excavation would be required to create a level base for the building. 

The current buildings have poor access for large vehicles. The proposed access track would extend from an existing field access track. The track is located to the north of the main farm complex and would cut across a field. It will measure around 50m in length and have a width of 4m. The proposed track would be to allow vehicles to access the building on the northern side of the farm yard group. The areas to the side of the proposed track and near to the proposed building would be strengthened in order for larger vehicles to make turning movements. 

Paragraph 28 of the National Planning Policy Framework states that Local Planning Authorities should support proposals which “promote the development and diversification of agricultural and other land-based rural business”. The existing buildings are deemed inadequate for their desired use; they are either to small, have restricted height issues or are not suitable for modern agricultural practices. The applicant considers the new building is essential to maintain compliance with the farm assurance scheme and cross compliance legislation on welfare, waste and environmental legislation. Therefore, the principle of the development is acceptable under the NPPF.

	Impact Upon Residential Amenity:

The nearest residential dwelling Hollins Croft Cottage is located on the east side of the farm unit located 80m from the proposed building. The proposed building would be partially screened by the trees and hedgerow along the boundary and the existing farm buildings. The next nearest residential dwellings is Windmill Laithe which is located around 190m away from the proposed building and as such there will be no residential amenity impact. 

	Visual Amenity/External Appearance:

The proposed agricultural building would only be partially visible from Stopper Lane as it will be screened by the cluster of existing agricultural building and the line of mature trees along the boundary. However, it would be closely related to the existing built form and would be seen within the context of the farm complex as a whole. The proposed structure would be in-keeping with the surrounding buildings in terms of its size, scale and design and would serve a functional purpose reasonably necessary for the purposes of agriculture. The materials proposed are typical of this type of development and reflect the materials already at site. As such, it would not have any detrimental impact on the appearance of the surrounding landscape and would accord with Key Statement EN2 and Policies DME2 and DMG1 of the Ribble Valley Core Strategy.

The proposed new access track would utilise an existing stoned field track which runs alongside Hollin Croft Cottage, it would then turn west across a field towards the proposed building around the norther side of the farm unit. The proposal would make use of the existing openings off ensuring there would be no removal of any trees, hedgerows or other important landscape features. The proposed access track would be screened by the existing farm unit, the topography of the land and existing trees and hedges, as such, I do not consider there to be significant visual harm to warrant refusal of the application on this basis. 

	Landscape/Ecology:

The Arboricultural Impact Assessment identifies that the small group of Hawthorns which stand along the field boundary are remnants of hedgerows. The majority of these are in poor structure and/or expressing poor psychological condition. The report identifies that the construction of the proposed development can be achieved whilst retaining all the moderate and low quality trees at the site, but that the removal of one small “U” category of three Hawthorns will be necessary.  To mitigate the tree loss the report suggests the applicant plant a nee native Oak tree, along with new hedge planting as detailed on the TIP. 

	Other Matters:

The proposed access track would cut across Public Footpath No. 35 which runs through the application site and to the north. Policy DMB5 of the Core Strategy focuses solely on footpaths and bridleways and seeks to ensure the retention, maintenance and improvement of by-ways and un-surfaced/ unclassified roads as part of the Public Rights of Way network. The footpath currently runs through the field where the proposed access track is to be sited and merges onto the existing stoned field track which runs alongside Hollin Croft Cottage. The proposed agricultural building would be highly visible from all Public Footpaths in the immediate area. However, taking into consideration the building would closely relate to the existing built form of the farm unit and would be seen within the context of the farm complex as a whole. I do not consider there to be significant visual harm to warrant refusal of the application on this basis.

	Observations/Consideration of Matters Raised/Conclusion:

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the existing farmstead or the surrounding area and has no significant detrimental impact on nearby residential amenity. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


