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	Date Inspected:
	13/09/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of a general purpose steel portal frame agricultural building for livestock housing and general storage.

	Site Address/Location:
	Back Lane Farm Back Lane Chipping PR3 2QA

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	RELEVANT PLANNING HISTORY:

3/2016/0783 - Demolition of an existing timber framed building and erection of a general purpose agricultural building. Refused.

3/2012/0210 - Erection of general purpose agricultural building for livestock housing and general storage. Withdrawn.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

EN2 – Landscape

DMB3 – Recreation and Tourism Development 

DMG1 – General Considerations

DMG2 – Strategic Considerations

DMG3 – Transport and Mobility

DME2 – Landscape and Townscape Protection 

DME3 – Site and Species Protection and Conservation
National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the demolition of existing timber buildings and the erection of a general purpose agricultural building at Back Lane Farm, Back Lane, Chipping. The application site comprises the stone built farmhouse, combined stables and garage consisting of 3 stables and a large garage, a timber building used as general storage and a timber building which is used for general storage purposes.
The farmhouse faces Back Lane at the front of the site with access to the rear of the house and the yard area provided to the south-east. A detached stable building and garage are located to the rear of the farmhouse and further to the north-west is a small timber storage building. Beyond this timber building is a stock proof fence that delineates the boundary of the adjacent field. According to the information submitted with the application, the applicant’s holding consists of three fields totalling 1.82 hectares of land. 
The existing timber storage building measures 7.3m x 4.3m and has a height of 3.2m. It would be replaced by a building to be used to house pigs and 20 breeding ewes and store feed and machinery. It would have concrete panels up to a height of 1.2m and Yorkshire boarding above. The roof would be constructed using juniper green box profile roof cladding. The proposed building would measure 13.7m x 9.1m and would have a ridge height of 4.2m. Steel access doors would be located on the north-west and south-east elevations.

	Observations/Consideration of Matters Raised/Conclusion:

In determining this application the main considerations are the principle of development, its visual impact of the AONB and its impact on the residential amenity of neighbouring occupants.
The holding consists of 1.82 hectares of land and the applicant states the building is required in association with sheep and pig enterprises. Policy DMG2 ‘Strategic Considerations’ requires development within the Tier 2 villages and outside the defined settlement areas to meet at least one of six considerations one of which is that the development is needed for the purposes of forestry or agriculture. The definition of agriculture, provided by sec.336 of the 1990 Act “includes horticulture, fruit growing, seed growing, dairy farming, the keeping and breeding of livestock (including any creature kept for the production of food, wool, skins, fur, or for the purpose of the farming of the land), the use of land as grazing land, meadowland, osier land, market gardens and nursery grounds, and the use of land for woodlands where that use is ancillary to the farming of land for other agricultural purposes, and ‘agricultural’ shall be construed accordingly”. The application site was the subject of an application in 2012 (ref.3/2012/0210) for the erection of a general purpose agricultural building measuring 18.7m x 9.1m. This application was withdrawn on the basis of comments received from the County Senior Land Agent as follows: 
· No livestock were registered to the application site and therefore accommodation for such animals could not be justified.

· Should the applicant keep the number of registered breeding ewes as claimed, then an undercover facility to accommodate such animals can be justified.

· In regards to the proposal to keep pigs in the building, whilst the proposed development was not unacceptable, there are alternative facilities, such as pig arks, that would meet the accommodation requirements of pigs. No pigs were kept by the application at that time and as such a building for this use was not considered essential in these circumstances.

· In terms of storage requirements, for the size of the unit the requirements would be small and could potentially be met by the existing facilities upon the unit.

· The keeping of machinery under cover is not strictly essential but is beneficial from the point of view of security and storage. A facility for some items of machinery could be justified.

· The proposed development is significantly larger than necessary and the building could be reduced significantly whilst serving the justified needs of the unit.

· The proposed position of the building is appropriate from an operational point of view.

Most recently an application was submitted in August 2016. This was identical to the earlier 2012 planning application and the representations received from ADAS, the Council’s agricultural advisors, were as follows:-

The 20 breeding ewes with lambs will require 2ha of land based on the standard stocking rate on lowland grass of 10 ewes and lambs per forage hectare. The farm is 2ha in size and the 20 ewes will require all the grass for grazing, which leaves no land available for the pigs to forage on. 

As far as the building is concerned the requirements to provide accommodation for sheep is basically over the lambing period, which is about 1 month out of the 12. Based on standard data of 1.48 to 2.32 m2 for a ewe and lambs the business would require only 30-47 m2 for the sheep enterprise. Adding 30% extra for access, the maximum floor area for the building would be 61.1m2. The rare breed pigs are normally well suited to living outdoors, but they do require access to shelter and dry bedding. This could easily be achieved with pig arks. The standard modern tractor is 2m wide and 5m in length, so allowing for room around it you would require around 35m2 for a tractor and a topper will require a further 10 m2.

Given the pigs are not on the land at present and the sheep will only be housed for 1 month of the year a building of 100m2 in area will be sufficient for the farm and if pigs are introduced then pig arks will be a better option for rare breed pigs, which are robust and tend to perform better outdoors with arks to provide the shelter.

My conclusion is that the business probably does not have enough land to have the sheep and pigs outdoors so the pigs when purchased would have to be housed all year. The plan of the building with the storage areas etc. marked on would suggest that a building with one less bay and both doors opening outwards would be sufficient. This means that a building of approx. 14m x 9m or 126 m2 would be more than adequate to serve their needs.

The Planning Statement submitted with this application states that the applicant operates an agricultural enterprise. The agent has submitted a Rural Land Register (RLR) Map dated February 2011 and provided a CPH number and flock number. Upon further investigation DEFRA confirm that approximately 6no. sheep are registered at the application site. I am therefore satisfied that a small scale agricultural use has been established at the site. Further consideration must now be given to whether the building proposed is justified and necessary for the purposes of agriculture.
The Senior Land Agent’s comments for the 3/2012/0210 application stated that the proposed agricultural building was significantly larger than necessary and the building could be reduced significantly whilst serving the needs of the unit. The declared use of the land remains the same as in 2012, albeit there are now 6no. registered livestock. ADAS’s assessment of the proposals note that based on the standard stocking rate on lowland grass 20 breeding ewes with lambs would require 2ha of land. The holding is approximately 2ha in size which would leave no land available for pigs to forage on. Given the pigs are not on the land at present and the sheep would only be housed for 1 month of the year a building of 100sqm in area would be sufficient for the farm. If pigs are introduced a building of approx. 14m x 9m or 126sqm would be more than adequate. 
According to the planning agent, the landowner currently has 8 breeding ewes and 7 lambs and their intention is to increase the sheep numbers once they have a building. Whilst I do not consider it appropriate to have too much regard to potential future requirements 20 breeding ewes and two pigs represents the maximum number of livestock that can be kept on the small holding based on the standard stocking rate and the building required for the housing of this number of livestock is relatively modest in size. The applicant has reduced the footprint of the building in accordance with previous advice and therefore it is considered that the size and scale of the building is justified for agriculture.
The application site is located within the Forest of Bowland Area of Outstanding Natural Beauty. In the AONB paragraph 115 of the Framework attaches great weight to conserving landscape and scenic beauty and Policy EN2 requires development to contribute to the conservation of the natural beauty of the area. In terms of its siting, the proposed building would not be seen in isolation and would be located in reasonably close proximity to the existing buildings on site. The area is not completely devoid of structures and it would be seen alongside the farmhouse, the adjoining dwelling and their associated ancillary buildings. The proposed building’s appearance is considered to be agricultural and the proposed materials also appear be in keeping with its intended use. However, in terms of scale in relation to the existing timber building which is to be replaced, the size of the proposed building is a significant increase and would be more prominent from public footpath no.27 70m to the south-west and access track to Field Farm to the north-east. Given its location in the AONB, a landscape protected for its scenic beauty, the building should be constructed from high quality materials. Should consent be granted, further details of facing materials would be required prior to their use.
With regards its impact on the residential amenity of neighbouring occupants, the proposed storage and livestock building would be around 43m from the nearest neighbouring dwelling, Bella Vista. The Council’s Environmental Health Officer states that there is unlikely to be an unacceptable impact on these neighbouring occupants as a result of noise and odour provided that the building in not used for intensive pig farming. 
Taking into account the above information, the building is considered to accord with Policy DMG2 and subject to the use of appropriate materials the size, scale and design of the building would not result in harm to the protected landscape.

	RECOMMENDATION:
	That planning consent be approved.


