RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL
DATE:


18/05/17



REF: 


RM


CHECKED BY: 
APPLICATION REF: 
3/2017/0024/P


GRID REF: SD 362684 433530
DEVELOPMENT DESCRIPTION:

PROPOSED ERECTION OF AN AGRICULTURAL BUILDING 30.48M X 50M AT SUNDERLAND HALL FARM, NIGHTFIELD LANE, BALDERSTONE. 
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
No objection to the actual building, however concerns are raised in respect of the infrastructure. The lanes/roads are inadequate for the volume and weight of traffic currently using them and this will only worsen if the application is approved. 

The Parish are aware that no highway objection has been received, however local people know the road and LCC are aware of the Parish’s views. 

If the application is to be approved then the roads must be improved. It is not sufficient to reduce the vehicle weights as this would simply increase vehicle movements.  
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

The new unit would not appear to result in an increase in vehicle movements to and from the site and hence there is no highway objection to this application. It is however recommended that the hours of delivery to the site be restricted via condition.   
ENVIRONMENT AGENCY:

No requirement to have been consulted on this application and hence no comment to make. 
LANCASHIRE ARCHAEOLOGICAL ADVICE SERVICE:

No archaeological issues on this site.
ADAS:

The applicant is receiving/storing significantly greater amounts of cereal than is required to feed the number of cattle at Sunderland Hall Farm. It is therefore considered that the building is larger than what is needed to serve the needs of the beef enterprise at Sunderland Hall Farm.      

ADDITIONAL REPRESENTATIONS:

Seven letters of objection has been received and the points raised in these objections are summarised below:
· The site is becoming industrial in nature as opposed to agricultural;

· Concern in respect of the number of wagons accessing the site and the damage they are causing to the highway, hedges and grass verges;

· The existing roads are in need of serious repair; 

· Highway safety and risk of accidents as a result of vehicle movements – accidents have already occurred on these roads;

· The vehicles accessing the farm are unsuitable for the surrounding highway network and currently this is four large lorries per hour (on average);

· The animal feed side of the business should be encouraged to move to a more suitable site;

· The application fails to mention the primary business activity carried out at this site – manufacturing and sale of animal feed;

· Restrictive conditions in respect of hours of operation and speed/weight/number of vehicles accessing the site should be imposed;

· Increase in traffic on surrounding network from the Enterprise Zone and new Thwaites development;

· Risk of diseases being spread to/from other farms.

1.
Site Description and Surrounding Area
1.1
The application relates to the working farm at Sunderland Hall Farm on Nightfield Lane  in Balderstone, accessed off Woods Brow and the A59. 
1.2
The applicant rents Sunderland Hall Farm on a long term tenancy and the farmstead consists of the farmhouse, a number of agricultural buildings and 254 acres of land. The applicant also owns and rents further land elsewhere. Sunderland  Hall Farm operates as beef enterprise comprising 400 cattle, together with 10 suckler cows, and the applicant will be increasing the number of cattle at this site by approximately 50-60. The farm also stores and distributes grain/cereal from this site.
1.3
The application site occupies a relatively isolated location some 650m from the nearest dwelling at Nightfield Gate to the south, however in order to access the site vehicles have to travel a significant distance from the A59 via either Woods Brow and Jackson Bank Road, or Commons Lane. To the north of the site is the River Ribble however the river is set at a significantly lower level than the application site.   
2.
Proposed Development for which consent is sought
2.1
The application seeks consent to erect a steel portal frame agricultural building to be used for the storage of grain, farming machinery and equipment. At present Sunderland Hall Farm has a number of existing agricultural buildings, all of which are in use and currently farming machinery is being stored outside due to a lack of building space. 

2.2 
At present the land associated with Sunderland Hall Farm provides haylage for the cattle at the farm, however in order to improve efficiency the applicant wishes to produce silage instead and in order to facilitate this the silage needs to be stored within a building as it cannot be stored outside. Currently three buildings at Sunderland Hall Farm are used to store grain, however two of these buildings will now be used to store the silage, and the third would be used to house the additional 50-60 cattle the applicant intends to buy. The applicant therefore requires the proposed additional building in order to store the grain, as well as the farming equipment that is currently stored outside.
2.3 
The proposed building would measure 50m x 30.5m (1525sqm), with approximately 1,000sqm used for the storage of grain and the remaining 500-600sqm for the storage of equipment (including manoeuvring space). With regard to height the building will measure 8.5m high to the eaves and 11.9m to the ridge, and would therefore be the tallest building at the farm. The application specifically details that the height is required to enable delivery wagons and machinery to access the building. 

2.4
The proposed building would be sited directly to the south of the existing agricultural buildings currently used to store grain and due to the gentle sloping topography of the site a section of the existing land would need to be ‘cut’ in order to ensure the building is level. In terms of design the building would be clad in concrete panels up to 4.6m high with slate blue profile cladding above. The west facing side elevation would contain two large roller shutter doors and the east facing side elevation would contain one large roller shutter door. Either side of the proposed building new areas of hardstanding would be created in order to provide vehicle access from the existing hardsurface areas within the farmstead to application building.   

3.
Relevant Planning History
3/2009/0655 – Proposed roof over the existing cattle collecting yard – permission not required
3/2008/0339 – An extension to an existing agricultural general purpose/storage building - permission not required
3/2006/0938 – Erection of a steel portal frame agricultural building to be used for calf housing – granted 
4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy


Key Statement DS2 – Presumption in Favour of Sustainable Development


Key Statement DMI2 – Transport Considerations


Key Statement EC1 – Business and Employment Development

Policy DMG1 – General Considerations


Policy DMG2 – Strategic Considerations


Policy DMG3 – Transport and Mobility


Policy DME2 – Landscape and Townscape Protection


Policy DMB1 – Supporting Business Growth and the Local Economy

National Planning Policy Framework (NPPF)


National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
Paragraph 28 of the NPPF encourages LPAs to “promote the development and diversification of agricultural and other land-based rural businesses” and this accords with Core Strategy Policy DMB1 which also seeks to support business growth and the local economy. 

5.1.2
The application is accompanied by a Planning Statement which clearly details the need for this building and the planned expansion of the farming activities on the site to justify the proposal. As detailed elsewhere in this report the applicant will be increasing the cattle at this site by 50-60, and requires indoor space for the storage of silage. Both the silage and the additional cattle will be stored within three existing buildings at the site which are currently used to store grain and consequently this grain would then be stored in the proposed building, along with farming machinery. The three buildings within which the grain is currently stored measure a total of 1,140 square metres, and this is the same floorspace that will be used within the proposed building for the storage of grain.   

5.1.3
The LPA have consulted ADAS on this application and ADAS have confirmed that from the figures/calculations provided, it is their opinion that the applicant is storing more grain/cereal than is required to feed the existing cattle at Sunderland Hall Farm (including the proposed increase in cattle numbers as part of this application). The LPA must therefore consider whether the importation, storage and distribution of grain is an agricultural use or an industrial/storage and distribution (B8) use. 

5.1.4
Lengthy discussions have taken place between the applicant and the LPA, and the applicant has stated that they do not simply “buy grain off other farms”, and have confirmed that the currently have contract farming agreements with three landowners to grow cereal/grain on land away form Sunderland Hall Farm. As such it is considered that the applicant (Taylor and Sons) have a responsibility for the farming of the grain/cereal that is brought to the site, it is simply grown and farmed elsewhere and then brought to Sunderland Hall Farm. This is not uncommon and contract farming agreements are utilised throughout the country where farmers rent or exchange land with each other. The LPA therefore accept that the growing and farming of cereal by the applicant off-site, which is then brought to Sunderland Hall Farm before being sold on, constitutes an agricultural activity and not an industrial/storage and distribution use (B8). The Council’s Chief Legal Officer has confirmed this understanding.         

5.1.5
In view of the above, the proposed building would help sustain and grow a rural business/enterprise in accordance with national and local planning policies and consequently the principle of erecting a new agricultural building on a working farm such as this is considered to be acceptable, subject to compliance with other policies in the Core Strategy discussed below.  
5.2
Impact upon Residential Amenity:
5.2.1
The nearest residential property to the proposed new building is the farm dwelling within the application site itself, however outside of the application site the nearest neighbouring property is some 650m to the south at Nightfield Gate. Whilst it is accepted that the proposed building is larger than the other agricultural buildings at this site, at such a distance (650m) it is not considered that the new building would have any adverse impact upon neighbouring land uses either by way of visual impact or noise/disturbance. In addition the Council’s Environmental Health Officer has raised no objection to this application. 
5.2.2
Objections have been raised on the grounds that the proposal would result in unacceptable vehicle movements to and from the site, however these are discussed in the “Highway” section of this report.

5.3
Visual Amenity/External Appearance:

5.3.1
The proposed building would be sited at the southern end of the site, adjacent to the existing agricultural buildings. The proposed building would be large in size, measuring 11.9m high to the ridge (3m higher in comparison with the existing agricultural buildings on site), however the application seeks to justify this with an explanation that the additional height is required in order to provide vehicle access to the building, and that the existing buildings on site are not large enough for specific vehicles to access or be stored within. 

5.3.2
With regard to the visual impact, the application site occupies an isolated location, at the end/terminus of Nightfield Lane, and hence the building would only be seen by visitors of Sunderland Hall Farm. Furthermore, Sunderland Hall Farm is located within a “dip” and the building has been located directly adjacent to the existing farm buildings on this site to ensure that the visual impact of the building, and the associated areas of hardstanding for access, is minimised. 

5.3.3
In summary, whilst the proposed building would be larger than the existing buildings on site, it is considered that the applicant has justified this requirement and for the reasons mentioned above the visual impact of the new building on the landscape is limited. Notwithstanding this, the benefits of the proposal, in terms of the expansion/growth of an existing rural enterprise within the borough outweigh the limited visual impact.          
5.4
Highway Safety and Accessibility:
5.4.1
Objections have been received on the basis that the existing highway network is not suitable to accommodate the existing vehicles (trucks and lorries) that currently access this farm/business, specifically those associated with the storage and distribution of grain. In response to this, whilst such concerns are often raised in rural areas the LPA cannot control the amount or types of vehicles that use public highways and the issues raised by the objectors are existing problems and there is no justifiable evidence to suggest that the proposed development would worsen the situation. Sunderland Hall Farm has existed as a rural business in this location for a considerable period of time and it is considered to be unreasonable to expect a successful business such as this to relocate elsewhere as a result of objections from local residents.   
5.4.2
Notwithstanding the above, it is considered that the proposed development would not result in a significant increase in vehicle movements to and from the site as the amount of grain being stored at Sunderland Hall Farm would not be significantly increased. As detailed earlier within this report the grain and machinery to be stored within the proposed building are already stored at Sunderland Hall Farm, however the buildings currently used to store the grain would be used to house the additional cattle and silage in conjunction with the beef enterprise of the site. As such the only significant increase in “goods” at the site would be the additional 50-60 cattle and the silage, which would not result in a substantial increase in vehicle movements to and from the site that would justify refusing the application. 

5.4.3
The County Highway Officer was consulted on the application and raised no initial objection to the proposal. In view of the objections received on highways grounds, the LPA forwarded these objections/comments received to the Highway Officer and requested further consideration of the proposal. The Highway Officer considered the points raised and reviewed the application only to reiterate that there is no highway objection to the application as submitted as the proposal would not result in a significant increase in vehicle movements to and from the site and there have been no recorded injury accidents on either of the routes to Sunderland Hall Farm in the past five years. However, upon further consideration the Highway Officer has requested that the LPA consider restricting the times/hours that vehicles visit the site. 
5.4.4
The applicant has also responded to the letters of objection stating that there has been one accident in the past 15 years involving a vehicle visiting Sunderland Hall Farm and this is the accident referred to in the objection letter. The applicant has also commented that there are a number of farms in the vicinity, including three dairy farms which involve regular visits from wagons/trucks. The applicant therefore concludes that it is not only them which have wagons and larger vehicles using single track roads in this area and that they currently operate a “one in, one out” policy which ensures that two wagons do not cross paths when visiting the site.      
5.4.5
With regard to the request of the Highway Officer to restrict delivery times to and from the site, a condition has been attached restricting vehicle movements to and from the site (in association with the transportation of grain). Further conditions restricting the use of Commons Lane at the start and end of the school day have been attached to reduce conflict with school traffic and students. Other restrictive conditions include a restriction of the size/weight of vehicles and a limit on the number of vehicles on any day. After consultation with the applicant the restriction on the number of vehicles has been placed at 24 vehicles (48 vehicle movements to and from the site), however this is a maximum figure which covers the busiest harvest time for grain production and the applicant has confirmed that this is not the average number of vehicle movements per day. The applicant has commented that on average 10 vehicles per day would visit the site in relation to the transportation of grain.   
5.4.6
In summary, given that the business has successfully operated from this site for a significant period of time and that there is no evidence to suggest that the proposal would result in an unacceptable increase in vehicle movements to and from the site, it is considered that there is no sustainable reason to refuse this application on highway safety grounds. 
5.4.7
Objections have been raised in respect of damage being caused to the highway by vehicles accessing the application site, however any issues of such damage should be reported to LCC Highways and the necessary action taken by them. Damage caused to private roads or property is a private matter.   

5.5
Other Matters:

5.5.1
With regard to restricting the hours of operation at the site, there are currently no restrictive conditions at the farm and it would be unreasonable to do so given the significant distance to the nearest neighbouring residential properties. As detailed above a number of restrictions have been placed on vehicle movements to and from the site in association with the transportation of grain.    

5.5.2
An objector has raised a concern in respect of spreading of diseases as a result of vehicle movements to and from the site, however this is not a planning consideration and farming practices at the site would be controlled by separate legislation/regulations.  

6.
Conclusion
6.1
For the reasons outlined above the principle of the proposed development is considered to be acceptable in this location and provided that the recommended conditions are adhered to the proposal would share an acceptable relationship with surrounding land uses. It is therefore considered that the benefits of the proposal outweigh any limited harm and the application is recommended for approval accordingly.   

RECOMMENDATION: That the application be APPROVED subject to the imposition of the following condition(s):
1.
The development must be begun not later than the expiration of three years beginning with the date of this permission. 

REASON: To comply with the requirements of section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.
2. Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

Tay/070/2223/01
Tay/070/2223/02

REASON:  For the avoidance of doubt and to clarify which plans are relevant to the consent.

3. Unless otherwise agreed in writing with the Local Planning Authority, the development hereby approved shall be carried out in complete accordance with the materials detailed within the submitted application forms and approved drawing Tay/070/2223/01.
REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Key Statement EN2, and Policies DMG1 of the Ribble Valley Core Strategy.
4. Notwithstanding the provisions The Town and Country Planning (Use Classes) (Amendment) (England) Order 2015, or any equivalent Order following the revocation and re-enactment thereof (with or without modification), the building hereby approved shall only be used for agricultural activities in association with Sunderland Hall farm. 

REASON: In order to ensure the building is used for agricultural use only and to protect the landscape quality of the open countryside in accordance with Policy EN2.

5. There shall be no deliveries or collections to/from the site (in association with transportation of grain) except between the following hours:  

07:00 – 19:00 Monday to Friday;

09:00 – 17:00 Saturday, Sunday and Bank Holidays.   

REASON: In order to protect the residential amenities of the occupiers of the nearby properties and to comply with Policy DMG1 of the Ribble Valley Core Strategy.

6. Notwithstanding the requirements of condition 5 of this approval, between the hours of 08:30 – 09:30 and 14:30 – 15:30 Monday to Friday inclusive, vehicles accessing and leaving the site (in association with transportation of grain) shall not use Commons Lane and shall access/leave the site via the Woods Brow access only.   

REASON: In order to protect the residential amenities of the occupiers of the nearby properties and to prevent conflict with school traffic in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

7. The number of vehicles accessing and leaving the site on any day (in association with transportation of grain) shall not exceed 24 (a cumulative total of 48 vehicle movements to and from the site).   

REASON: In order to protect the residential amenities of the occupiers of the nearby properties and to comply with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

8. The maximum size and weight of vehicle accessing and leaving the site (in association with transportation of grain) shall not exceed a 44 tonne articulated wagon/lorry.   
REASON: In order to protect the residential amenities of the occupiers of the nearby properties and to comply with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2017%2F0024
