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	Date Inspected:
	14/09/17
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed cattle building

	Site Address/Location:
	Lyme House Farm, Thornley with Wheatley

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection

	Highways:
	No objection to the proposed building, subject to conditions.

The Highway Officer has however commented that there have been a number of applications at this site, with the last application for conversion of a barn into two dwellings requiring two passing points to be created on the lane. The Highway Officer has requested that this condition/requirement be attached to the current proposal

	

	CONSULTATIONS:
	Additional Representations.

	No representations have been received

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape 

Key Statement EC1 – Business and Employment Development 

Policy DMG1 – General Considerations

Policy DME2 – Landscape & Townscape Protection

Policy DMB1 – Supporting Business Growth and Local Economy 
National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location:

The application relates to the Lyme House Farm on Chipping Road in Thornley near Longridge. This is a working dairy farm consisting of 141 hectares of land with 270 milking cows and a large number of additional calves and heifers, as well as 70 beef rearing cattle.    

The farm is accessed via a private track off Chipping Road and the farmstead consists of two dwellings and various agricultural buildings and a large slurry pit. The application site is located within the open countryside and the AONB. 

The farm occupies a relatively isolated position with the nearest properties being the dwellings 250m to the north west at Arbour Farm.  In 2017 two separate planning applications have been approved at this farm, the first application was for an anaerobic digester and the second to convert a disused stone barn into two dwellings. 

 

	Proposed Development:

The application seeks full planning consent to erect a large agricultural building to house cattle handling facilities. The application is accompanied by an agricultural planning statement which details that under increasing welfare regulations an additional building is required on this farm for the bull pen and other facilities including footbath and straw bedded pens for natural service and veterinary inspections. The building will also be used for agricultural and feed storage purposes, as well as provision for the young heifers and beef rearing enterprise. The application is clear that the proposed building would not result in a net increase in livestock at this farm. 

The proposed building would be located adjacent to, but to the north west of the existing buildings on the farm and therefore slightly nearer to the highway of Chipping Road. The building would measure 22m x 21m with a pitched roof design measuring 4.2m high to the eaves and 6.9m high to the ridge. In terms of appearance the building would consist of concrete panels at the base with a mixture of timber boarding and juniper green box profile sheeting above. The roof would be finished in natural grey fibre cement. 


	Relevant Planning History:

3/2017/0489 - Proposed conversion of barns to two new dwellings - granted subject to conditions
3/2017/0434 - Micro scale AD (anaerobic digester) comprising an automated biogas installation converting slurry to power and heat on the farm - granted subject to conditions
3/2012/0036 – Agricultural livestock building – granted subject to conditions
3/2012/0037 – Agricultural livestock building – granted subject to conditions
3/2012/0038 – Agricultural livestock building – granted subject to conditions
3/2012/0039 - Agricultural livestock building – granted subject to conditions
3/2009/0385 - Silage clamp together with calf rearing accommodation - granted subject to conditions


	Principle of Development and Need:

Paragraph 28 of the NPPF encourages LPAs to “promote the development and diversification of agricultural and other land-based rural businesses”, and similarly Policy DMB1 of the Ribble Valley Core Strategy seeks to support in principle proposals that are intended to help business growth and the local economy. 
Lyme House Farm is an active dairy farm, although the farm does also rear beef cattle. The application details how the new building is required to meet the needs of the farming activities that take place on this site, primarily the requirement for a separate cattle handling system at the farm within a new building to meet increasing animal welfare regulations. . 

In view of the above, the erection of a new building is considered to be essential to the future operation of the farm/business, and thus the principle of the development is acceptable subject to its compliance with other policies in the Core Strategy.  


	Relationship with Neighbouring Uses:

Policy DMG1 states that all new development must “not adversely affect the amenities of the surrounding area”.  

The nearest properties (outside of the farmstead of Lyme House Farm) are the dwellings to the north west at Arbour Farm and these are located approximately 200m from the proposed building. The new building would be visible from these properties but at such a distance it is not considered that the building would have any significant impact in respect of overshadowing, loss of daylight or outlook. 

In respect of noise, odours and general disturbance, this is an active dairy farm and whilst the proposed building would bring the built development slightly closer to the dwellings to the north, with a separation distance of 200m it is not considered that the building would have any greater impact in comparison to the existing activities at the farm. 

In view of the above the proposed development complies with Policy DMG1.  



	Visual Amenity/External Appearance:

The building would be sited directly adjacent to the main cattle building on this farm, as well as the existing access track for practical purposes. The building would bring the form of built development approx. 30m closer to the highway of Chipping Road but a distance of over 200m would still be retained from this road. Being located such a distance (200m) from the highway it is not considered that the proposed new building would have any greater visual impact when travelling along this highway and the building has been designed so as to match the existing buildings on the site with a concrete panel base, a mixture of green profile sheet and timber boarded walls and a grey roof. Additionally siting the building adjacent to existing structures on site ensures that the built development remains clustered together so that the impact on the wider landscape and AONB is minimised. 

With regard to height and prominence, being the closest structure at this farm to the highway the building would be relatively prominent but as detailed above a significant distance of more than 200m would be retained to the highway. Furthermore, with a height of 6.9m to the ridge the building would be lower than other agricultural buildings that have been approved on this site which include 8.7m high agricultural sheds and the more recent 7.7m high anaerobic digester.    

In view of the above it is considered that the proposal would not have any negative impact upon the surrounding area or the AONB in accordance with Key Statement EN2 and Policy DMG1 of the Core Strategy.   



	Ecology

The proposed building would be sited in a field that is currently used as pastureland and this field therefore has low ecology value. 


	Highways 

The building would be accessed via the existing track that serves the farm and no alterations to the access point or track are proposed. The Highway Officer requested a condition requiring wheel washing facilities to be provided on site and this has been attached to the recommendation. 

The Highway Officer has also commented that there have been a number of recent applications at this farm and on the recent application to convert a barn into two dwellings a condition was attached which requires the applicant to provide two passing points along the existing track. The Highway Officer is of the opinion that this condition should also be attached to the current application. 

In response to the Highway Officer’s comments, the “passing point” condition was attached to the previous consent for the barn conversion as it was considered that this proposal would have resulted in an increase in vehicle movements to and from the site, potentially resulting in conflict between the proposed residents and agricultural vehicles. The current application is clear that the proposed building would not result in an increase in livestock and would not result in an intensification of the farming activities on site – the building would be used to separate the bull pen and heifer pens from dairy cattle, as well as providing additional areas to meet welfare regulations and more indoor storage for equipment. As such it is not consider that the proposed building would increase vehicle movements to and from this farm to an extent that would justify such a condition. 
As such, whilst the points raised by the Highway Officer are noted, the condition has not been attached to this application. The condition has however been attached to the previously approved application for the barn conversion and these passing points will need to be provided before development commences on the barn conversion. 
    

	Conclusion:

The proposed agricultural building is required to enable the continued and improved operations at this working dairy farm, and would not have any undue impact upon the amenity of nearby land uses/residents or the visual quality of the area, including the AONB. The application is therefore recommended for approval.  



	RECOMMENDATION:
	That conditional planning permission be granted


