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	Date Inspected:
	18/04/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed agricultural livestock building

	Site Address/Location:
	Lords Farm Fleet street Lane Ribchester PR3 3XE

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

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

	Environmental Health:
	

	Initial consultation resulted in the request for a noise survey; however after further details and discussion the decision was made that the noise will be noticeable but not intrusive, therefore there will be no observed adverse effect and so no specific measures are required.

	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received from neighbouring properties:
· Increased noise smell and disturbance from more frequent visits.
· Potential to introduce the further issues of a persistent malodorous intrusion that would likely be a detriment of the residential amenity of both Eatoughs Barn and Eatoughs Farm.

· The building will be less than 400m from a domestic dwelling.

· The character of the lane will change from being quiet and calm to one of constant noise, smells and disturbances.

· Safety concern regarding the lane, there has already been two accidents involving cars and tractors.

· Affect the value of the neighbouring properties.

· The design, layout and appearance of the shed doesn’t fit in with the rest of the buildings within the area.

· A concern that should permission be granted it could be converted to a farm shop, café or industrial storage unit at a later date.

· Lack of infrastructure, no mention of type of flooring to be used, no mains drains what will happen to the excrement.

· There is no stated proposal to deal with the resulting foul sewerage; which could conceivably be by means via an access gate to this field which is immediately adjacent to, and within 5m of our neighbouring property.
· It is a concern that by placing the buildings in this location there is an attempt to begin ‘creeping development’ in this area of the lane

· Set a precedent for further development to take place in the future.
Within one of the objections concerns were raised as to the inconsistencies of the LPAs treatment of permitted development rights within the area, unfortunately this is not relevant to the application in question.

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 Landscape &Townscape Protection

National Planning Policy Framework (NPPF)

	Relevant Site Planning History:

3/2018/0012- Erection of agricultural building for storage of hay and fodder, sheep equipment and grassland machinery. (Prior approval not required)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The proposed location for the agricultural storage building is approximately 450m south from the farm stead, and will be located across the track from Eatoughs Farm behind the previously approved storage building (3/2018/0012). The building will lie within the open countryside approximately 2km north west from Ribchester. The proposed building while located away from the main farmstead is located within the area predominantly utilised by the sheep enterprise at Lords Farm with the dairy enterprise being housed in buildings within the farmstead.

	Proposed Development for which consent is sought:

The proposal seeks consent for the erection of an agricultural livestock building to house mainly fattening lambs (hoggets) during the winter months. The building will measure approximately 23m by 7m with a ridge height of 7m and an eaves height of approximately 5m. The proposal also includes an additional entrance to be made at the northern most corner of the field with an access track to the proposed and previously approved building the track will measure approximately 60m.

	Principle of Development:
Policy DMG2 of the Core Strategy allows development outside the defined settlement area where it is required for the purposes of forestry or agriculture. In this case the proposed development is to provide a roof structure to house livestock, usually sheep during poor weather and in the winter months. 
Policy DMG2 also requires development to be in keeping within the character of the landscape, this will be considered within the report.

	Impact Upon Residential Amenity:

A number of concerns have been raised by neighbouring properties as to the impact of the proposed building on their amenity. In order to properly address the concerns raised by letters of representation, I will comment on each relevant concern below.
· “Increased noise smell and disturbance from more frequent visits.”
The proposed development will likely result in a decrease in disturbance from visits. The proposed new access and track will result in a significant reduction in the amount of traffic using the top end of Fleet Street Lane accessing Eatoughs house and Barn. With regards to noise and smell the proposed livestock building is not likely to result in any additional noise or smell than is already occurring due to the sheep within the field, as it will be the same sheep within the shed.
· “Potential to introduce the further issues of a persistent malodorous intrusion that would likely be a detriment of the residential amenity of both Eatoughs Barn and Eatoughs Farm.”
After discussing the matter with the Environmental Health Officer it was agreed that the proposed livestock building is unlikely to result in any further odour than is already being caused by having the sheep in that field. 

· “The building will be less than 400m from a domestic dwelling.”
The proposed building will be sited approximately 60m north from the nearest residential property, Eatoughs Barn, behind an approved agricultural storage building and existing small multipurpose agricultural building, and over 100m south from the residential properties at Falicon Farm. As such I do not consider the siting of the building to be of a concern significant enough to warrant a refusal. 400m is a distance specified within the Town and Country Planning (General Permitted Development) (England) Order 2015 Schedule 2 Part 6. This ensures that the Local Planning Authority has the ability to assess the impact of a livestock building should it be located closer than 400m to a dwellinghouse.
· “The character of the lane will change from being quiet and calm to one of constant noise, smells and disturbances.”

The surrounding area is predominantly agricultural in use and as such an agricultural building within an agricultural field is not ill fitting of the environment, the intention for the proposed building and the block of land is to be mostly self-sufficient, dependent on natural and market forces, in that the land will produce straw and silage to be used as bedding and fodder respectively, the straw bedding will be spread directly onto the block of land in order to fertilise it, and thus reduce the amount of traffic visiting the site, as currently slurry from the dairy herd is spread as fertiliser. 
· “Safety concern regarding the lane, there has already been two accidents involving cars and tractors.”

As mentioned above it is the intention to make this development mostly self-sufficient and thus reduce the amount of traffic using the lane. It is understood that the applicant owns the full length of the track and has the right of access at all times for all purposes including for agricultural use with or without livestock, vehicles and machinery, thereby any issues regarding the lane are a private matter and not relevant within the determination of this application.
· “Affect the value of the neighbouring properties.”

Any impact on the value of property is not a material planning consideration.

· “The design, layout and appearance of the shed doesn’t fit in with the rest of the buildings within the area.”

While the nearest built development is of stone buildings, I do not consider the proposed concrete panel and timber space boarding walls, with natural grey fibre cement sheeting roof tiles with clear plastic roof lights, to be ill fitting. These materials will be the same as those to be used on the approved storage building as well as being standard for modern agricultural buildings as required by BS 5502 - Buildings and Structures for Agriculture.
· “A concern that should permission be granted it could be converted to a farm shop, café or industrial storage unit at a later date.”

Should the applicant wish to convert the proposed building into a farm shop, café or industrial storage unit, the building will require a new planning application for the change of use and as such this is not a consideration for this planning application which is for the construction of an agricultural livestock building to be operated in conjunction with the farming enterprises at Lords Farm, Fleet Street.
· “Lack of infrastructure, no mention of type of flooring to be used, no mains drains what will happen to the excrement.”

With regards to the flooring, the building will be constructed in accordance with regulations detailed within BS 5502 - Buildings and Structures for Agriculture. All concrete areas for feeding the housed stock will be properly constructed of materials also conforming to BS5328 with reinforcing if required.

A livestock building does not require a connection to any mains sewerage system, recycling of rainwater via an integral sustainable rainwater harvesting system will be added to reduce the impact of roof water runoff during heavy rainfall. Any rainwater stored will be used for livestock drinking water and for washing out at times when the building is cleaned. An integral sump may be provided if required for any washings following mucking out. This can be emptied by the applicant with a tanker and spread as permitted on the land, as there is no watercourse in close proximity to the building, the nearest being over 200m to the East, and the farm is not in a Nitrate Venerable Zone. 
With regards to the ‘excrement’ the proposal is to use straw bedding to house the sheep and for this straw based manure too be spread onto the accompanying field during late spring.
· “There is no stated proposal to deal with the resulting foul sewerage; which could conceivably be by means via an access gate to this field which is immediately adjacent to, and within 5m of our neighbouring property.”

As mentioned above the intended livestock building will be on a straw based system, with the straw bedding remaining undisturbed during the colder months and then used as straw based manure on the land. As such the straw based manure is not likely to be removed from site and if it was to be, the new access on the opposite end of the field, closer to Lords Farm will more than likely be utilised for this transportation, should it occur.
· “It is a concern that by placing the buildings in this location there is an attempt to begin ‘creeping development’ in this area of the lane”
The building has been located on the chosen site after having assessed a number of different locations. The particular block of land to be associated with the buildings is used for winter lamb fattening due to remaining land requiring to be ‘rested’ for the early turn out of grazing dairy cows and mowing in the spring. Existing buildings are currently at capacity for ewes and lambs during the time when this proposed building will be required. The proposed livestock building will more than likely be seasonal in use. 
· “Set a precedent for further development to take place in the future.”
Each application received by the Local Planning Authority is assessed on its own merits.

Due to the nature of the development and with all mentioned above in consideration I am of the opinion that the proposed livestock building will not result in any significant negative impact on the residential amenity of any neighbouring residential dwellings, all specifications and details have been confirmed with the agent within emails dated 24/04/2018 and 02/05/2018. 

	Visual Amenity/External Appearance:

The proposed building is not located within the main farmstead however the proposed livestock housing will be located adjacent to the previously approved storage building (3/2018/0012) and an existing multi-purpose agricultural building. While the proposal will not be located near the existing farmstead, the location of the building is required for the sheep enterprise at Lords Farm. Other locations where considered however there where limited options due to the requirement to ‘rest’ the land in order for the early turn out of cattle and mowing in the spring, as such the resultant location is the most feasible in terms of distance from the block of land used for the sheep enterprise, distance from the farm itself and distance between the residential properties at both Eatoughs Farm and Falicon Farm.
 The materials to be used will match the previously approved building directly next to this proposal, concrete panels and timber space boarding and Natural grey fibre cement roofing with clear plastic roof lights. The materials are of a standard common within the agricultural industry as they promote good animal welfare. 
In addition the public right of way, footpath 58, runs down the access track and through the farm, meaning that the building will be in the view of the public. However an agricultural building on a farm track within an agricultural area is not an unexpected addition and therefore I do not consider the proposal will result in any significant negative impact on the amenity and enjoyment of the footpath and its users.

	Observations/Consideration of Matters Raised/Conclusion:

To conclude the proposed agricultural building will have no significant impact on either the residential or visual amenity of the surrounding neighbours or area. While I note the concerns raised by neighbours, the site is located in the open countryside where farming activity is to be expected; as such I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


