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	Date Inspected:
	12/05/20
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Erection of new agricultural silage building.

	Site Address/Location:
	Hothersall Hall Farm Hothersall Lane Ribchester

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments.

	

	CONSULTATIONS: 
	Additional Representations.

	LLFA No observations received.
.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	
DMG1 – General considerations
DMB1- Supporting business growth and local economy
Policy EN2 – Landscape & Townscape Protection
Policy DME2 – Landscape & Townscape Protection
Policy DME6 – Water Management



	Relevant Planning History:

3/2015/1038-Agricultural building- Approved


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

Hothersall Hall Farm lies within the open countryside and is situated very close to the River Ribble which runs to the east. As mentioned above, the working farm has over 400 cattle and consists of a large number of agricultural  buildings, of both modern and traditional design
The application site is located within floodzone 2. 


The proposed development is for an agricultural silage building that would be attached to an existing building and would measure approximately 36m by 18mand maximum height of 10m. It has pitched roof of metal cladding with walling of concrete block walls and safety rails at a higher level. It is similar materials and design to the adjacent building.


	Observations/Consideration of Matters Raised/Conclusion:

The main issue relates to visual impact of the building. The building adequately reflects its purpose and is sited within the former farm complex and a distance away from any residential properties to not have a harmful impact.. 

The nearest residential properties are at Hothersall Hall Cottages, some 35m to the north of the proposed new building, and the applicant (farmer) owns/occupies these cottages with their family. As such the proposed building would not negatively impact upon the existing occupiers of the Hothersall Hall Cottages, which are all associated with this working farm. 

Beyond the curtilage of the farm and the applicant’s ownership, the nearest residential property is Hothersall Hall positioned 170m north of the proposed building. There are a significant number of large agricultural buildings positioned between Hothersall Hall and the proposed building, meaning that the proposed building would not be visible Hothersall Hall, and would not have any greater impact upon residential amenity than the existing buildings at this site. 

To the west of Hothersall Hall Farm is the LCC outdoor education centre of Hothersall Lodge, however being positioned almost 400m from the proposed building the development would not have any significant impact upon this neighbouring use.  
 The building would be sited in the most practical position at the southern end of the farm, as there is limited space elsewhere due to the existing agricultural buildings within the farm. The building would be sited directly adjacent to an existing livestock building in order to ensure that the farm buildings are clustered together and the impact is minimised. 

The design of the building has been influenced by the need to meet the EA standards, in particular the Water Resources (Control of Pollution) (Silage, Slurry and Agricultural Fuel Oil) Regulations 2010. The building have an open section between the top of the concrete panel and the roof, and would be open on one side to provide access but more importantly ventilation as required by regulations. The base within the building would be impermeable to prevent silage effluent from entering the ground and nearby river, and this effluent would be retained within the proposed tank adjoining the north east corner. 

The building would be of a common agricultural design for this type of building and although large in size, would not be out of keeping of scale with other similar sized buildings on this active dairy farm. 

The proposed building would be located within Floodzone 2 and a Flood Risk Assessment has been submitted with the application. The FRA concludes that the building is at low risk of flooding and the proposal complies with the Technical Guidance with all electrics located within the roof. The EA have commented that they have no objection to the proposed development, subject to it being carried out in accordance with the details included within the FRA.   

      
It is considered that the building is not unduly prominent and appropriately designed for the landscape and would facilitate the existing business

	RECOMMENDATION:
	That planning permission be granted.
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