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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed engineering works to form an open silage clamp (three walls and slab only). 

	Site Address/Location:
	Lower Alston Farm, Riverside, Ribchester, PR3 3XS

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect of the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection. 

	LCC Footpaths: 
	Object to the proposed development due to the proposed development obstructing bridleway BW0335064.

	Environment Agency:
	No objection to the proposed development; however, the applicant is reminded that the proposal must fully comply with SSAFO regulations.  

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME4:	Protecting Heritage Assets
Policy DME6:     Water Management
Policy DMB5:	Footpaths and Bridleways

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0189: Prior notification for roofing over existing silage clamp (Permission not required). 
3/2019/0584: Erection of steel framed livestock building (Approved). 
3/2016/0468: Construction of an above ground steel circular slurry store alongside existing store (Approved). 
3/2014/0665: Erection of a steel portal framed building for housing cows (Approved). 
3/2010/0927: Roof over a dirty yard between two existing buildings to reduce run-off (Approved). 
3/2010/0281: To roof a hardcored area between silage clamp and existing building to store manure and feeds, using fibre cement sheets and roof lights. Floor will be concreted (Approved). 
3/2010/0282: To create an earthed banked silage clamp. Floor will be concreted, and sides of clamp will be clay lined and exterior of banks will be grass seeded (Approved).


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an established farmstead known as Lower Alston Farm, situated to the south of the defined settlement area of Ribchester and comprising numerous existing agricultural buildings.


	Proposed Development for which consent is sought:

Consent is sought for the proposed construction of an open silage clamp. 

The proposed development would be sited to the south of the main farmyard and adjacent an existing silage clamp which recently received prior approval for the construction of a roof under application 3/2024/0189. The new silage clamp would measure 41m x 27.4m and would be open fronted, with a concrete floor slab and 4.5m high concrete panels to the north, south and western elevations. 


	Principle of Development: 

The application site lies outside of Ribchester’s defined settlement area. Policy DMG2 of the Ribble Valley Core Strategy states that proposals for development outside of the defined settlement areas can be considered as justifiable if ‘the development is needed for the purpose of forestry or agriculture’. 

In this instance, the proposal relates to an existing agricultural operation. It is understood that there is currently an existing silage clamp on site, but it is no longer large enough to store all the silage kept on site, with the applicant currently storing excess silage in wrapped plastic. As such, the applicant seeks consent for the construction of an additional silage clamp in order to adequately store all the silage produced at the agricultural holding. 

Accordingly, the proposed development is considered to be necessary for the purpose of agriculture and as such would satisfy the requirements of Policy DMG2. The proposal is therefore considered to be acceptable in principle subject to an assessment of the material planning considerations. 


	Impact upon Character/appearance of Conservations Area (Where Applicable):

The proposal would be sited within close proximity to the designated Ribchester Conservation Area which terminates towards the eastern extent of the farmyard. Despite this, given the nature of the proposed development and the existing farmstead, the proposal is not considered to result in any negative impact upon the visual amenity or historic character of the conservation area. 


	Impact Upon Residential Amenity:

The proposed silage clamp would be sited well away from the nearest residential receptors which in this instance are situated over 100m away to the north-east of the proposal site. In view of this separation distance, it is not considered that the proposed development would be unduly harmful to the amenity of any neighbouring residents. 


	Visual Amenity/External Appearance:

The proposed silage clamp would be significant in terms of footprint; however, the banks of the clamp would comprise a relatively modest projection above ground floor level, with the development also being sited immediately adjacent to existing farm buildings. In this context, it is not anticipated that the proposed development would be harmful to the visual amenities of the immediate or wider area. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objections. No alterations are proposed to the application site’s existing access or parking arrangements and no increase in vehicle traffic is anticipated as a result of the proposed development. As such, it is not considered that the proposal would have any adverse impact upon the surrounding highway network. 


	Landscape/Ecology:

No ecological constraints have been identified in relation to the proposed development. 


	Other Matters:

Flood Risk 

The development would be sited on land within Flood Zone 2. As the floorspace of the proposal exceeds 250 sqm the development is required to pass the flood risk assessment sequential test, which requires new development to be steered to areas of lowest flood risk where possible. In this case, for operational reasons, it is appropriate to define the area of search for the sequential test as the farmyard. Due to the site constraints, including the Open Countryside and Conservation Area designation, it is considered impractical for a similar development to be sited elsewhere within the farmstead outside of the flood zones. For this reason, the sequential test is passed. Additionally, a flood risk assessment has been submitted and the findings are accepted, and details of drainage can be secured by way of an appropriately worded planning condition. Therefore, the development is acceptable in this respect and satisfies Policy DME6 of the Ribble Valley Core Strategy. 

The Environment Agency has also been consulted on the proposed development and raised no objections. However, the applicant is advised that the proposed development must fully comply with the terms of the Water Resources (Control of Pollution) (Silage, Slurry and Agricultural Fuel Oil) (England) (SSAFO) Regulations 2010 and supports compliance with Farming Rules for Water, Nitrate Pollution Prevention Regulations, Environmental Permitted Regulations. 

The applicant is also reminded that they must also notify the Environment Agency of any new, reconstructed or enlarged silage clamp at least 14 days before starting any construction work – including the type of structure and the proposed design and construction. 

Public Right of Way 

The proposed development would obstruct an existing Public Right of Way (Bridleway BW0335064), with LCC Footpaths objecting to the application on these grounds. However, it is noted that the existing built form on site already appears to encroach onto the Bridleway, causing the definitive route of the PROW to be largely inaccessible. Following discussions with the agent, a site plan has been submitted showing the route of the bridleway, and the route as existing on site. 

As such, whilst the affected footpath would need to be formally diverted, there is currently no reason to believe at this stage, that an acceptable alternative route cannot be achieved through this part of the farm to justify a refusal of planning permission. 


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised, the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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