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	Development Description:
	Proposed construction of steel portal agricultural building for livestock.

	Site Address/Location:
	Colliers Farm, Whalley Old Road, Billington BB7 9LF. 

		

	CONSULTATIONS: 
	Parish/Town Council

	Billington and Langho Parish council were consulted in relation to the proposal and raised concerns over the fact a previous barn on the site was converted to dwellings. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	N/A

	

	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received raising the following concerns 
· Impact on water supply as a result of heavy vehicular traffic. 
· Some excavation works on site have already begun. 
· Impact on public right of way.
· Proposed building will be immediately adjacent to a recently unearthed drain. 
· Proper provision of the handling and storing of waste. 
For clarity, the siting of the building has since been altered, alleviating some of the points/concerns raised. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN1: 	Green Belt

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME2:	Landscape & Townscape Protection

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history. 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a farmstead located down a private access track leading off Whalley Old Road. The site comprises a number of residential properties, as well as an existing agricultural building/shippen used primarily for storing feed. The application site falls within the designated Green Belt, with PROW FP28 running through the site. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of an agricultural building for the purposes of housing livestock, particularly during lambing season or adverse weather conditions. There are no existing buildings on site suitable for the purposes of housing livestock. The existing builds are small scale and primarily used for housing feed. 


	Principle of Development:

Policy DMG2 of the Ribble Valley Core Strategy allows for development outside of a defined settlement area where it is required for the purposes of forestry or agriculture. The proposed development is for the erection of a new agricultural building for the purposes of accounting livestock during adverse weather conditions or lambing season. It is therefore considered that the proposed building is reasonably necessary for the purposes of agriculture and complies with policy DMG2.

Similarly, Key Statement EN2 states that development of new buildings within the Greenbelt will be limited to the purposes of agriculture, forestry, essential outdoor sport and recreation, cemeteries and for other uses of land which preserve the openness of the green belt, and which do not conflict with the purposes of the designation. The proposal is within the designated green belt but complies with the above being for the purposes of agriculture. 

The principal of development is therefore considered acceptable subject to other material planning considerations. 


	Impact Upon Residential Amenity:

The site is an established farmstead and therefore there is already an existing level of noise and odour associated with this. However, there are a number of residential properties in the vicinity of the site, and while many of them are in the applicant’s ownership, they are rented externally. As such, consideration must be given into the impact of the proposal on residential amenity. 

The proposed building is located out of direct line of site from the residential properties. It is considered a sufficient distance from neighbouring dwellings to mitigate any substantial increase in disturbance, being approximately 35 metres from the nearest receptor. As such, no significant increase in activity is expected to cause undue harm on neighbouring receptors and warrant refusal. 


	Visual Amenity/External Appearance:

Policy DMG1 of the RVCS states that development must

1. Be of a high standard of building design which considers the 8 building in context principles (from the cabe/English heritage building on context toolkit. 
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
3. Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

The proposed building is located in close proximity to existing built form and areas of hardstanding and as a result it does not read as visually isolated and will not cause harm to the character or openness of the greenbelt landscape. In addition, the farmstead is located at the end of an access only track and is not highly visible from the public highway. 

There is a PROW path that runs parallel to the application site, which would afford levels of visibility of the development. However, the building is to be constructed using concrete panels and timber to the elevations, with a fibre cement roof. This is typical for a modern agricultural building of this nature and is considered appropriate within this context. 

In respect to scale, the proposed building will measure approximately 18m by 9m in length and width with an eaves and ridge height of 4.1m and 6.8m respectively. This is a relatively modest footprint for the proposed use and acceptable. 


	Highways and Parking:

Lancashire County Council PROW team objected to the proposal on the grounds that the building would obstruct footpath FP0306029. Since this response, the siting of the building has been altered, and it no longer interferes with the footpath. That being said, it was apparent on the site visit that the footpath as has diverted historically and the original siting would have obstructed the footpath. 


	Landscape/Ecology:

BNG. 

A Biodiversity Net Gain Assessment has been provided in support of the proposed development which have been subject to review from Greater Manchester Ecology Unit. The response received from GMEU notes it is accepted that the proposed enhancements will achieve a required Biodiversity Net Gain for the development. The response from GMEU recommends for the imposition of necessary conditions in order to secure a net gain in biodiversity for the site as detailed. Conditions have therefore been imposed in order to secure compliance with the submitted biodiversity plan and satisfy the BNG legislation.


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

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