XO g*gnda an?@ ITEM NO. B3

ROUGH COUNCIL @’?&k
Application No: 2008/0082 Application Type:  Full
Proposal:  Eraction of Free Range Eqg Location:  Hey Head Farm,
Production Unlt (12,000 sq m) Rochdale Road, Bacup.
Report of:  Planning Unit Manager Btatus: For Publication
Report to: Development Control Committee  Date; 15 April 2008
Applicant: My, Paul Harrison Determ!ination Expiry Date:
2 May 2008
REASON FOR REPORTING Tick Box

Ouislde bfiicer Scheme of Delegation X
Member Call-in

Name of Member: ‘ A
Reason for Call-In: ! 3

3 or more objections recelved ! ‘

Other (please state) ...vviivviriviiineiierion Major

HUMAN RIGHTS

The relsvant provisions of the Human Rights Act 1998 and the Europsan Convention
on Humat Rights have baen taken Into account in the preparation of this report,
particularly the implications arlsing from the followlng rights: -

Article 8
The right to respect for private and family life, home and correspondance.

Article 1 of Protocol 1
The right of peaceful enjoyment of possessions and protection of proparty.

APPLICATION DETAILS

1 The Proposal and the Site

Hey Head Famm is situated In the countryside fo fhe east of the settiement of Bacup. It
has an area of approx 35 hactares, the complex of bulldings serving it accessed from
Tong Lane.

The principal building on the site Is a traditional stone-building, in use as 2 dwellings,
with an attached barn. There are two large portal-drame agricultural buildings located
to the west of the dwellings, one of which Is currently belng used for the bresding-plgs




and [ambing of sheep, and the other for storing baled-hay and straw/general
agricultural storage.

2, Relevant Planning History

Retrospective Planning Permission 2006/20 permitted the ratention of the 2 portal-
framed agricultural buildings, with an associated silage clamp, yard and a new access
toad on 8 March 2006.

3 The Current Proposal

The propesal Involves the construction of a free range sgg production unit to be
located approximately 80m to the north east of the existing agricultural buildings and
farmyard. The proposed building would be B5.4m long and 18.3m wide with an saves
haight of 2.4m and a ridge height of 5.4m. The bullding would be of timber frame
construction with external cladding In tongue and groove weatherboard. The roof
material would be profile sheating.

The proposed building would be used for the housing of fres range laying hens
tegether with associated egg collection and packing facilities and feed bins. The
building would have a central store comprising of an egy store, egg collection point
and packing area with accommadation for 6,000 birds on either side of the central
store. Ventilation within the bullding would he fan assisted with side Inlet vents and
roof fans,

Actess to the proposed bullding would be gained via Tong Lane by means of the track
running immediately to the rear of the dwellings on the site. It Is anticipated that the
proposed use would result in the generation of 2-3 lorrles visiting the site por week, for
faad delivery, egg collection, bird delivery and bird collection.

The proposed bullding would be located on part of the flald which forms a gentle slope
from south to narth. Due to It elevated position, the site is exposed to visws from all
directions, .

In support of the application, the applicant points out:

= The market for Free Range Eggs is very sirong, with demand currently
outstripping supply and extremely good prices anticipated for many
years to come,

= They currently farm 90 acres and operate a sheep flock of 170 ewes
and rear approximately 55 calves per annum. The free range. egy
production will be a useful farm diversification,

4. Policy Context

Rossendale District Local Plan {Adopted 1995)

Polley DS5 - Development Outside the Urban Boundary & Green Belt
Policy E10 - Groundwater Protection

Policy C7 «  Agricultural Bulldings

Policy DC4 - Materlals

Joint [.ancashire Structure Plan
Policy 1 - General Policy
Pollcy 20 - Lancashire's landscape




Othar Matgrial Considerations
PPS1 - Sustainable Development
PPS7 - Rural Areas

PPG13 - Transport

8. CONSULTATIONS

LCGC (Planning)

The proposal conforms to the relevant policies of the Jeint Lancashire Structure Plan
and the proposed development is tharefore acceptabie In principls subject to an
appropriate landscaping scheme to mitigate the visual Impact of the proposed bullding
and anhance the landscape character of the area.

Nature England
No comments

LCC (Highways)

No highway comments,

United Utilities
No objection. United Utilities do not have any water mains or sewers close to the site.

RBC {Drainage
No objestion subject to conditions requiring the submission and approval of a scheme
for the provision of surface water drainage works,

BC {(Environmental Health
No objection subject to conditions relating to the clearing out of the Unlt and removal
of manure from the site,

8. REPRESENTATIONS

To accord with the General Davelopment Procedure Order the applicallon has been
publicised by way of a newspaper nofice, site notices and letters of 14/2/08 to the
ralovant nelghbours

One letter ralsing objection has been raceived from the residents of Moorview Fann,
The polnts made are:

» The nolse of so many hens along with all the activitles requlred to support them wili
significantly Increase nolse lavals and affect sleeping pafterns of our children.

> We have already experienced the noxious smells that were caused by the deposit
of chicken manure on a muckheap adjacent to our house.

¥ The prevalling wind will pretty much guarantee that we will always be able to smell
and hear the 1200 chicken units,

> We already have to listen to heavy plant machinery and HGV's 7 days a week and
increasingly during the night and sarly morning. We can only assume that this

_activity will increase significantly as a result of this application.

7. ASSESSMENT
in dealing with this application the principal issues 1o conslder are as follows :
1) Principle; 2) Landscape Impact; 3) Nelghbour Amenity; & 4) Access.




Pringinl

The application site lies In a Countryside Area, whersin natlonal and local plan policy
do not seek to restrict agricultural development s0long as It is reasonahly nacessary
for the purposes of agriculture within the unit and seeks to minimise its impact on
visual and neighbour amenily, highway safety, sfc.

The LCC Property Group were commissioned by the Council to undertake the
necessary assessment to establish whether the varlous elements of work for which
permission s now sought are reasonably necessary for the purposes of agrisuifurai
within the unit’, it advises that:

* The scale of the proposed building relates to the siza of the infended flock having
regard to the RSPCA Fresdom Goods Welfare Criterla applicable to free range
egg enterprises and is proportionate to the [andholding.

« The proposed site is somewhat detached from other buildings on the farm, but
meots the operational needs of the enferprise and thls siting has the benefif of
the backdrop of the hillside to reduce its visual impact,

s The design of the bullding Is to a standard specification which essentially reflects
that of most conventional modern agricuitural buildings. The timber boardsd
sides are appropriate, aithough given the building's elevated position, the timber
would benefit from being stalned In order to more quickly give it a weathered
appearance.

» The logation of the bullding is sited away from nelghbouring properties and it is
not consldered the proposal would have an adverse offect upon the amenities of
these properties, '

Having regard to the ahove, it is considered that the proposed development s
reasanably necessary for the purposes of agriculture within the farm unit.

Landscape imnact

The site Is situated In a Moorland Frings area, with rolling Jandscape of predominantly
sheep-grazed marginai pastures divided by stone walls, with the orcaslonal quarty,
pylons ete. It Is considered that the propused agricuitural unit would not detragt
unacceptably from the character of this essentially open and rural area, subject to
implementation of a sultable scheme of landscaping and dark-staining of the timber-
boarding.

Neighbour Amentty

The proposed development would b located approximately 125m away from the
abjectors’ farmhouse, called Moor View, Dug to the separation distance, and the
orientation of the adjacent residentlal properties, the Environmental Health Officer has
ralsed no objection, subject to the conditions detalled balow. | have no reason to
belleve the proposed development would result in an unacceptable loss of amenily by
reason noise, smells, efc for any nelghbours, it is considersd that the concerns
expressed by the resldents of Moor View in this respect do not justify the refusal of
plannhing permission.

Access :
Access to the site would be gained via the recently-constructed road from Tong Lane.
itis considared that the additiona! vehicle movements likely to be generated by the




proposal would not be detrimental fo road safety. LCC(Highways) has raised no
objection to the proposal.

8. Summary Reason for Approval

The proposal relatas fo an agriculfural use which is considared appropriate within the
Countryside, In accordance with the saved Policy DS5 of the adopted Rossendale
District Local Plan, It is considered that that the proposead development would neither
unduly impact upen visual or neighbout amenlty, or highway safety. Therefore, the
proposed devetopment is in accordance with Policles 1 and 20 of the Joint Lancashire
Siructure plan and the saved Policy NS5 and the criteria of Policy DG1 of the
Rossendale District Local Plan.

8. RECOMMENDATION
That permission be granted subject to the following conditions :

1. The development hereby permitted shall be begun before the expiration of
thres years from the date of this permission
Reason: Required by Secilon 51 of the Planning and Compulsory Purchase
2004 Act.

2. The development shall be carred out in accordance with plans numbered 1P-
01, IP-02 and 07K117 E recslved on 14 February 2008,
Reason: To ensure lhe development complfes with the approved plans and for
the avoidance of doub!.

3. All materials to be used In the elevations and roof of the proposed development
shall be as stated on the application form and approved drawlngs and shall not
be varlad without the prior written parmission of the Local Planning Authority,
Prior {o first use of the huilding the fimber-bearding shall be stained dark
brown, unless otherwise first agreed in wriling by the Locat Planning Authority,
Reason: To ensure that the developmant will be of satisfactory appearance, in
accordance with the criteria of the saved Pollcy DCT of the adopled
Rossendale District Local Plan.

4. A scheme of landscaping shall be submitted to and approved In writing by the
Local Planning Authority prior to the commencement of development. The
scheme shall indicate the trees and shrubs to be planted fo screen the
buildings/yard hereby penmitted, and delail the measures 1o be undettaken for
their proigction untll established.

Reason: In the Inferests of the amenlly of the area, In accordance with the
criterla of the saved Policy DCT of the adopted Rossendale District Local Plan.

5, The approved scheme of landscaping shall be carried out in the first planting
season following substantial completion of the building hereby permitied, and
any trees or plants which within a period of & years from the completion of the
development die, are removed or hecome serlously damaged or diseased shall

o




be replaced In the next planting season with others of similar size and specles,
unless the Local Planning Authorlly gives writlen congent to any variation,
Reason: In the interests of the amenity of the area, in accordance with the
criteria of the savad Polloy DC1 of the adopted Rossendale District Local Plan.

. The building hereby approved shall not be brought into use untll a scheme
defalling means of perlodic disposal of manure from the bullding has been
submitted to and approved in writing by the Local Planning Authority. All
manure shall therefore be disposed off in accordance with the approved
scheme and In covered vehicles.

Reason: In the Inferost of odour and pollution control and in the inferests of
residential amenity of the area, in accordance with the criteria of the saved
Policy DG of the adopled Rossendale District Local Flan,

. No cleaning out or manure disposal shall take place on Saturdays, Sundays or
Bank Holidays and each clearing out event and manure ramoval shall take
place within 2 days with no other storage or disposal of manure taking place on
the site,

Reason: In the inferest of adour and pollution control and in the interests of
residential amenily of the area, in accordance with the crieria of the saved!
Polley DCT of the adopled Rossendale District Local Plan,

Contact Officer

Name M. Sadlg
| Position Planning Officer

Service / Team Development Control
ge[ephona 01706 217777

Email address planning@rossendalabe.gov.uk
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