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RECOMMENDATION - REFUSE PLANNING PERMISSION 

DESCRIPTION OF PROPOSAL AND APPLICATION SITE

The site is located north of the settlement of Sookholme. Sookholme is a modest settlement, which does not have a settlement boundary and is therefore regarded as being within the open countryside. Buildings within the settlement are predominantly of an agricultural origin and largely attractive traditional farmhouses and associated agricultural buildings. Buildings within Sookholme have a strong vernacular character. Buildings are predominantly of a traditional form with elongated footprint and being largely of limestone construction with clay pantile roof coverings. 
St Augustine's Church is located to the south-east and is Grade I Listed, which means that asset has the highest level of significance in heritage terms. Sookholme is positioned within an attractive landscape setting, which is predominantly agricultural in agricultural use. There is a Site of Special Scientific Interest (SSSI) (Sookholme Brook) located to the south/south-east of the site (running to the north of Sookholme Lane) as defined on the Policies Maps associated with the Mansfield Local Plan (MLP). 
The site itself is located north of the buildings that are clustered around the junction of Longster Lane, Sookholme Road and Wood Lane. The site is located off the northern side of Longster Lane and Shirebrook Wood is located off the western side of Longster Lane, opposite the application site. The car park associated with Shirebrook Wood is located is located to the south west of the existing access serving the site. The Block Plan associated with the application shows the existing vehicular access serving the application site to be used as the ‘egress’ point for vehicles leaving the site. 
The application site represents part of the site which has historically been used as a working farmyard. Within the wider farmyard, there are large modern agricultural buildings. External storage is taking place within the farmyard, including for the storage of trailers. 
There are 2 vehicular access points serving the farmyard, albeit only the southernmost access (shown as egress) appears to be in active use, as there are further trailers parked adjacent to the northernmost access point. In addition there is other equipment that would be typically associated with agricultural uses, including silos within the wider farmyard. There is a relatively well established hedgerow to the frontage of the wider farmyard (along Longster Lane), but the southern boundary remains relatively open in visual terms, albeit there is some construction fencing in place. Again this fencing is outside of the application site. 
Directly to the north of the farmyard is a Disused Electricity Sub Station which was granted planning permission under planning application reference 2017/0380/COU for the 'retrospective change of use of land to travelling showman's depot'. This permission permits up to 6 caravans/mobile homes for occupation by Travelling Showpersons. 

The site location plan has been amended during the course of the application being considered and shows a reduced area where the use is taking place to show this accurately. It shows a one-way route to access and egress the site and a 'skip storage area' which includes an area to park the lorry overnight. 
There are no physical features or boundaries on site to differentiate the area subject of this application within the context of the wider farmyard.  Further information has been requested from the applicant to allow an opportunity to provide further detail on the precise nature of the use, particularly given that it is already operational. The applicant has provided a detailed account in the email dated 27th November 2021. Re-consultation on the amended drawings and additional information has subsequently taken place. 
The additional information confirms that empty skips are stacked within the ‘skip storage area’ and confirms that the skips are emptied prior to being returned to the site for storage. The applicant confirms that there would typically be 3-5 skips at any one time and that no waste management is occurring on site. It has also been confirmed that the use serves the immediate geographical area (within 10 miles). 
Waste collected is transported to a Waste Transfer Station before the skip is returned to site or direct to another customer. The applicant has not clarified which Waste Transfer Station is used. The applicant further clarifies that the remainder of the site is used by the owner for farming purposes/the farmyard serving the wider agricultural land. 

It has further been clarified that the use is being operated on the basis of 1 individual employee, which means that the vehicular movements are restricted to a single lorry. The applicant has confirmed that the site was selected as it was within a suitable distance to the applicant's own home and being from the local area, the applicant intends his business to serve the local area. 
The application states that skips are/would be stacked at a height not exceeding 3 metres. The applicant further states that vehicle movements would be marginal as skips are often collected, emptied and then delivered directly to the next customer/client. 
RELEVANT SITE HISTORY 

Historically it is understood that the application site has been used as a working farmyard. The constraints maps also indicate that the site has been used for landfill purposes known as ‘Longster Lane Tip’ following historical limestone quarrying activities. 
OBSERVATIONS RECEIVED

Throughout this report observations received in respect of each application are presented in summary form.  The full letters and consultation responses received, including details of any non-material planning observations, are available for inspection both prior to and at the meeting.

Anyone wishing to make further comments in relation to the application must ensure these are received by the Council by 12 noon on the last working day before the date of the Committee.

Statutory, Internal and Other Consultees

Environment Agency
We have reviewed the submitted documents and on this occasion the Environment Agency will not be making any formal comment on the submission for the following reason:

There are no environmental constraints associated with the application site which fall within the remit of the Environment Agency.

If, however, the proposal subsequently changes such that you feel that it may pose a significant environmental risk then please do not hesitate to contact us and we will be pleased to review our response.

Note to LPA

A Regulatory Officer of the Environment Agency responded to a pollution incident reported at this site in relation to unauthorised waste management activity on 2nd March 2021 prior to receiving this planning application.

MDC - Planning Policy
Introduction:
This application proposes the change of use of the application site from agricultural to B8. The application description refers to 'general storage', however the B8 use class covers storage and distribution.

The application site is located within the countryside at Sookholme, a rural village within Warsop parish.

Policy context: 

The application site, being in the countryside, is protected from inappropriate development by policies within the development plan for the district. This development plan currently comprises the Mansfield District Local Plan (2013-2033) and is the starting point for decision making. Policies within the National Planning Policy Framework (NPPF) (2019) are also relevant. 

Please note that these comments relate to issues around the principle of development only.

Policies relevant to the principle of development are:

Mansfield District Local Plan (2013-2033):

Policy S1 - Presumption in favour of sustainable development. This policy promotes sustainable development and sets out how the council will work alongside the applicant and any stakeholders to seek solutions that would allow the application to be approved.

Policy S2 - Spatial strategy. This policy sets out in part 1 (d) that only development that is appropriate to rural areas (as set out in Policy S3) will be supported.

Policy S3 - Development in the countryside. This policy, in part 1, sets out the circumstances where development in the countryside will be supported. Part 2 sets a range of criteria that must also be met in order for development to be considered appropriate. This development proposal would meet part 1 (h). There appears to be capability for part 2 of the policy to be met however this will need full consideration by the case officer.

Policy E4 - Other industrial and business development. This policy, in part 3, supports small scale employment development or farm diversification in rural areas subject to the requirements of Policy S3 being met. 
Material considerations:

National Planning Policy Framework (2019):

Section 6 - Building a strong, competitive economy. This section states in paragraph 80 that "significant weight should be placed on the need to support economic growth and productivity". 

Paragraph 83 states that in order to support a prosperous rural economy planning decisions should enable, amongst other things: the sustainable growth and expansion of all types of business in rural areas, both through conversion of existing buildings and well-designed new buildings; and the development and diversification of agricultural and other land-based rural businesses.

Paragraph 84 emphasises that "it will be important to ensure that development is sensitive to  its surroundings, does not have an unacceptable impact on local roads and exploits  any opportunities to make a location more sustainable (for example by improving the scope for access on foot, by cycling or by public transport)".

Provided paragraph 84 can be met, it is considered that the proposal is compliant with the NPPF.

Conclusion:

In light of the comments above, it is considered that the principle of this development would comply with the development plan - Mansfield District Local Plan 2013-2033, and the NPPF, subject to an assessment of the proposals against part 2 of policy E3 (impact on the character of the area). 
The case officer should give consideration to whether or not any planning permission granted should be restricted to general storage only (as suggested by the application description).

NCC - Highways Development Control North
This proposal to change the use of buildings to B8 general storage does not affect access, in fact there is an in/out system working. Parking provision is unchanged and the applicant states that there is to be no commercial activity. Visibility on exit from the site is acceptable. It is unlikely that the proposal will result in an unacceptable risk to highway safety therefore we would not wish to raise objection.

The applicant has supplied some additional information. Originally it was thought that from information provided that this was not a commercial enterprise. It is for skip storage therefore it is not considered to be an unacceptable intensification in this location. We would not wish to raise objection on highway safety grounds.

Mansfield District Council - Environmental Health

I have carried out an assessment of the above proposal regarding Noise, Environment,

Hours, Contaminated Land and Air Quality and have the following comments to make.

I have no objections to make with regard to this application

Mansfield District Council - Conservation

Policies:

Mansfield District New Local Plan 2013 - 2033 (Adopted September 2020) 

National Planning Policy Framework 2021 section 16 (para. 189-208)

Historic details:
The application site is an area of ground utilised for the storage of agricultural machinery, silo's and materials and there is also evidence of timber structure, storage containers and skips to the site. 

Heritage assets in closest proximity to the application building.

NDHA Spring Farmhouse - situated southeast of application site - to the same aspect of Longster Lane as the application site. 

NDHA Spring Farm - situated southeast of application site - to the same aspect of Longster Lane as the application site. 

NDHA Bath Lane Farm - southeast of the application building - to the opposite aspect of Longster Lane at its corner. 

Grade II Listed barn and adjoining farm buildings at Hall Farm, Sookholme Lane - southeast of application site, (Sookholme Road terminates at a variation of a 'T' junction with Sookholme Lane leading off to the east and Longster Lane leading off to the west)

Grade II Listed Hall Farm, Sookholme Lane - southeast of the application site and east of Grade II Listed barn and adjoining farm buildings at Hall Farm.

Grade I Listed Church of St Augustine - southeast of the application - located to the east of Hall Farm. 

Grade II Listed Mill Farmhouse and adjoining farm building and boundary wall - east of application site - located east of the Church of St Augustine.

Further HA's are evident within the vicinity.

Comments/conclusion:
The eastern and southern boundaries face towards Sookholme Lane and the corner of this and Longster Lane, and are where the closest heritage assets are located. Between the site and Sookholme Lane/corner of Longster Lane are field and plot boundaries which consist of hedges/trees, these boundaries introduce a concealment aspect and a degree of separation between the site and the heritage assets. What could occur would be the introduction of some natural landscaping, in the form of hedges/trees, to the south and east boundaries of the application site in accordance with these existing plot boundary aspects. 

The proposal is to utilise an element of the site for the storage of 2no. further trailers and 2no. skips and a vehicle. If these were kept to single aspects e.g. single units rather than stacked containers (which if this application is approved may need to be conditioned) then it would be considered that the proposal would not introduce any differing aspects to the site than that which is already evident as such would not be considered to result in any greater impact on the heritage assets than what already occurs. 

Neighbour Comments

5 letters of representation have been received following the consultation and re-consultation on the amended drawings. The areas of concern are summarised as follows:

· Concerned the site is already part scrap yard/part landfill and is visually obtrusive and cannot object strongly enough.

· Concerned may lead to adjacent Depot use moving into this part of the site.

· Queries why notices to cease use have not already been served. 

· Use should minimise environmental impacts due to rural context and adjacent country park that is well used for recreational purposes. 

· Farmyard has evolved from storage of hay bales to a scrap yard. Concerned about noise, dust and fires, including unattended fires where emergency services required to attend. Black smoke evident from fires and queries pollution impacts. . 
· Rubbish tipped on roadside to screen operations. Concerned about impacts on nearby listed building and other heritage assets, some of which directly overlook the site. Not in keeping with Sookholme character. 
· Concerned about run-off and this may cause contamination. 

· Concerned about precise nature of the use described as storage but ‘skip storage’ is showing on the drawings and that the proposal therefore appears to be storage of waste.

· Concerned about number of lorries associated with skip storage and the associated noise impacts from moving the skips. Additional traffic impacts and existing highway issues on 60mph road. Vehicles will be slow moving when accessing/egressing site. Close proximity to car park associated with Shirebrook Wood. 

· Pest issues. 

· Concerned about nature of existing uses (storage of fairground ride lorries/caravans). What is the existing use of the land?

· Queries types of skips and nature of the ‘waste’.

· Site is next to a SSSI stream. 
POLICY AND GUIDANCE

Adopted Mansfield District Local Plan 2020
S1 - Presumption in favour of sustainable development

S2 - The Spatial Strategy

S3 - Development in the countryside

P3 - Connected developments

P7 - Amenity
E1 - Enabling economic development

IN9 - Impact of development on the transport network

NE1N - Protection and enhancement of landscape character

NE2N - Biodiversity and geodiversity

NE3N - Pollution and land instability

HE1 - Historic environment

CC4 - River and waterbody corridors

IN2 - Green infrastructure

IN3 – Protection of Community Open Space and Outdoor Sports Provision 

National Planning Policy Framework 

Section 2: Achieving Sustainable Development 

Section 6: Building a Strong, Competitive Economy 

Section 9: Promoting Sustainable Transport 

Section 12: Achieving Well-Designed Places 

Section 15: Conserving and Enhancing the Natural Environment

Section 16: Conserving and Enhancing the Historic Environment

Planning Practice Guidance

ISSUES

The key issues to be assessed in the determination of this planning application are: 
1. The principle of development;

2. The visual and landscape impacts of the development;

3. The impact on adjacent heritage assets;

4. The impact on the amenity of neighbouring uses;

5. The impact on highway safety;

1. Principle of the Development

The site is located within the open countryside and detached from the main built up settlements within the District. It is acknowledged that the site is close to Sookholme. However, Sookholme is a very modest sized settlement which predominantly consists of a cluster of residential properties (including converted traditional former agricultural buildings). The settlement has a strong vernacular character, set within an attractive landscape setting. Many of the buildings within Sookholme are listed or identified as non-designated heritage assets. Visual and heritage impacts will be assessed further below. 

Members are advised that the application has been submitted on a retrospective basis and is already in use. Whilst described as general storage, the specific nature of the use subject of this planning application is the storage of skips associated with a skip hire business. The last use of the site is understood to be an agricultural farmyard. Agricultural uses are generally consistent with and supported under Planning Policy relating to the countryside. 
Following queries raised as part of the application, the applicant has sought to clarify the precise nature of the use (email dated 27th November 2021) and revised drawings have been submitted which show the extent of the site area being used for skip storage and for the parking of the single lorry being used. It also clarifies the vehicular access and egress, both of which are existing, albeit the ‘access’ does not appear to be in current active use. This additional information does outline that the current use is relatively ‘low-key’ in its intensity. 

The Environment Agency has clarified that they have investigated complaints of waste storage on site and it is unclear if any further action took place. Representations received as part of the application raise concern that burning of materials takes place within the application site. The applicant has clarified that no storage or processing of waste takes places on site. 

Policy S2 (The Spatial Strategy) of the Mansfield Local Plan (MLP) stipulates in Sub-section 1 (d) that ‘only development appropriate to rural areas as set out in Policy S3 will be supported within the countryside in order to recognise the intrinsic value, character and wider benefits of the countryside’. Policy S3 sub-section (1) (i) supports ‘small-scale employment generating development or farm diversification’ providing that the criteria outlined in Sub-Section 2 can be met. 

The Planning Policy Section concludes that sub-section (1) (i) has been met, but that further assessment is required in respect of sub-section (2) of the Policy. 

It is of some note at this point that the applicant has not justified and demonstrated why a countryside location is required for the proposed development, beyond being convenient in relation to the applicants’ own home. Whilst it is acknowledged that there would typically be degree of external storage associated with a working farmyard, such storage would be expected to be associated with the agricultural use. 
Regard has further been given to Policy E4 (Other Industrial and Business Development) which states that storage uses outside of the areas identified by Policies E2 and E3 will be supported where the site lies within or on the edge of urban boundaries or settlement boundaries, neither of which apply in this case. Policy E4 reiterates that small-scale employment development or farm diversification in rural areas will be supported under Policy S3 (subject to meeting the criteria). 
Section 6 of the National Planning Policy Framework (NPPF) ‘Building a Strong, Competitive Economy further applies. It states in paragraph 83 that the specific locational requirements of different sectors should be recognised and in paragraph 84 decisions should enable the development and diversification of agricultural and other land-based rural businesses. It further states in paragraph 85 that decisions should recognise that sites to meet local business and community needs in rural areas may have to be found adjacent to or beyond existing settlements. 
Members are advised that agricultural farmyards (including areas of hardstanding and buildings) fall outside of the NPPF definition of previously developed land. Paragraph 174 further stipulates that the intrinsic character and beauty of the countryside should be recognised in planning decisions. The site is not located adjacent to ‘defined’ settlement boundary. 

Whilst the proposed development may be considered ‘small-scale employment generating development’, the Application fails to demonstrate why a countryside location is required for this type of business as per Paragraph 85 of the NPPF. The external storage of skips is considered compatible with an urban commercial environment as opposed to forming a rural based enterprise. 

The application does not demonstrate why the use could not be accommodated on an industrial site or within the defined settlement boundary. The site is not deemed to be previously developed land and whilst it is acknowledged that a farmyard would experience external storage, this would be limited to agricultural equipment and not an independent storage use.  
It is acknowledged that the additional information provided by the applicant does demonstrate that the activities as described are relatively ‘low-key’ particularly as it describes the use as being operated by a sole employee. There are economic benefits to the scheme although the use supports a sole trader only and so the wider benefits in this regard are considered to be limited.  
The proposed development is visible from surrounding vantage points, due to the topography of the surrounding land and that much of the site is relatively expansive and open. Hedgerows do provide some intermittent screening, particularly along the Longster Lane frontage, but less so to the south. The storage of skips and a HGV lorry in this countryside location will appear as alien features. This area of countryside is attractive being located adjacent to the historical settlement of Sookholme and next to Shirebrook Woods, which is a defined as an area of ‘Community Open Space’ (Policy IN3 applies) on the Polices Map associated with the MLP. 
The precise visual impacts are address further in this report and it is concluded that the proposal fails to recognise the intrinsic character and beauty of the countryside, as required under the NPPF or safeguard the appearance or character of the landscape contrary to Policy S3 (2)(a), The proposal is not well integrated with existing development which is agricultural in nature and fails to be located adjacent to the built up settlements served by the use and therefore also fails to accord with Policy S3 (2) sub-sections (d) and (e). 
Whilst each planning application is assessed on the merits of the case, if supported, it is of concern that this would lead to the proliferation of similar uses for external storage, within countryside settings, which may comprise the ability of the Council to preserve the intrinsic character and beauty of the countryside further. It may also be difficult to control any further intensification of the use, if this expands beyond what has been described as part of the application (i.e. additional lorry movements and external storage of skips). 
The harm to the landscape character in this part of the open countryside is considered to outweigh the limited economic benefits that arise from the proposals. Overall the proposal fails to meet the requirements of the MLP or the NPPF. 

2. Visual and Landscape Impacts 
The site is located within an attractive landscape setting. Whilst it is acknowledged that there is a degree of external storage activity associated with the disused electricity sub-station (now being used as a travelling showpersons depot), which is north of the agricultural building, the site subject of this application is located further south, closer to the historical settlement of Sookholme. In landscape terms there is an element of inter-visibility between the site subject of this planning application being considered and the settlement of Sookholme. 
It is further acknowledged that a working farmyard also has a degree of external storage. However, the storage of a skip lorry and the associated skips would be alien and visually harmful features within this otherwise attractive rural setting and would be clearly distinct from the agricultural use of the land. 

The site is located near to the historical settlement of Sookholme and the adjacent reclaimed colliery site – Shirebrook Wood. Shirebook Wood provides an important and well used nature/recreational use. Whilst the hedgerows located along the Longster Lane road frontage will offer some visual screening, there will be glimpsed views of the storage associated with the use from wider vantage points, including the countryside beyond the site and the buildings located in the settlement of Sookholme. 
The settlement of Sookholme has agricultural origins and it is considered that the setting of these traditional vernacular buildings is appreciated as being within an area that is otherwise predominantly agricultural and open in character. The surrounding landscape is predominantly in arable use. The introduction of non-agricultural storage is therefore considered to be detrimentally harmful to the wider landscape in visual terms. 
Consultation responses report noise and disturbance associated with the movements of the skips/chains and HGV movements. Whilst the Environmental Health Section raise no objection in terms of noise, this type of activity does further add an element of disruption within the rural setting and next to Shirebrook Wood. 
Whilst it is acknowledged that the Planning Policy section accept the use as a ‘small scale employment generating development’ the development fails to safeguard the appearance or character of the landscape or local distinctiveness, through the introduction of the external storage of skips and a HGV lorry within the area. These items are considered to be visual harmful and alien features in the countryside setting and close to a number of designated and non-designated heritage assets. For these reasons, the proposals are considered to contravene sub-section 2 (a) of policy S3.
The proposal fails to demonstrate that it has been informed by and is sympathetic to the area’s landscape character as defined in the Mansfield District Council Landscape Character Assessment 2010 and addendum 2015 contrary to Policy NE1 (Protection and enhancement of landscape character) of the MLP. The site is located within ML25 (as defined by the LDU348 (Landscape description unit). 
The Policy Action for ML25 (Sookholme Limestone Farmlands) is ‘conserve and reinforce’ (Landscape Character Assessment Addendum 2015). The proposal fails to demonstrate the criteria outlined in sub-section 2 of MLP policy NE1. Specifically, the visual impacts outlined means that the development will fail to meet the action ‘conserve and reinforce’; the proposal fails to conserve the agricultural setting/characteristics associated with the setting of the traditional settlement of Sookholme and fails to mitigate visual impacts on character and visual amenity. 
The proposal fails to adequately justify why a countryside setting for the use is necessary and the proposal further fails to enhance the natural and local environment, by failing to recognise the intrinsic character and beauty of the countryside as required under Paragraph 174 of the NPPF. It further fails to achieve sustainable development by failing to meet the environmental objectives set out in Paragraph 8 of the NPPF. 

Overall the proposal fails to accord with the provisions of the MLP and the NPPF in this regard. 
3. Heritage Impacts
Section 66(1) of the Planning (Listed Building and Conservation Areas) Act 1990 requires Local Planning Authorities to have special regard to the setting of listed buildings in decision making. 
The MDC Conservation Officer has been consulted as the site is located close to the settlement of Sookholme, which contains a number a listed buildings and non-designated heritage assets. This includes the Grade I listed Church of Augustine located to the south-east. 
The Conservation Officer concludes that the proposal will not introduce any differing aspects to the site than that which is already evident and as such, would not be considered to result in any material impact on the heritage assets. 

Overall this concludes that proposal conserves heritage assets, including their setting in accordance with the requirements of Policy HE1 (Historic Environment) and the provisions of the NPPF as set out in Chapter 15 (Conserving the Historic Environment). 
4. Amenity Considerations

The nearest properties in residential occupation are located within the adjacent site to the north-west which is used as a travelling showpersons depot and includes up to 6 mobile homes. A further cluster of residential properties are located in Sookholme. 
Concerns have been raised through responses from local residents in respect of noise associated with the loading and unloading of skips, environmental harm arising from the use, the extent of the hours of operation and contaminated land and air quality implications arising from the scheme.

Having regard to the level of intensification of the use in this case as outlined in the application, it is not considered that any adverse loss of amenity would occur to the occupants of nearby properties. This assessment is corroborated by the lack of objection to the proposals from the Environmental Health Officer.   

Furthermore it is acknowledged that planning conditions could be considered to restrict the hours of delivery/use to further control activities within the site, had the scheme been considered acceptable in all other regards. Overall the proposal is considered to accord with Policy P7 (Amenity) of the MLP in this regard. 
5. Highway Safety and Sustainable Transport

Officers consider that inadequate justification has been provided to demonstrate that the site cannot be accommodated close to or within one of the main settlements within the District, which contain a number of allocated employment sites. The proposal therefore adds to unsustainable travel patterns, as skips are being delivered to and from a countryside location. 

The Highways Authority has been consulted on the application and concludes that highway visibility is acceptable and overall concludes the proposal is acceptable in highway safety terms. The proposal is therefore considered to accord with Policy IN9 (Impact of the development on the transport network) of the MLP. 
6. Other Considerations 

The area is understood to fall within the Grade 3 Agricultural Land Classification however it is accepted that the site forms part of an area used as a working agricultural farmyard. 
Concerns have been raised in respect of the site being used for waste management (i.e. filled skips being brought onto the land/sorting of waste). Waste management is not being proposed as part of this application and therefore these considerations fall outside of the remit of this application to consider. 
The Environment Agency comments confirmed the proposal falls outside of their remit to comment but that ‘A Regulatory Officer of the Environment Agency responded to a pollution incident reported at this site in relation to unauthorised waste management activity on 2nd March 2021 prior to receiving this planning application’. It is unclear as to whether any action took place but in any case, this is a matter that the Environment Agency can address through legislation separate from the planning system.  
With regard to Policy NE3 (Pollution and Land Instability), the site is located close to the former Shirebrook Colliery site and the site constraints identify a historic landfill (known as ‘Longster Lane Tip’ within the application site. The Archaeological constraints further identify a ‘limestone quarry’. The site is located within the Coal Authority ‘Low Risk Area’. The applicant has not provided any information to demonstrate that they have considered any operational risks from these past uses. The Environmental Health Section has confirmed no objections to the proposals in this respect. 
As the site is located within a working farmyard given the characteristics of the application site, it is not considered that the proposal would impact protected species within the site itself. However it is of note that the site is in relatively close proximity to Sookholme Brook which is defined as a Site of Special Scientific Interest (SSSI). Details of the measures to be adopted to prevent any harm to the condition of this protected ecological feature could be secured by condition, had the scheme been considered acceptable in all other regards. 

Concerns have been raised by interested parties in respect of the pollution impacts on nearby watercourses. As the application under consideration relates to the storage of skips, as opposed to a waste transfer facility/storage of waste and given the lack of objection from Environmental Health, it is considered that there would not be sufficient grounds to refuse the application on this basis. Conditions requiring details of the mitigation measures to be put in place to mitigate potential noise, dust and other environmental impacts, including pollution of the adjacent watercourse, could be secured by condition, had the scheme been considered acceptable in all other regards.   
CONCLUSION

Overall, whilst additional information has clarified that the specific use of the application is constrained to the skip storage associated an enterprise involving a single employee, the proposal is located with countryside and will result in a harmful visual impact on the character and visual amenity of the area/landscape. There are some economic benefits associated with the scheme however these are considered not to be sufficient to outweigh the detrimental impacts identified. The proposal fails to accord with the provisions of the MLP and the NPPF and Officers recommend that the application be refused accordingly. 

Members are advised that as the use is in operation, this planning application being fully retrospective, if planning permission is refused enforcement action would be taken to secure the cessation of the use. 

RECOMMENDATION:

Refuse planning permission 
(1)

Reason for refusal:  The proposed external storage of skips does not demonstrably require a countryside location and the external storage associated with the use fails to integrate with and preserve the character of the area and surrounding landscape which is agricultural and recreational in use. The development results in a proliferation of non-agricultural based equipment including skips and a HGV vehicle being stored externally, which are visible from long views, nearby vantage points and within the farmyard itself. The nature of the storage (skips and lorry) appear as alien features, that have a detrimental visual impact on the otherwise pleasant rural and agricultural character of the immediate landscape, which provides the setting to the settlement of Sookholme . 
As such the proposal fails to safeguard the appearance or character of the landscape contrary to Policies S2 (1), (D) (The Spatial Strategy), S3 (2)(a) (Development in the Countryside) and fails to demonstrably be informed by and meet the landscape policy actions stipulated under Policy NE1 (Protection and Enhancement of Landscape Character) of the Mansfield Local Plan (Adopted 2021). The proposal also fails to recognise the intrinsic character and beauty of the countryside or meet the environment objectives of protecting our natural environment as required under the National Planning Policy Framework (NPPF) 2021 (Paragraph 8 and 174). The proposal further fails to be located adjacent to the built up settlements served by the use and fails to integrate or assimilate into the existing context and therefore fails to accord with Policy S3 (2) sub-sections (d) and (e) (Development in the Countryside) of the Mansfield Local Plan (Adopted 2021). 
Note to Applicant 

(1)

Statement of Proactive Working: 
The LPA has worked proactively to determine this application which is considered to be contrary to the relevant policies of the Local Plan, in accordance with the requirements of the National Planning Policy Framework (2021).
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