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INTRODUCTION

This report has been commissioned by Feelright Pigs Ltd in connection with a planning
application for the erection of two livestock buildings at Highfields Farm, South Town Lane,

Loftus, Saltburn-by-the-Sea, TS13 4UG.

Section 42 of the Planning and Compulsory Purchase Act 2004 requires a Design and Access
Statement to be submitted with the majority of planning applications. The purpose of this

report is to satisfy the requirements of Section 42 of the aforementioned Act.

This report has been prepared to illustrate the process that has led to the development
proposal and to explain and justify the proposal in a structured way, taking account of the

relevant design guidance and policy requirements.

This report has been prepared by Sam Harrison of Harrison Pick Ltd. Sam is a Chartered
Planner and a Member of the Royal Town Planning Institute (MRTPI). He benefits from 13
years of experience having served with lan Pick Associates Ltd and currently with Harrison

Pick Ltd, with a primary focus on agricultural and rural development.
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2.1

2.2

2.3

2.4

BACKGROUND & PROPOSED DEVELOPMENT

The applicant, Feelright Pigs Ltd, operates an established pig farming enterprise at Highfields
Farm, Loftus. The holding supports an established breeding and rearing operation, and the
applicant is seeking full planning approval to expand the livestock operations through the
construction of two additional buildings for pig accommaodation. This development is
intended to enhance the farm's economic sustainability and accommodate increasing

demand.

The proposal seeks full planning consent for the erection of two buildings, each
accommodating 900 weaner pigs reared through to 30kg. The proposed development would
provide 1,800 additional weaner places, taking the site to an overall capacity of 2,700

weaners.

An identical building has recently been approved at the site. On 2" June 2026, Redcar &
Cleveland Borough Council confirmed under application reference R/2026/0312/PNA (prior
notification for an agricultural building, Town and Country Planning (General Permitted
Development) Order 2015, Schedule 2, Part 6) that prior approval for the proposed works
was not required. The proposed buildings replicate the design, scale and appearance of the
approved building, and the acceptability of development of this nature at Highfields Farm

has therefore already been established.

The proposed buildings will be sited within the established farm complex, immediately
adjacent to existing agricultural development, which represents the most logical and
practical location on the holding. Grouping the new buildings within the established farm
complex minimises the visual and landscape impact of the development, makes effective use
of existing access and infrastructure, and ensures that stock can be managed efficiently in
close proximity to the existing yard and handling facilities. The entirety of the existing area is

of a hardstanding nature.
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3. AMOUNT / SCALE

3.1 This application seeks full planning consent for the erection of 2No livestock buildings, each
extending to 67000mm x 14500mm with an eaves height of 2500mm and a ridge height of
4422mm. Each building will accommodate 900 pig places for weaner pigs reared through to

30kg. The proposed units conform with updated animal welfare regulations and standards.

3.2 The buildings have been designed to remain deliberately low in height, with a maximum
ridge height of just 4422mm. The modest scale, simple functional form and careful selection
of materials ensure that the buildings are consistent with the scale of modern agricultural
buildings found within the rural environment and are proportionate to the operational

requirements of the enterprise.

3.3 The design, scale and appearance of the proposed buildings are practically identical to the
building approved under reference R/2026/0312/PNA. The proposed development can be
seen in greater detail on the attached drawings (drawing Nos. AC010526 and AC030726).
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4.1

4.2

4.3

4.4

4.5

4.6

4.7

4.8

4.9

USE

The proposed buildings will be used as pig accommodation on a fully slatted slurry-based
system, operating in the same manner as the existing and approved pig accommodation at

the site.

Slurry storage is self-contained within the buildings underneath the slats, providing 6
months storage capacity for slurry. The slurry is disposed of through spreading onto arable

land as a fertiliser, utilising an organic and sustainable source of fertiliser for the land.

The proposed buildings will include an automated auger feeding system and non-drip nipple

drinkers. Ventilation is based on high velocity ridge mounted fans and side inlet vents.

High velocity ridge mounted ventilation fans are deemed Best Available Technology for

odour dispersal.

Pollution management for the proposed units is strictly regulated by the Environment
Agency. The development must fully comply with The Water Resources (Control of Pollution)

(Silage, Slurry and Agricultural Fuel Qil) (England) Regulations 2010, as amended in 2013.

Responsible agricultural land management is guided by strict government regulations,
including the Nitrate Pollution Prevention Regulations 2015, the SSAFO Regulations 2010,
Cross Compliance guidelines, and industry best practice, such as 'Think Manures' and 'Tried

& Tested Nutrient Management Plan'.

The storage and spreading of manure fertiliser are governed by separate legislation, which is
widely accepted by Local Planning Authorities across the UK. The development will also
adhere to the environmental best practices outlined in the Code of Good Agricultural

Practice (COGAP) for the protection of water, soil, and air, as published by DEFRA.

The applicant is required to notify the Environment Agency at least 14 days before
commencing construction on any new, reconstructed, or enlarged slurry store, dirty water
tank, silage clamp, or fuel storage facility. The notification must detail the type of structure,
its design, and construction plans. Once completed, the applicant must submit a WQE3

notification form to the Environment Agency before the facility becomes operational.

The stringent legislative controls imposed by the Environment Agency ensure that the

potential impact on any adjacent watercourses is effectively mitigated.
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5.1

5.2

53

5.4

5.5

ENVIRONMENTAL IMPACT ASSESSMENT

Under The Town and Country Planning (Environmental Impact Assessment) Regulations
2017, Schedule 1 development includes installations for the intensive rearing of pigs only
where an individual proposal exceeds the threshold of 3,000 places for production pigs (over

30kg) or 900 places for sows.

The proposed development is for two weaner buildings housing weaner pigs reared up to
30kg, with a combined capacity of 1,800 pigs. As weaner pigs up to 30kg fall outside the

Schedule 1 description, the proposal does not trigger an EIA requirement under Schedule 1.

The EIA Regulations stipulate that it is only the development being applied for that must be

considered against the relevant thresholds. The Planning Practice Guidance (PPG) clarifies:

“Where a change or extension is made to a development of a type listed in Schedule 1 and
that change or extension itself meets the thresholds or description set out in that Schedule, it
constitutes Schedule 1 development and Environmental Impact Assessment is required
(Baker v Bath & North East Somerset Council [2009] All ER (D) 169 (Jul)).”

The development applied for provides no places for production pigs over 30kg and no places
for sows, and therefore falls outside the Schedule 1 description. Furthermore, even were the
wider site to be taken into account, the overall site capacity of 2,700 weaners (up to 30kg)

would remain outside the scope of Schedule 1.

As the proposed development does not provide any places for production pigs over 30kg or

for sows, it is not considered Schedule 1 EIA development.
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6.

6.1

6.2

6.3

6.4

LAYOUT

The proposed buildings will be sited within the established farm complex at Highfields Farm,
immediately adjacent to existing agricultural development. This represents the most logical

and practical location on the holding, allowing for shared access infrastructure and utilities.

Each building comprises two livestock areas served by a central livestock race, providing an
efficient and welfare-friendly internal arrangement for the movement and management of

stock.

The project includes the proposed buildings, together with associated hardstandings and
access. The development will be serviced via the existing farm access. The proposed
development can be seen in greater detail on the attached site plan (drawing No.
AC020726).

The layout is consistent with the building recently approved under reference
R/2026/0312/PNA, and the grouping of the proposed buildings with the existing and

approved development ensures a compact, well-organised farmstead.
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7. LANDSCAPING

7.1 This proposal concerns the construction of purpose-built agricultural livestock units within a

rural and agricultural setting.

7.2 The proposed buildings will be positioned within the established farm complex, which
already includes agricultural development of a significant scale. In this context, the new
buildings will be read as part of the existing farmstead and are unlikely to appear

incongruous within the wider landscape.

7.3 The buildings have been designed to remain low in height, with a maximum ridge height of
4422mm. Their modest scale, simple design, and the careful selection of materials will

further reduce any potential visual impact within the surrounding landscape.

7.4 Agricultural buildings of a similar design and scale are a common feature within the
immediate landscape. The proposal is not expected to be visually intrusive from public
vantage points, nor would it appear unduly prominent within the wider landscape. The
development will integrate harmoniously with the character and appearance of the
surrounding agricultural environment. Furthermore, an identical building has previously
been assessed and accepted by Redcar & Cleveland Borough Council, reinforcing the

proposal's acceptability.
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8. APPEARANCE

8.1 The proposed buildings comprise purpose-built weaner units, the design of which is purely
functional for the proposed use. The buildings adopt a functional agricultural form
consistent with the form and massing of modern agricultural buildings found throughout the

rural environment.

8.2 The proposed buildings are made up of timber frame construction with the external cladding
being blockwork with GRP flexstone sheeting above. The roof covering is fibre cement
sheeting, providing a durable, low-maintenance covering appropriate to agricultural
buildings of this type. The design and materials replicate those of the building approved
under reference R/2026/0312/PNA.

8.3 This design and appearance are typical of agricultural buildings of this type, and as such are
deemed suitable to the rural character of the area. The design and appearance can be seen

in greater detail on the attached drawing (drawing No. AC030726).
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9. ACCESS

9.1 Access to the site will be provided via the existing farm access serving Highfields Farm. The
existing access is well-established and already accommodates the HGV and other

commercial traffic associated with the farm's existing pig operations.

9.2 The development is expected to generate minimal additional traffic, with proposed

movements summarised in the table below:

Wagons Per Year
Weaners In 30
Feed Deliveries 47
Store Pigs Out 36
Total 113
Wagons Per Week (Average) 2.2
9.3 The projected traffic increase equates to an average of 2.2 vehicles per week, which is not

considered significant. The local highway network has sufficient capacity to accommodate

this modest increase without issue.
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10. PLANNING POLICY

10.1  Planning applications in Redcar & Cleveland are determined in accordance with the policies
of the Redcar & Cleveland Local Plan (adopted May 2018) and national planning policy
contained within the National Planning Policy Framework (NPPF, December 2024), unless

material considerations indicate otherwise.

National Planning Policy Framework

10.2  The NPPF provides support for economic growth and development of agricultural businesses

in paragraph 88:
Supporting a prosperous rural economy
“88. Planning policies and decisions should enable:

a) the sustainable growth and expansion of all types of business in rural areas, both

through conversion of existing buildings and well-designed new buildings;

b) the development and diversification of agricultural and other land-based rural

businesses;

c) sustainable rural tourism and leisure developments which respect the character of the

countryside; and

d) the retention and development of accessible local services and community facilities,
such as local shops, meeting places, sports venues, open space, cultural buildings, public

houses and places of worship.”

10.3  The proposed development aligns with the NPPF, particularly paragraph 88, which supports
the sustainable expansion of rural businesses through well-designed new buildings. The
development represents the sustainable growth and expansion of an existing rural business

and is compliant with the aims of national policy within the NPPF.

Redcar & Cleveland Local Plan (May 2018)

10.4 The proposal is also considered compliant with the relevant policies of the Redcar &

Cleveland Local Plan. The key policies applicable to this proposal are summarised below:

»  Policy SD3 (Development Limits): The site lies beyond defined development limits,
where development will be supported where it constitutes 'an appropriate
diversification or expansion of an existing agricultural or forestry activity' (criterion a).
The proposal comprises the expansion of an established agricultural enterprise and is

therefore acceptable in principle.
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Policy SD4 (General Development Principles): The proposal is of a scale, form and design
appropriate to its agricultural setting, uses materials and colours consistent with the
rural environment, and can be accommodated without significant adverse amenity

impacts.

Policy LS3 (Rural Communities Spatial Strategy): The proposal supports the continued

operation and growth of an established agricultural enterprise within the rural area.

Policy ED8 (Rural Economy): Criteria (a) and (b) of the policy support 'the sustainable
growth and expansion of both new and existing rural based businesses and enterprises'
and 'appropriate agricultural and land-based diversification schemes'. The proposal
directly supports this policy by expanding an existing rural agricultural business,
sustaining employment, supporting supply chains, and contributing to the economic

resilience of the farm. No best and most versatile agricultural land will be lost.

Policy N1 (Landscape): The buildings are grouped within the established farm complex
and are of a deliberately low profile, ensuring that the character of the surrounding

landscape is conserved.

10.5 In summary, the proposed development aligns fully with the key principles of both the NPPF

and the Redcar & Cleveland Local Plan - namely sustainability, rural economic development,

and high-quality design. The proposal represents sustainable and commercially sound

agricultural development that is in keeping with the character of its rural setting and the

operational requirements of the existing farm enterprise.
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11.

111

11.2

11.3

114

FLOOD RISK & SURFACE WATER MANAGEMENT

Paragraph 31 of the National Planning Policy Framework (NPPF) Planning Practice Guidance
states that a site-specific flood risk assessment should be proportionate to the degree of
flood risk and should make optimal use of existing information, including data from the
Strategic Flood Risk Assessment for the area and the interactive flood risk maps available on

the Environment Agency's website.

Flood Risk

A review of the site's flood risk status confirms that it is located within Flood Zone 1,
indicating a low probability of flooding. Flood Zone 1 comprises land assessed as having a

less than 1 in 1,000 annual probability of river or sea flooding (<0.1%).

The primary flood risk consideration for this site relates to the management of surface
water, ensuring that the proposed development does not contribute to flooding beyond the

site boundaries.

Surface Water Management

The proposed buildings will discharge clean surface water via soakaways. The site benefits
from a free-draining nature, which will facilitate effective water infiltration and minimise the
risk of surface water runoff beyond the site boundaries. Percolation tests can be found

attached (Appendix A).
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12.

12.1

12.2

12.3

12.4

12.5

CONCLUSION

This Design and Access Statement has been prepared in support of a planning application for
the erection of two weaner buildings at Highfields Farm, South Town Lane, Loftus, Saltburn-
by-the-Sea, TS13 4UG. The application is submitted by Feelright Pigs Ltd, and has been
prepared by Harrison Pick Ltd.

The proposed development comprises two livestock buildings, each measuring 67000mm x
14500mm with an eaves height of 2500mm and a ridge height of 4422mm. Each building will
accommodate 900 weaner pigs reared through to 30kg, providing 1,800 additional weaner

places and taking the site to an overall capacity of 2,700 weaners.

The buildings replicate the design, scale and appearance of the building approved under
reference R/2026/0312/PNA, and will operate on the same fully slatted slurry-based system
as the existing accommodation at the site. The acceptability of development of this nature at

Highfields Farm has therefore already been established.

The proposal represents the sustainable growth and expansion of an established agricultural
enterprise and accords with the relevant policies of the NPPF and the Redcar & Cleveland

Local Plan, as outlined above.

On the basis of the evidence presented in this statement, it is respectfully submitted that the
proposed development is acceptable in planning terms and should be approved by Redcar &

Cleveland Borough Council.

Sam Harrison MRTPI
Director | Chartered Planner

Harrison Pick Ltd
admin@harrisonpick.co.uk | 01377 253363
July 2026
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