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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
No comments received.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
No objection raised.
RURAL ADVISOR:
Consider that there is agricultural justification for the erection of a farm workers dwelling.
ADDITIONAL REPRESENTATIONS:
One letter of support has been received from the National Farmers Union that states that the proposal meets the functional and financial tests.
1.
Site Description and Surrounding Area
1.1
The application holding extends to approximately 134 hectares of grassland and is rented from the Bashall Eaves Estate. The farmstead is located on the south-west side of Clitheroe Road between Cow Ark and Bashall Eaves and lies within the Forest Of Bowland AONB. The farm operates as a dairy enterprise and the applicants have a herd of 200 pedigree Holstein dairy cows and also rear their own replacements. The applicants intend to expand the herd to around 250 cows over the next couple of years. There are also around 400 ewes agisted on the farm from September to January. Around 81 hectares of land is held on a secure Agricultural Holdings Act tenancy. The remaining land is held on medium term farm business tenancies with around 40 hectares having been farmed by the applicants for over thirty years. The holding is down to grass with 101 hectares mown for three cuts of silage and the rest grazed by young stock.
1.2
The farm has a main group of farm buildings located at Mason House Farm where the applicant and his family live. This includes the Grade II Listed traditional stone built farmhouse and the adjoining stone barn used to accommodate a biomass boiler and wood chip store and cow calving boxes. There is also a detached stone barn that currently accommodates isolation pens at ground floor. The remainder of the complex buildings comprise timber and steel portal framed livestock and storage buildings, silage clamps and slurry lagoon.
2.
Proposed Development for which consent is sought
2.1
Outline consent is sought for the erection of a new farm workers dwelling at Mason House Farm, Clitheroe Road, Bashall Eaves with access being the only issue to be approved at this stage. The proposed development would be sited on a parcel of grassland land owned by the applicant’s landlord which forms part of the tenanted holding. The application site adjoins the farmyard to the south. The dwelling is required to accommodate the applicant’s son who works full-time on the holding and is currently living part-time in the farmhouse and part-time with his partner to whom he is engaged to be married next year when he will no longer continue to reside with his parents.
3.
Relevant Planning History

3/2016/0181 – Covering of cattle feeding and storage area. Approved

3/2015/0034 – Proposed extension to existing building to house slurry handling equipment.

3/2014/0144 – Non-material amendment to planning permission 3/2010/0989/P for installation of 10kw wind turbine with hub height of 18.8m, tip height of 22.4m and rotor diameter of 7.28m.

3/2013/0020 – Application for an animal feed store. 

4.
Relevant Policies
Ribble Valley Core Strategy
Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape
Key Statement EN4 – Biodiversity and Geodiversity
Key Statement H1 – Housing Provision

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations 

Policy DMG3 – Transport and Mobility
Policy DME1 – Protecting Trees and Woodlands

Policy DME2 – Landscape and Townscape Protection

Policy DMH3 – Dwellings in the Open Countryside and AONB

National Planning Policy Framework (NPPF)
5.
Assessment of Proposed Development
5.1
The main considerations in determining this application are the principle of the development, the impact of the development on the visual appearance of the surrounding area, the ecological impact of the proposals and its effect on highway safety.

5.2
Principle of Development

5.2.1
The application site lies outside of any defined settlement boundary and is located with the Forest of Bowland AONB. Policy DMH3 of the Ribble Valley Core Strategy states that within the Open Countryside and AONB, residential development will be limited to “Development essential for the purposes of agriculture… In assessing any proposal for an agricultural, forestry of other essential workers dwelling, a functional and financial test will be applied”. Paragraph 55 of the NPPF is also relevant and states that “Local Planning Authorities should avoid new isolated homes in the countryside unless there are special circumstances such as the essential need for a rural worker to live permanently at or near their place of work in the Countryside”. Cancelled PPS7 Annex A criteria and tests still have a valid role in assisting to evaluate farm worker dwelling proposals.
5.2.2
In order to determine whether there is justification for an agricultural workers dwelling at Mason House Farm it must be established that there is an existing functional and financial need for an agricultural workers dwelling. A functional test is necessary to establish whether it is essential for the proper functioning of the enterprise for one or more workers to be readily available at most times. Such a requirement might arise, for example, if workers are needed to be on hand day and night: (i) in case animals or agricultural processes require essential care at short notice; (ii) to deal quickly with emergencies that could otherwise cause serious loss of crops or products, for example, by frost damage or the failure of automatic systems. 
5.2.3
The applicant’s farming activities are currently undertaken by two full time workers with part-time assistance and a full-time placement student. The applicants have been steadily increasing the size of their dairy herd and intend to increase numbers further in the next couple of years. The cows are high yielding and need close and effective management and supervision to maintain their health and productivity. The cows calve all year round and frequently cows require assistance calving. The cows are milked by four robotic milking machines with operate 24 hours a day 7 days a week and they can require the attention of the applicant or his son at any time of the day or night. 
5.2.4
The Agricultural Appraisal submitted with the application calculates the labour requirement for the holding using the two usual methods of standard man days. Both methods indicate a need for additional labour at the holding however these figures are only a guide and will vary from holding to holding. The appraisal accepts that the figures do not make any allowance for the fact that some of the silaging operations are carried out by contractors or that the cows are milked by robots. However, the appraisal states that the use of robots does not reduce the need for out of hours work. The fact that cows can present themselves for milking at any time of the day and night means there is more frequently a need for workers to attend out of hours as robots do not always function correctly and when faults occur the machines need to be attended to at short notice. On average the applicant gets a couple of call outs during the night each week.
5.2.5
In terms of assessing the information provided by the applicant to establish a functional need, the Council’s agricultural consultant ADAS broadly agree with the calculations on man days and the need for additional labour requirements at the holding. The functional need for the additional dwelling is to meet out of hours demands for farm labour, namely responding to alerts generated by the robotic milking equipment and to oversee calving. The applicant has provided additional supporting information in order to demonstrate a functional need exists for a new dwelling at the farm or in very close proximity including statements from the applicant’s vet and business consultant. Failure of the robotic milking machines can have a severe impact on the health and wellbeing of the cows and there are obvious financial impacts. In addition, within a single year there are approximately 200 calving’s with a night calving every third night and often calving can necessitate two people to be present. Existing buildings at the farm are predominantly timber or steel portal framed buildings that are unsuitable for conversion to a residential use; the stone built barn attached to the farmhouse may be suitable for residential conversion but currently accommodates a biomass boiler and wood chip store and cow calving boxes. There are therefore no existing vacant buildings on site that are capable of conversion. Furthermore, there are very few properties in the immediate area and none that are affordable for the applicant or are close enough to Mason House Farm to meet the functional need. Taking into account the above information, ADAS advise that an acceptable case has been made that there is need for additional accommodation on this farm unit to serve the needs of the enterprise.
5.2.6
New permanent accommodation cannot be justified on agricultural grounds unless the farming enterprise is economically viable. A financial test is necessary for this purpose, and to provide evidence of the size of dwelling which the unit can sustain. The applicant has provided two years of accounts. ADAS state that the business has been profitable in the last three years (2014 figures are shown in 2015 year end accounts) and looks to be a viable business on a sound financial footing. The application also details the level of investment that the applicants have made in the business since 2007 expanding and improving Mason House Farm. This demonstrates a clear commitment to the continued farming of the holding (Information contained in Part II – Exempt).
5.2.7
It is important to note that this investment has been made on a tenanted holding and that Mason House Farm is not owner occupied. This is a tenanted holding occupied on a full agricultural tenancy, which forms part of the Bashall Eaves Estate. The family have farmed Mason House Farm since 1956 and the applicant’s son is the third generation of the family to farm at the holding. If planning consent is granted and the dwelling is built it would not belong to the applicants but would remain part of the holding when their tenure of its ceases. The Estate Manager for Bashall Eaves Estate confirms that the Landlord would finance the erection of the new dwelling and let it on a long-term basis to the farm tenant; therefore construction of the proposed dwelling is possible without compromising the agricultural unit’s ability to meet all normal outgoings. This arrangement, in my opinion, would not prohibit the Council from ensuring that the dwellings are kept available for meeting the functional need of the farm for as long as it exists through the use of appropriately worded conditions. 

5.2.8
Taking into account the above, it is considered that the proposed development accords with Core Strategy Policy DMH3 and is acceptable in principle.
5.3
Design and Visual Impact
5.3.1
Whilst matters of appearance, landscaping, layout and scale are reserved it is important to consider the visual impact of development at this stage. The development is proposed on land designated as an Area of Outstanding Natural Beauty (AONB) (see policies EN2 and DME2 of the Core Strategy and section 11 of the National Planning Policy Framework). The AONB has the highest status of protection in relation to landscape and scenic beauty. As such, the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will also be important factors. 

5.3.2
The surrounding area is characterised as undulating lowland farmland with parkland which contains scattered isolated farmsteads and small historic villages. In terms of siting, preference is given to locations within the existing farm complex for amenity reasons. The application site is physically closely related to the existing complex of buildings and adjoins the farmyard area. This would serve to ensure that the dwelling would be suitably located from a functional perspective. The siting of the dwelling would relate well visually to the existing farmstead. Mason House Farm is located approximately 120m from Clitheroe Road and is lower that the level of the highway. Views of the farmstead are somewhat restricted by intervening vegetation including trees and hedges and would be seen predominantly from the east and south against the backdrop of the existing buildings. It is considered that the proposed siting of the dwelling is the most suitable location from both a visual and functional point of view. Further detailed consideration of the appearance, landscaping, layout and scale would be considered at reserved matters stage to ensure that there would be no harm to the character and scenic beauty of the AONB.
5.3.3
It should be noted that the proposed dwelling would be located in close proximity to the Grade II listed farmhouse and barn. The NPPF makes it clear that the setting of a heritage asset is the surroundings in which a heritage asset is experienced. Elements of a setting may make a positive or negative contribution to the significance of an asset, may affect the ability to appreciate that significance or may be neutral. Setting is not a heritage asset, nor a heritage designation. Its importance lies in what it contributes to the significance of the heritage asset. In this case the application site is located around 30m away across the farmyard and subject to the proposed dwelling being respectful and reflective of local vernacular buildings in terms of its design, materials, scale, massing it is considered that the proposed development would have a neutral impact of the significance of the Grade II listed farmhouse and barn which is already enclosed on three sides by agricultural buildings.
5.3.4
Agricultural dwellings should be of a size commensurate with the established functional requirement. Dwellings that are unusually large in relation to the agricultural needs of the unit, or unusually expensive to construct in relation to the income it can sustain in the long-term, should not be permitted. It is the requirements of the enterprise, rather than those of the owner or occupier, that are relevant in determining the size of dwelling that is appropriate to a particular holding and it is considered that the proposed dwelling should also have regard to the size of the original farmhouse. The agent has provided indicative dimensions which are a width of 10m and a length of 20m to include a garage and an eaves and ridge height of 2.6m and 5.5m respectively. Assuming that living accommodation would be provided at ground floor only, the dwelling would have a floor area of 200sqm. A dwelling of this size would, in my opinion, be excessive. The National Technical Housing Standards sets a single storey 3-bed dwelling accommodating 5 bed spaces as a minimum 86sqm. It is also considered appropriate to have regard to the Council’s previously adopted Agricultural Dwelling SPG which set a floor space limit for additional agricultural dwellings at 100sqm. The size of the dwelling would therefore be well in excess of any previously adopted size thresholds and deemed appropriate by the Council for this type of development and whilst it recognised that these threshold have now been superseded by the Core Strategy they are indicators of the thresholds deemed appropriate by the local planning authority. It is therefore considered reasonable in this case, notwithstanding the information submitted as part of the application, to set a maximum floor space of 130sqm to ensure that the size of the dwelling is reasonably related to the agricultural holding, is commensurate with the established functional requirement and can be sustained in the long term.
5.3.5
Further consideration has been given to the dwelling’s residential curtilage which would be defined by the red edged site denoted on the proposed site plan. This extends to an area of around 1000sqm. The extents of residential curtilage associated with the dwelling would give rise to the proliferation of domestic paraphernalia upon the landscape resulting in a visual urban encroachment to the detriment of the character and appearance of the AONB and immediate/wider landscape character contrary to Key Statement EN2 and Policy DMG2 of the Core Strategy. The recommendation for approval is therefore predicated on the submission of amended plans to reduce the red edged site to an area of no more than 300sqm in order to reduce the visual impact of the development to an acceptable level.
5.4.
Observations/Consideration of Matters Raised/Conclusion
5.4.1
The County Surveyor does not raise any concerns relating to highway safety. The proposed dwelling would use the existing access track from Clitheroe Road that serves Mason House Farm and would be accessed off the existing farmyard. As such, the dwelling would not require the formation of additional access tracks.
5.4.2
The application site is down to grass and therefore is considered of low ecological value. There are a number of trees and hedgerows along the site perimeters and there would be a requirement to retain these within the layout of the development in accordance with Core Strategy Policies DME1 ‘Protecting Trees and Woodlands’ and DME3 ‘Site and Species Protection and Conservation. Furthermore, there would be a requirement for the new dwelling to incorporate bat and bird nesting features in accordance with Policy DME3 which seeks to secure development which incorporates measures to enhance biodiversity.
5.4.3
Having regard to the above, it is considered that the proposals for the erection of a farm workers dwelling would be acceptable in principle subject to consideration of all other matters reserved. The siting of the development would minimise its visual impact and would be closely related to the existing complex of farm buildings to serve the functional requirements of the unit. Accordingly it is recommended that the application be approved subject to the submission of amended plans as detailed above.

RECOMMENDATION: That the application be APPROVED subject to the following conditions:
1.
Application for approval of all reserved matters must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates.

(a)  
The expiration of three years from the date of this permission; or

(b)  
The expiration of two years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.


REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall relate to the development as shown on the Proposed Location Plan (1:2500) and Proposed Site Plan (1:1250) received [date to be determined].


REASON: For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

3.
The approval of the Local Planning Authority shall be sought in respect of the following matters before the development is commenced:- the appearance; layout; landscaping; and scale.


REASON: The application is granted in outline only under the provisions of Article 4 of the Town and Country Planning (Development Management Procedure) Order 2015 and details of the matters referred to in the condition have not been submitted for consideration.

4.
The submission of reserved matters shall include details of all proposed refuse storage area, boundary treatments/fencing/walling and existing and proposed land levels, including slab levels. The development shall be carried out in strict accordance with the approved details unless agreed in writing by the Local Planning Authority. 


REASON: In order to ensure that the Local Planning Authority may ensure that the detailed design of the proposal is appropriate to the locality in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
5.
Unless otherwise agreed in writing with the Local Planning Authority, no development shall take place until the details of the tree protection measures, in accordance with BS5837: 2012 - Trees in Relation to Demolition, Design & Construction, for all the existing trees within, or directly adjacent to the site have been submitted to and agreed in writing by the Local Planning Authority. The details submitted shall also include a tree protection monitoring schedule. The approved tree protection measures shall be implemented in full under the supervision of a qualified arboriculturalist and inspected by the Local Planning Authority before any site works are begun. 


REASON: In order to ensure that trees of visual amenity/botanical/historical value are protected against adverse effects of the development in accordance with Policies DME1 and DMG1 of the Ribble Valley Core Strategy.
6.
No trees on the application site shall be willfully damaged, cut down, uprooted, pruned, felled or destroyed, either prior to or following the submission of a Reserved Matters Application, without the prior written permission of the Local Planning Authority.


REASON: In order to ensure that existing trees are retained in the interests of visual amenity and to comply with Policies DMG1, DME1 and DME2 of the Ribble Valley Core Strategy (Adopted Version).  

7.
No development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes / artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority. 


For the avoidance of doubt the details shall identify the nature and type of the nesting boxes/artificial roosting sites and the locations(s) or wall and roof elevations into which the above provisions shall be incorporated.


The artificial bird/bat boxes shall be incorporated into the dwelling during the construction stage of the development and made available for use before the dwelling hereby approved is first occupied and thereafter retained.  The development shall be carried out in strict accordance with the approved details.


REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and reduce the impact of development in accordance with Policies DMG1 and Key Statement EN4 of the Ribble Valley Core Strategy.

8.
The size of the dwelling hereby permitted shall be a maximum of 130 square metres of gross floor space measured externally (the domestic garage associated with the dwelling will be excluded from this floor area calculation) unless agreed otherwise in writing by the Local Planning Authority.  Upon its occupation and notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any subsequent enactment thereof the dwelling hereby permitted shall not be altered or extended, no new windows shall be inserted, no alterations to the roof shall be undertaken and no buildings or structures shall be erected within the curtilage of the dwelling hereby approved unless planning permission has first been granted by the Local Planning Authority.


REASON:  To ensure that the size of the dwelling hereby permitted is reasonably related to the agricultural holding and is commensurate with the established functional requirement and can be sustained in the long term, and in accordance with Core Strategy Policies DMG2 and DMH3.
9.
The occupation of the dwelling shall be limited to a person solely or mainly employed or last employed in the locality in agriculture as defined in Section 336(1) of the Town and Country Planning Act 1990 or in forestry, or a dependant of such a person residing with him or her or a widow or widower of such a person.


REASON: For the avoidance of doubt as permission has been granted for the dwelling on the basis of its occupation by an essential rural worker in a location where a dwelling for general occupation would not normally be permitted; and to comply with Policy DMH3 of the Ribble Valley Core Strategy.
10.
Prior to the commencement of any development, details of the foul drainage scheme shall be submitted to and approved in writing by the Local Planning Authority. Foul shall be drained on a separate system. The dwelling shall not be occupied until the approved foul drainage scheme has been completed to serve the building, in accordance with the approved details. The development shall be completed maintained and managed in accordance with the approved details


REASON:  To ensure satisfactory means of foul drainage in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.

11.
Prior to the commencement of any development, a surface water drainage scheme and means of disposal, based on sustainable drainage principles with evidence of an assessment of the site conditions (inclusive of how the scheme shall be managed after completion) shall be submitted to and approved in writing by the Local Planning Authority. The surface water drainage scheme must be restricted to existing runoff rates and unless otherwise agreed in writing by the Local Planning Authority, no surface water shall discharge to the public sewerage system either directly or indirectly.  The development shall be completed, maintained and managed in accordance with the approved details.


REASON:  To ensure satisfactory means of surface water drainage in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.

BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2017%2F0020
