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	Date Inspected:
	
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of an agricultural worker's dwelling.

	Site Address/Location:
	Land forming part of Standridge Farm Tosside Road Slaidburn BB7 4TR

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	RELEVANT PLANNING HISTORY:

3/2016/0916 - Erection of an agricultural building for free range egg production together with associated feed bins and hardstanding areas. Approved.
3/2015/0723 - Erection of an agricultural building for free range egg production together with associated feed bins and hardstanding areas. Approved.

3/1997/0477 – Proposed outline application for agricultural workers’ dwelling. Refused and dismissed at appeal.

	

	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)

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Outline consent is sought for the erection of a new farm workers’ dwelling at land forming part of Standridge Farm, Tosside Road, Slaidburn with all matters reserved. The proposed development would be sited on a parcel of grassland land owned by the applicant who owns 174 acres of land at Tosside Road, Slaidburn. The parcel of land was formally part of Standridge Farm and since its acquisition the applicant has invested in the development of a free range egg production business through the erection of 2 no. units each extending to 16,000 birds approved through planning applications 3/2015/0723 and 3/2016/0916. The first of these buildings was granted approval in February 2016. The existing units are purpose built poultry buildings and house an egg packing facility and control area, egg store and bird house area. 

This application proposes the erection of a new farm workers’ dwelling for the unit manager and his family. There are no dwellings on the application site at present. The applicant currently resides at The Cottage, Lower Edge Farm, Tincklers Lane, Slaidburn which is located on the south side of Tincklers Lane around 370m from the site of the proposed dwelling. The proposed dwelling would be located approximately 80m to the north of Tosside Road and would make use of the existing access track that serves the poultry buildings. The site lies within the Forest of Bowland AONB.

	Observations/Consideration of Matters Raised/Conclusion:

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.
Principle of Development
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.
In order to determine whether there is justification for an agricultural workers dwelling at Standridge 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. 

The applicant’s farming activities are currently undertaken by three full-time workers which include the applicant, the unit manager, who is responsible for stockmanship, egg packing and quality control. Two assistants inspect the bird area and package eggs seven days per week. The Agricultural Appraisal submitted with the application makes a case to demonstrate a functional need.

The appraisal states that this type of intensive poultry enterprise has an essential need for supervision to provide care for the welfare of the birds and to monitor automated systems and provision corrective action in emergencies. The essential needs associated with the operation include monitoring of automatic ventilation, feed and lighting, and for bird welfare. It is stated that when automated systems are in use, problems can occur, such as equipment or power failure. As a result internal temperatures can rise rapidly resulting in heat stress to the birds and, if not rectified, death.
The applicant, and unit manager, currently resides at The Cottage, Lower Edge Farm, Tincklers Lane. By road the applicants’ dwelling is located a distance on 2km away or a journey time of approximately 3-4 minutes. It would also be feasible to provide a farm track from the applicants’ address to the application site that would reduce the journey to a distance of around 400m. Any malfunction of the automated systems in place are linked to a mobile phone to allow the unit manager to be instantly alarmed.
The applicant asserts that a functional need also arises as a result of the behaviour of the birds themselves. Birds housed on the floor are prone to panic and crowding which can result in smothering if disturbed by external factors. This can range from aircraft noise, adverse weather or mechanical problems and can result in large scale losses of birds through smothering. The applicant advises that the only mitigation is manual intervention of a stockman. Such incidents cannot be alarmed against, but are audible outside the building, as are triggers of the incident. To support this view the applicant has referred to numerous appeal decisions relating to the functional need for farm workers accommodation for free range egg units where Inspectors have concluded that there is an essential need for a full-time worker to live within ‘sight and sound’ of the egg production unit.
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 three years of accounts from year ended 30 June 2014 to 30 June 2016 for Robinsons Food Ltd.

Assessment of Agricultural Need
The Council’s agricultural consultants, ADAS, have assessed the proposals and have made the following comments:-

Financial Data

The applicant has provided four years unaudited financial statements. It is understood Robinsons Food Ltd has been trading for some 8 years with an existing free range egg production business at Lower Edge Farm which extends to 16,000 birds. The applicant has invested significantly in the new poultry units and the applicant has a secure long term contract to supply free range eggs. The financial statements show that the business has been trading profitably for the four years covered by the trading accounts. However, it is noted that the financial information that has been submitted pre-dates the operation of the business from the application site.
Application of PPS7 Annex A Criteria for Permanent agricultural dwellings 

(a) There is a clearly established functional need 

The functional need is principally determined by the nature and scale of the enterprises operated and the agricultural systems employed. It is our opinion that the nature and scale of enterprise presents an essential functional need for a suitably skilled worker to be resident on-site, or in very close proximity to the poultry unit, in order to be available to the business at most times and to respond to emergencies as and when they may arise. 

This is in order to undertake the essential husbandry and management of the poultry and to provide for the necessary level of supervision and assistance outside of normal working hours. In particular, with an automated poultry unit it is necessary to be able to identify and attend to any systems failures and other emergencies that require an immediate and effective response, in order to minimise losses and protect bird welfare.

(b) The need relates to a full-time worker 
The business has a labour requirement of 3 labour units (full-time) equivalents and therefore the need relates to a full-time requirement. 

(c) The unit and the agricultural activity concerned have been established for at least three years, have been profitable for at least one of them, are currently financially sound, and have a clear prospect of remaining so 
It is evident that the business trading as Robinson Foods Ltd has been trading for some 8 years and the development of the poultry unit on the land at Tosside Lane has arisen following the purchase of the land by the applicant. It is evident that the unit at Tosside Lane has only recently been operational. The applicant’s agent has confirmed that the first unit at Tosside Road was completed in 2016 and the second unit in 2017. 

In this respect the business at Tosside Lane is a new activity on a new site and is relatively recently established. However, it is recognised that it forms part of a larger and established unit, which is well-established and is in effect an expansion of the existing business on a new site. It is also evident that the applicant has made a significant investment in buildings and facilities at Tosside Lane and has a supply contract with Chippendale Foods to supply free range eggs.  The company accounts for Robinson Foods Ltd, show that the business is trading profitably and is able to meet its finance costs from the trading profits. It is our opinion that the business is well established, is trading profitably and is likely to remain so. 

(d) The functional need could not be fulfilled by another existing dwelling on the unit, or any other existing accommodation in the area which is suitable and available for occupation by the workers concerned; 
The applicant’s agent has stated that there are no dwellings on the application site and the applicant currently resides some 2km from the site. It is however noted that in an email from the case officer it is stated that the applicant’s main family residence is only 500m distance for the application site. If this is the case then it poses the question as to whether or not the essential functional need, as identified, could be fulfilled by this existing dwelling, if it were (a) suitable and (b) available for occupation by the applicant. It is considered that it is the needs of the business which are material and not the personal preferences of the applicant. 

It is our opinion that the essential functional need, as identified, can only realistically and effectively be met by the provision of accommodation that is either on-site, or within reasonably close proximity, to the buildings used to accommodate the poultry. Reasonably close proximity can be defined as ‘within sight and sound’. 

(e) Other planning requirements, e.g. in relation to access, or impact on the countryside, are satisfied. 
In order to satisfy the functional needs of the business, the dwelling would need to be located in reasonably close proximity to the buildings which are used to accommodate the poultry. The location plan that was submitted with the application shows an indicative siting of the proposed dwelling. It is our opinion that the proposed siting is a suitable location to provide for the necessary supervision of the poultry unit and to provide for security to the property, as it is situated adjacent to the access road to the poultry unit. 

It is advised that should the Authority be minded to grant outline planning permission for an agricultural workers dwelling, it should be subject to a Section 106 agreement to tie the dwelling to the existing land holding and to restrict its occupation to an agricultural worker. 

Size of Dwelling 

It is considered that it is the needs of the business which are material and not the personal preferences of the applicant. In our opinion it is considered reasonable to provide for a family unit of accommodation for an agricultural worker for occupation by the worker and family. This is in order to be able to attract and retain a suitably skilled and experienced worker. 

Whilst the size of dwelling permitted by Local planning Authorities varies across the country, it is our experience that the gross external floor area for an agricultural workers dwelling is typically within the range of 110 square meters to 145 square meters.

Taking account of the above advice, it is considered that there is an essential functional need for the provision of a farm workers dwelling at the application site. The development would therefore accord with Policy DMH3 of the Ribble Valley Core Strategy.
Impact upon Visual Amenity
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. 

The area surrounding the application site is characterised as rolling upland farmland characterised by a gentle landscape of rolling hills. The agricultural buildings approved at the site are located in a natural depression in the landscape which shields it from the prominent public and long distance views. The proposed farm workers’ dwelling would be located approximately 50m from the nearest agricultural building and at the midpoint between the agricultural buildings and Tosside Road. When considering the siting of buildings in the AONB care should be taken to ensure that they are well-related to existing groups of buildings and would not be seen as a prominent new building in the countryside. In this case consideration must also be given to the functional requirements of the unit.
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. The Council’s agricultural consultants have advised that the gross external floor area for an agricultural workers dwelling is typically within the range of 110 square meters to 145 square meters. This is broadly in line with the recommendation contained in the Council’s Agricultural Dwellings SPG (superseded). Should consent be granted, the gross external floor area of the dwelling would be restricted by planning condition.
The AONB Officer has provided comments in relation to the siting of the proposed dwelling and states that the applicant does not appear to have adequately considered the landscape and visual impact of the proposed development on the local landscape character and the wider AONB, with only a very brief reference to the issue in the Design and Access Statement. The proposed development is sited within the AONB Landscape Character type, Rolling Upland Farmland. Overall, the Rolling Upland Farmland Landscape Character type is considered to have limited capacity to accommodate change without compromising key characteristics.  In addition, the guidance for managing landscape change within the AONB LCA outlines that there is also a need to protect skylines and views into and out of the area.  The proposed dwelling would be located on a shallow, but elevated ridge (250m approx.), which is highly likely to result in it being visible from surrounding viewpoints. It is recognised however that there is a need for a dwelling to serve the agricultural holding and consideration must be given to the functional requirements of the unit. At the AONB Officer’s request the applicant has provided indicative floor plans and elevations of the proposed dwelling which is shown at a maximum height of 5m and would be fairly simple in its design. As such, the AONB Officer opines that whilst there is likely to be a better location on the site for the dwelling, a single storey dwelling of local vernacular design and constructed using traditional materials would not result in significant adverse harm to the scenic beauty of the AONB.
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 25m x 25m. The extents of residential curtilage associated with the new dwelling should be kept to a minimum and the applicant has agreed to reduce the area of the residential planning unit to provide enough space only for vehicular parking and a modest garden area. 
Observations/Consideration of Matters Raised/Conclusion
It should be noted that the proposed dwelling would be located in the vicinity of Grade II listed farmhouses at Standridge Farm and Lower Edge Farm. The NPPF makes it clear that the setting of a heritage asset is the surroundings in which a heritage asset is experienced. In this case the application site is located in excess of 300m from listed buildings and it is considered that the proposed development would have a no impact of the significance of the Grade II listed farmhouses.
The County Surveyor does not raise any concerns relating to highway safety. The proposed dwelling would use the existing access track that serves the poultry building. As such, the dwelling would not require the formation of additional access tracks.

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. Accordingly it is recommended that the application be approved subject to conditions as detailed above.

	RECOMMENDATION:
	That planning consent be approved.


