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	Date Inspected:
	17/10/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Left wing cow kennels measuring 8.6m x 62.32m constructed of a Farmplus timber building. It will provide housing for circa 100 cows in cubicles.

	Site Address/Location:
	Pendleton Hall Farm Clitheroe Road Pendleton BB7 1PT

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The County Surveyor will need to have plans indicating that the access road is suitable for the traffic that the changes will promote alongside the present traffic for using this access off Clitheroe Road. 

Presently the access road is well orientated for traffic entering the site from the north west (Clitheroe & A59) but the sight lines for leaving the site seem to be restricted. The orientation of the access road would make entering the access road from the south east (Sabden) or leaving the site to head in that direction would be difficult. In addition to this there is a gate that is within 10m of the highway. If this development was to be permitted the Highway Surveyor would be requesting that there are significant improvements to the access as follows.

1.   Any gates are places a minimum of 10m back from the north eastern edge of the highway.

2.   That the perimeter walls facing on to the highway are removed or reduced to a height of less than 0.9m to allow sight lines of 152m. 

3.   There is sufficient space between the gate and the highway for two heavy goods vehicles to pass so that vehicles do not have to wait to enter the access road on Clitheroe Road.

4.   The access to Clitheroe Road is re-engineered to allow a left turn from the access road to be completed efficiently and with the drivers being able to see that the manoeuvre is safe.

The improvements listed above are to allow safe access and egress for the access road. The sight line of 152m is what would be requested for a derestricted road working on a speed limit of 60mph. If the developer can prove the 85 percentile speed on the road is less than 60mph then this distance could be reduced, this will have to be provided in the form of readings taken as a result of an automatic traffic count. 

The access road leading to the site is also a Bridleway (3-32-BW 14) and it serves a number of properties north of Pendleton Hall Farm. This will need to be taken into consideration with regard to the delivery of materials and the completion of the build. The works on the site must not obstruct or cause the closure of the access road to ensure that other users are not inconvenienced or prevented from using the route.

	Lead Local Flood Authority:
	

	No comment.

	AONB Officer:
	

	Whilst the proposed development is located outside the Forest of Bowland AONB, they are adjacent to the designation boundary and affect the setting for the AONB and views from outside the AONB towards Mearley Moor.  The applicant has failed to recognise the potential landscape and visual impact on the AONB of the proposed development in the application documentation, nor do they offer any landscaping plan to mitigate any likely impacts.

The AONB Partnership requests that, should the Council be minded to give consent, a condition is added that the applicant provides the Council with a detailed landscaping plan to mitigate the impact on the landscape and visual amenity.  In particular, the views approaching the site from the minor road (traveling towards the Nick o' Pendle) are probably those most affected.

	ADAS:
	

	We have reviewed the planning application for the proposed development of a new dairy farm related to the five applications submitted on the site (3/2017/0881, 3/2017/0882, 3/2017/0883, 3/2017/0884, 3/2017/0885). The applications are for a Slurry Lagoon, Left wing cow kennels, Right wing cow kennels, Central tractor feed and Robotic milking building. A silage clamp was also applied for and granted under the PD regulations. The second phase is the construction of the kennel building for 100 cows. This is where the cows can lie down in separated lying areas so the cows do not stand on one another and it ensure that all the urine and faeces are in the passage, (to be scraped into the lagoon) not on the bed. The cows leave the kennel to be fed in the feed passage building and to approach the milk robots. Having constructed the kennels, the cows need somewhere to eat silage / hay / other feeds over the winter months. 

Despite the separate applications being submitted separately it is clear that they are all linked and as such part of the overall target of establishing a 200 cow unit. Once the robots are installed and being used in operation to milk the cows, most of the other infrastructure needs to be present at broadly the same time. At least one of the kennel buildings needs to be constructed, to house 100 cows (unless the existing housing facilities could be used but this seems unlikely from the images available).
The buildings may all be free standing units but they are all elements in the proposed introduction of a 200 cow dairy units with new infrastructure (with plans for further expansion). It is my view that the application should be considered as one major new development and the planning assessed accordingly. It is difficult to assess the individual applicants as separate elements as they are single parts of a wider operational structure.

The applicant’s agent in their Planning Statement explains that the developments are “capable of independent construction which will be built in phases to create the 200 cow dairy unit” (page 5, DAS) the statement in our view inaccurate and an unviable development process. It is found that the applications altogether do form a working dairy enterprise, yet the funding of the development should be considered by the Council.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in Favour of Sustainable Development

Key Statement EN2 – Landscape

Key Statement EC1 – Business and Employment Development

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DMB1 – Supporting Business Growth and the Local Economy

National Planning Policy Framework

	PLANNING HISTORY:

3/2017/0885 - Robotic milking building measuring 34.451m x 15.24m. It will be constructed with a clear span steel portal frame and comprise of four robot milking machines, a dairy, office and toilet, cattle crush and AI and cattle handling facilities. To be determined.

3/2017/0884 - Central tractor feed passage building measuring 13.9m x 62.32m constructed of a Farmplus timber building. It will provide a covered standing area for cattle to fee and keep the weather off the silage to be fed to cattle. To be determined.
3/2017/0883 - Right wing cow kennels measuring 8.6m x 62.32m constructed of a Farmplus timber building. It will provide housing for circa 100 cows in cubicles. To be determined.
3/2017/0881 - Earth banked slurry lagoon. Approved with conditions.

3/2017/0872 - Prior notification for a proposed covered silage clamp length 30.5 metres x breadth 15.2 metres.  Height to eaves 5.5 metres height to ridge 7.9 metres. Approved.
3/2008/0584 - Erection of steel frame agricultural building adjacent to existing agricultural buildings. Approved.

3/1999/013N - Erection of a round slurry store and milking parlour. Approved.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Planning consent is sought for the erection of a cubicle building to house 100 cows at Pendleton Hall Farm, Clitheroe Road, Pendleton. The applicants lease both Pendleton Hall Farm and Mearley Hall Farm from the Huntroyde Estate, which extends to 603ha. The applicants ceased milking in 2013 and currently operate a cattle and sheep enterprise. The enterprise currently comprises 60 beef youngstock and 40 dairy youngstock, 720 breeding ewes with 900 lambs and 250 stores are bought in to fatten. There is a range of mainly traditional agricultural buildings across both farms to support the existing enterprise. The applicants want to establish a dairy farming enterprise to enable them to accommodate 200 dairy cows. In order to make a living out of the farm the applicants are seeking to remain up to date with modern farming practices and wish to gradually increase the numbers of livestock kept on the holding to make it remain a profitable enterprise.
The application site is to the north east of the existing farm complex at Pendleton Hall Farm. The farm is situated directly off Clitheroe Road and is approximately 2 miles from Clitheroe. The proposed development site lies outside but directly adjacent to the Forest of Bowland Area of Outstanding Natural Beauty and can be seen from the A59 corridor against the backdrop of Pendle Hill to the east of the site. The site itself comprises undeveloped agricultural land.
This application is for a cubicle building to house 100 dairy cows and is submitted alongside four other applications at the same site for the erection of a slurry lagoon, a second cubicle building, a central feed passage and a robotic milking building. As proposed, the robotic milking building would front onto a hardstanding area to the north east of the existing complex of buildings at Pendleton Hall Farm. At the rear of the robotic milking building would be built three structures; two cubicle buildings housing 100 cows each (one on the east side and one on the west side of the robotic milking building’s rear elevation) and between them a central covered feed passage, all three with a length of around 62m. To the north-west of the buildings would be constructed an earth banked slurry lagoon approved under planning consent 3/2017/0881.
The applicant proposes to erect the buildings in phases with the robotic milking building erected first followed by the east cow kennel building which is the subject of this application. The application building would measure around 8.6m wide and 62m long and would have a height of 3.7m. The building would have a 350mm high concrete curb above which it would be clad externally in vertical timber boarding. The roof would be constructed using anthracite grey corrugated fibre cement sheets with GRP skylights.

	Observations/Consideration of Matters Raised/Conclusion:

The main considerations in determining this application relate to the principle of the development, its impact of the visual appearance of the AONB, it impact on highway safety and its effect on the amenity of the area including the residential amenity of nearby residents.

In terms of the principle of development, Core Strategy Key Statement EC1 states that developments that contribute to farm diversification, strengthening of the wider rural and village economies or that promote town centre viability will be supported in principle. Development needed for the purposes of agriculture is considered acceptable in principle within Tier 2 villages and outside the defined settlement boundaries and therefore the proposal accords with the general intentions of Policy DMG2. 

The Council’s agricultural advisor has raised some concerns relating to the financial viability of the scheme. Whilst there is no national guidance relating to the assessment of need for agricultural buildings, if it can be shown that an enterprise is of doubtful viability and the results of failure would leave a building in the countryside, which would remain unused or which could realistically be re-utilised for a less suitable purpose, long-term viability may be a matter to be considered. The agent has confirmed that the applicants have successfully secured a contract with Arla UK to sell their produced milk to. As such the local planning authority can be reasonably satisfied that the economic sustainability of the enterprise is safeguarded in the medium term.

It is considered appropriate in this case to consider the cumulative visual and landscape impact of the development proposed by planning applications 3/2017/0882, 3/2017/0883, 3/2017/0884 and 3/2017/0885. The Principal Officer (AONB) states in his comments that the proposals would affect the setting for the AONB and views from outside the AONB towards Mearley Moor and that the applicant has failed to recognise the potential landscape and visual impact on the AONB of the proposed development. 

The proposed development is located adjacent to the Forest of Bowland AONB which is designated for its landscape value and scenic beauty. Key Statement EN2 seeks to protect, conserve and enhance the landscape and character of the Forest of Bowland and development is required to be in keeping with the character of the landscape. Policy DMG2 states that regard should be had to the economic and social well-being of the AONB but that the most important consideration should be the impact of development on the landscape’s intrinsic value. The proposed development is located in an area characterised as ‘Lowland Fringe’ in the AONB Landscape Character Assessment, which is described as a transitional rolling landscape which links the upland to the lowland landscape. The application site is situated on land which forms the foreground landscape for Mearley Moor on the west side of Pendle Hill. It terms of the siting of the proposed development, it would serve the functional requirements of the holding and there is no preferable alternative location within the holding on which the buildings could be sited so as to materially reduce their visual prominence in the landscape. In terms of the visual appearance of the proposed buildings’, with the exception of the milking building their height is proportionate to existing buildings at the site and the vertical timber boarding and fibre cement roof materials would be typical of those found on other agricultural buildings in the borough. Although the height of the milking building would exceed the height of the other buildings proposed at the site over half its height is attributable to the long shallow roof and it is considered that, through the use of appropriate roofing materials, the visual prominence of the building would be significantly reduced.
From the A59 land levels rise towards the east and long distance views of the site can be gained from the A59 from a distance of around 1km. Close range views of the proposed buildings would be possible when approaching the site along Clitheroe Road towards the Nick o' Pendle. The Principal Officer (AONB) has recommended that the applicant provides the Council with a detailed landscaping plan to mitigate the impact on the landscape and visual amenity, in particular the views approaching the site from the minor road (traveling towards the Nick o' Pendle). For the majority, Clitheroe Road is flanked by roadside hedges on both sides however there are gaps in the hedgerow on the north side which would enable unrestricted views of the buildings proposed. It is therefore proposed that the applicant undertakes a scheme of hedgerow planting to infill any gaps between the A59 and Clitheroe Road junction and the Pendleton Hall Farm access in order to mitigate any impact on visual amenity. 
The nearest residential properties, excluding the applicants own residence, is located over 500m away. Given the distance to the nearest neighbouring property it is not considered that the proposals would result in any adverse impact of the amenity of neighbouring occupants due to noise, odour or disturbance.

Having regard to highway safety, the County Surveyor comments that presently the access road is well orientated for traffic entering the site from the north west (Clitheroe & A59) but the sight lines for leaving the site are restricted. The orientation of the access road would make entering the access road from the south east (Sabden) or leaving the site to head in that direction difficult. The County Surveyor has requested that there are significant improvements to the access to allow safe access and egress including re-engineering of the access to allow an efficient left turn. Improved sightlines have also been requested by the County Surveyor. The County Surveyor has also considered the potential impact of nearby residential development which includes a package of highway improvements including a new roundabout at the junction of Clitheroe Road with the A59 close to the site. Subsequently, the applicant has provided a speed survey and highways plan to shown access improvements and the County Surveyor is now satisfied and raises no objections.

In conclusion, the proposal relates to an agricultural development located in rural area that would be of benefit to the local rural economy. As described above in the report, the proposal is also considered to be acceptable with regards to all other relevant considerations. It is therefore considered, accordingly, that permission should be granted subject to appropriate conditions.

	RECOMMENDATION:
	That planning consent be granted


