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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of an agricultural building for free range egg production together with associated feed bins and hardstanding areas and access.

	Site Address/Location:
	Standridge Wigglesworth Road Slaidburn BB7 4TR

	


	CONSULTATIONS: 
	Parish/Town Council

	Concerns regarding visual impact and believe the building would have a detrimental impact of the local landscape. The building would be better built in the same area as the current buildings so as to decrease impact on the area.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The County Surveyor raises no highway concerns but would require further details of site access design to ensure that the largest delivery vehicles (16.5m artic) are able to safely access and egress the site. The site access will need to be constructed under a S278 agreement.

Subject to conditions being attached to any permission that may be granted, the County Surveyor raises no objection to the proposal on highway grounds.

	Lead Local Flood Authority:
	

	The LLFA is currently unable to provide a substantive response as insufficient information has been submitted with this application.

	ADAS:
	

	From the Planning Statement Incorporating Design and Access Statement section 3.1 a brief planning history of the site has been supplied. It is clear that substantial levels of investments have been put into the farm with the addition of the poultry units, which have been granted planning permission in 2015 and 2015 to the previous cattle accommodations which were granted in 2015. Therefore, the development will be a part of an existing cluster of large barns and will not be a stand-alone building within the open countryside. Consequently, the development will adhere to the existing character of the local area of large agricultural barns consistent with local policies DMG1, DMG2 and DME2.
As previously mentioned the farm has received considerable investment over the last few years with a number of applications being approved by the Council. From paragraph 2.2 of the Planning Statement, the agent states that the enterprise has a long term contract to supply Chippendale Foods with free range eggs. From the information supplied it is evident that the farm is both increasing in size and diversifying its market range, therefore the development complies with Key Statement EC1 and policy DMB1 of the Core Strategy in addition to Paragraph 28 of the NPPF. 

The ADAS poultry specialist highlighted no grounds for concern regarding the development of the large agricultural unit at Standridge Farm, Wigglesworth Road. Both national and local planning policy support the growth and diversification of the rural economy which can be identified on the site through the recent approvals of planning applications for both large cattle and poultry accommodation sheds. Due to the location of the site and the aforementioned planning approvals, the development will be a part of an existing cluster of buildings with similar designs and therefore not significantly impact the local landscape. Overall, a review of the planning application and their proposal indicates a sound and a sustainable enterprise which is not in conflict with any planning policy at a local or at national level.

	AONB Officer:
	

	The proposed development is situated in the AONB landscape character type L1 – Harrop Fold, Rolling Upland Farmland.  This landscape character type is considered to have limited capacity to accommodate change without compromising key characteristics.

Whilst the proposed location for the new agricultural building is well screened from the B6478 road, it will be very visible and I believe it will have significant landscape and visual effects when viewed from the minor road towards Gisburn Forest/Dale Head Church and footpaths 3-17-FP13 and 3-17-FP17. In addition, there appears to be limited options for mitigation to screen views from this direction due to topography and the very open nature of this landscape.

In addition following a site visit last week, it was evident that the land to the north and east of the site is a potential breeding area for wading birds, particularly curlew and lapwing.  The proposed development is likely to introduce more activity into this open landscape (particularly through vehicle movements and noise), which could have the potential to displace these priority species from this area and impact on breeding success.

	Environment Agency:
	

	No objection to the proposed development but offer the following comments:- 

We understand the addition of the proposed 32,000 free range unit would take total number of poultry places at the farm above 40,000 places. As such an Environmental Permit would be required under the Environmental Permitting Regulations (England and Wales) 2016. The permit sets conditions relating to pollution control matters such as odour, noise, and manure management. The applicant should also be aware that they will have to comply with the best available techniques (BAT) standards for the intensive rearing of poultry. This includes poultry housing design and operation and will also apply to the existing poultry housing at the farm.

	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:

3/2017/0313 - Erection of an agricultural worker's dwelling. Approved.

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.

3/2014/0190 - Proposed ground excavation works and erection of agricultural livestock building (North West Shed). Approved.

3/2014/0189 - Proposed ground excavation works and erection of agricultural livestock building (South East Shed). Approved.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Planning consent is sought for the erection of an agricultural building for free range egg production. The building could accommodate up to 27,000 birds and the application includes its associated works including feed bins and hardstanding areas. The site comprises an existing agricultural enterprise that operates from Standridge Farm, Wigglesworth Road, Slaidburn and extends to approximately 70 hectares of owner occupied land. 
The existing agricultural enterprise is a free range egg production business with two existing poultry buildings of 16,000 birds each and also house egg packing and control areas, egg store and bird house areas. The enterprise is operated from The Cottage, Lower Edge Farm, Tincklers Lane, which is located to the south of Wigglesworth Road. The enterprise was granted planning permission in late 2017 for an agricultural worker's dwellings to manage the egg production facility. The enterprise employs four full time staff and has a long term contract to supply free range eggs which the proposals would help to fulfil. 
The existing free range egg units are around 150m north of Wigglesworth Road and about 220m away from the buildings at Standridge Farm which is in separate ownership. The proposed new unit would not be adjacent to the existing buildings; it is to be located further east, on the east side of Standridge Farm, which includes a grade II listed farmhouse and 400m from the existing egg production buildings. A new track would be created from Wigglesworth Road. The site is located in the Forest of Bowland AONB.
The new building would be reflective of the style and appearance of the existing poultry buildings which have vertical timber cladding, coloured green, above a low level stone plinth and a pitched roof of corrugated sheet roofing to a height of 5.2m. The buildings would measure 67m x 16m each. Two hoppers would be constructed at the south western end of the building to a height of 7.5m.

	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. 
The Council is satisfied that the economic sustainability of the enterprise is safeguarded in the medium/long term and this is evidenced by the recent approval of an agricultural worker’s dwelling at the site. The Council’s agricultural advisor has raised no concerns regarding the size of the building or the operational management of the site. 
Landscape and Visual Impact

The proposed development is located in the Forest of Bowland AONB which is designated for its landscape value and scenic beauty as set out in paragraph 115 of the Framework. Paragraph 115 states that ‘great weight should be given to conserving landscape and scenic beauty’ in the AONB. Key Statement EN2 seeks to protect, conserve and enhance the landscape and character of the Forest of Bowland and any development will need to contribute to the conservation of the natural beauty of the area. Policy DMG2 states that whilst regard will be had to the economic and social well-being of the AONB the most important consideration should be the impact of development on the landscape’s intrinsic value.

The Framework at paragraph 116 also states that ‘planning permission should be refused for major developments in these designated areas except in exceptional circumstances and where it can be demonstrated they are in the public interest’. The paragraph goes on to state that consideration of such major applications in designated areas such as the AONB should include an assessment of:

· the need for the development, including in terms of any national considerations, and the impact of permitting it, or refusing it, upon the local economy;

· the cost of, and scope for, developing elsewhere outside the designated area, or meeting the need for it in some other way; and

· any detrimental effect on the environment, the landscape and recreational opportunities, and the extent to which that could be moderated.

It terms of the need for the development, the proposals would contribute to the local economy. As stated, the existing enterprise resulted in the creation of four full-time jobs and it is likely that these proposals would create a similar number. As such, there would be some economic benefits although these would not be significant. The applicant owns the application site and the surrounding land and the existing enterprise operates from the site. It is considered unlikely from a functional/logistical and financial viewpoint that the applicant would be likely or willing to acquire land elsewhere in the borough to accommodate the development given that his existing business is already in operation at the application site. Having regard to the effect on the environment, this is discussed in detail below.
The application site is approximately 170m to the north of Wigglesworth Road and is on considerably lower ground than the highway. The site would be approximately 180m away from the group of buildings at Standridge Farm to the west of the application site. To the east the nearest dwelling is Meadow Top Farm around 440m away; 250m to the south east is Anna Land End.

The existing poultry buildings at Standridge are sited so as to minimise visibility. They are sited in a natural hollow in the land and the scale, design and external facing materials help to reduce the building’s prominence. The new building would be of the same scale, design and appearance and would be similarly located in a natural depression in the undulating landscape. 
The AONB Partnership has raised an objection to the proposals stating that ‘it will have significant landscape and visual effects when viewed from the minor road towards Gisburn Forest/Dale Head Church and footpaths 3-17-FP13 and 3-17-FP17’. In addition, the AONB Officer notes that the land to the north and east of the site is a potential breeding area for wading birds, particularly curlew and lapwing. The application site falls within National Character Area 34: Bowland Fells and the profile states that this landscape is characterised by large scale exposed open moorland with a sense of remoteness and grandeur and high tranquillity scores with minimal visual and auditory intrusion. In addition, the profile advocates maintaining the tranquil and wild character of the uplands and upland fringes through protection from encroachment and visual intrusion from largescale developments including energy and mining/quarrying development. 
The area is characterised as rolling upland farmland in the AONB Landscape Character Assessment which states that ‘isolated stone farmsteads, stone barns and walled circular enclosures are visible built features’. In addition, it recognises that:
· There is a strong sense of remoteness, isolation and tranquillity throughout most of the area;

· Isolated farmsteads are located at the end of farm tracks where farm buildings are generally tightly grouped around the house.

· Strong sense of openness throughout much of this landscape;

The assessment considers that the Rolling Upland Farmland Landscape Character Type has limited capacity to accommodate change without compromising key characteristics. It is noted that the existing poultry buildings were granted consent without any concerns being raised in relation to effects on AONB landscape character and visual appearance. In determining those applications the Case Officer considered the site’s location between farmstead groups and concluded that the effect of the development would not warrant refusal of the application. However, the proposed building for which consent is now sought would create a visibly and functionally separate group of buildings. It would create a cumulative level of harm within the landscape which would not have arisen in considering the earlier applications for poultry buildings of similar size, scale and appearance. 
The Parish Council have also raised concerns in relation to the development’s effect on the local landscape. They consider a better option would be to locate the building closer to the existing group of poultry buildings. In terms of the buildings siting, the planning agent has failed to provide a reason for its detachment from the existing group. It is agreed with the Parish Council that less visual and landscape harm would arise if the proposed building was to be located adjacent to existing development and was served by the existing vehicular access. Functionally this would also make sense given the recent approval of an agricultural workers dwelling at the site was justified on the basis that the operator of the business must be ‘within sight and sound’ of the poultry units. The erection of new poultry units at a new site would bring with it the additional associated development including a new access and track and would conceivably give rise to the functional need for an additional worker’s dwelling adding to the cumulative impact of development. 
Taking into account the landscape’s limited capacity to accommodate change and the objection from the AONB partnership, notwithstanding the economic benefits of the proposals the development would fail to protect, conserve and enhance the landscape value and scenic beauty of the AONB.
Noise and Odour Impact

In regard to the impact on nearby residents and the amenities of the surrounding area, the nearest dwelling, Standridge Farm, is approximately 180m away from the proposed building. The Design and Access Statement in support of the application states that the development would be carried out to meet IPPC permit requirements issued by the Environment Agency. The IPPC permitted requirements place the highest levels of protection of the operation of the proposed poultry units in order to protect residential neighbours and the environment as a whole.

In determining previous proposals at the site for the existing egg production buildings, planning applications were supported by noise and odour assessments to establish whether there would be any unacceptable harm arising from the development. The planning agent contends that, as the IPPC permit would now control all emissions from the site, this should not be the focus of the planning system. 

NPPF paragraph 122 states that ‘local planning authorities should focus on whether the development itself is an acceptable use of the land, and the impact of the use, rather than the control of processes or emissions themselves where these are subject to approval under pollution control regimes. Local planning authorities should assume that these regimes will operate effectively. Equally, where a planning decision has been made on a particular development, the planning issues should not be revisited through the permitting regimes operated by pollution control authorities’.

EA document ‘Guidance for developments requiring planning permission and environmental permits’ recommends parallel tracking of planning and permit applications. It states at section 2.3 that:-
When deciding on a planning application, planning authorities should: 

· Be confident the development will not result in unacceptable risks from pollution when considering if the development is an appropriate use of the land. 
· Not focus on controlling pollution where it can be controlled by other pollution regulations, such as EPR. 
· Take advice from other consenting bodies, such as the Environment Agency, in pre-application discussions about fundamental issues that could affect whether a development is acceptable. Where any significant issues are identified, we recommend that other consents needed, such as environmental permits, are processed at the same time as the planning application to resolve any issues as early as possible. 

The EA have provided clarify on this matter in an email dated 08.05.2018 stating that:-

“The EA permitting regime will regulate pollution from the proposed development but the LPA needs to ask whether or not the pollution from the proposed development is acceptable in this location. Given the above, it is not unreasonable for an LPA to ask the applicant for an assessment of noise, odour and dust if such emissions could mean the proposed use of the site was inappropriate. It would be for your Environmental Health Officer to review the material submitted as we could not offer technical advice on material we could expect to receive through the permitting process as it may prejudice our determination of any subsequent permit application.”
Taking into account the above, there is a requirement for the applicant to provide a noise and odour survey as requested by the Council’s Environmental Health Officer. Without this information the local planning authority cannot determine the impact of the proposals on sensitive receptors to noise and odour.

Ecology and Biodiversity
Key Statement EN4 sets out that the Council will seek wherever possible to conserve and enhance the area’s biodiversity and geodiversity and that negative impacts on biodiversity should be avoided. The application site is within 1km of a number of Biological Heritage Sites and within 250m of a SSSI. The AONB Officer notes that it was evident that the land to the north and east of the site is a potential breeding area for wading birds, particularly curlew and lapwing. In addition, there is a bank of trees in the immediate vicinity of the proposed poultry building. The Council’s Countryside Officer has commented verbally that there would be a requirement for survey work to be undertaken at the site to assess the potential impact of development on protected species and biodiversity. Taking this into account it is recommended that the applicant should undertake a phase 1 ecological survey to assess the site’s ecological importance and significant habitat features. Without this information the LPA is unable to determine the impact of the development on biodiversity and protected species, a material planning consideration.
Impact on Heritage Assets

The application site is within 200m of the grade II listed farmhouse and adjoining building at Standridge Farm and therefore, as discussed with the Council’s Conservation Officer, it has the potential to impact up on the setting of this heritage asset. As required by para.128 of the NPPF, LPAs should require an applicant to describe the significance of any heritage assets affected, including any contribution made by their setting. The application, as submitted, is not supported by a Heritage Statement and the LPA is unable to determine the impact, if any, on the significance of Standridge Farmhouse and farm. As such, the Council cannot confirm compliance with Key Statement EN5 and Policy DME4 of the Core Strategy and paragraphs 132-134 of the NPPF.
Highways

The County Surveyor raises no highway concerns but should consent be granted would require further details of site access design which would incorporate a swept path analysis to ensure that the largest delivery vehicles (16.5m artic) are able to safely access and egress the site. The site access will need to be constructed under a S278 agreement.

Drainage

Paragraph 103 of the NPPF states that ‘When determining planning applications, local planning authorities should ensure flood risk is not increased elsewhere’. The application lacks any information relating to surface water drainage at the site and therefore the Lead Local Flood Authority is unable to provide a substantive response as insufficient information has been submitted.

Conclusion
In summary, the proposal relates to an agricultural development located in a rural area that would be of benefit to the local rural economy. The Council’s agricultural advisor does not have any objections in relation to the principle or the detailed aspects of the proposal. The County Highway Authority also does not have any objections to the proposal. 
However, as described above, it is considered that the proposal would result in adverse harm to the character of the landscape and visual amenity of the area which is a designated Area of Natural Beauty afforded the highest level of landscape protection. The harm to the scenic beauty of the area would outweigh the economic benefits of the development and as such it is recommended that the application be refused.

Further to this, the application lacks sufficient detail regarding noise and odour which could impact negatively on the amenities of the area and residential amenities of occupants of nearby dwellings and no information is provided in relation to surface water drainage, impact on heritage assets and effect of ecology and trees. These are material planning considerations and without the appropriate information the LPA is unable to fully assess any impact.

	RECOMMENDATION:
	That planning consent be refused for the following reason(s):

	01
	The proposed development, by virtue of its siting, scale and massing, would detract significantly from the visual amenities and landscape character of the Forest of Bowland Area of Outstanding Natural Beauty, contrary to Key Statement EN2 and Policies DMG1 and DMG2 of the Ribble Valley Core Strategy and paragraphs 115 and 116 of the National Planning Policy Framework. 

	02
	The applicant has failed to provide a Heritage Statement as required by Paragraph 128 of the National Planning Policy Framework (NPPF). In the absence of such information, the local planning authority cannot assess the balance of harm or loss of significance with regard to the benefits of the development.

	03
	Insufficient evidence has been provided to satisfy the local planning authority that the proposed development would result in an acceptable impact on nearby noise and odour sensitive receptors and the surrounding locality in accordance with Core Strategy Policy DMG1 and paragraphs 109 and 123 of the NPPF.

	04
	The applicant has failed to provide sufficient evidence to satisfy the local planning authority that the proposed development would not have an adverse impact on biodiversity, including protected species and significant habitat features. In the absence of such information, the local planning authority is unable to determine the presence, or otherwise, of protected species and the extent that they may be affected.


