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PARISH/TOWN COUNCIL: 

None received.

HIGHWAYS (LCC): 

Awaiting comments on revised parking area.

LLFA (LCC): 

No objection.

ADDITIONAL REPRESENTATIONS:
Three neighbour objections have been received and raise concerns as follows:

· Noise disturbance from music and events
· Tents offer no noise attenuation

· Jobs created will be low paid/casual basis

· Disregard for local people

· Function was held recently and resulted in disturbance
· The use of Chinese lanterns and balloons should be banned from the site

1. 
Proposal

1.1
This planning application seeks consent for a change of use of land to create a tipi wedding venue to be used for half of the year at Hawkshaw Farm, Clayton le Dale. The proposal is to create a tipi wedding venue on agricultural land to the north-west of the existing parking area. This would require the construction of concrete pads for the erection of four interconnected tipis, a toilet facility and catering facility. The tipis would be erected in May each year and dismantled at the end of September. The tipis would have a maximum height of 7.4m and would be able to accommodation 150 guests for weddings and other functions. They would be clad with beige coloured canvas. The toilet block would be to the north of the tipis and a catering unit would be to the south. Both would be a timber clad removable units.

1.2
It is estimated that there would be approximately one event per week. The applicant has suggested there would be no more than 24 events during the season. Through the winter months the site would be cleared, apart from the concrete pads. To the north of the tipis a 2m high earth bund would be formed and this would be planted with native species of shrubs to provide some screening and to create a buffer against any noise from the wedding guests.

1.3
The existing car park for the visitor centre would be extended to provide additional parking increasing the number of spaces from 80 to 140. A garden area would be created to the east of the tipis adjacent to the car park to provide an attractive entrance to the site for guests and provide an area for wedding photos. It is estimated that the proposal could create as many as 20 part-time jobs.

2.
Site Location
2.1
Hawkshaw Farm is a 135 acre dairy farm comprising 220 dairy cattle. The farm produces its own award winning ice creams and this aspect of the business continues to grow on an annual basis. The farm also operates a visitor centre and café and the Scare Kingdom visitor attraction operates at certain times of the year.

2.2
Hawkshaw Farm is located adjacent to the A59 Longsight Road. The farm complex comprises a range of buildings including the farmhouse, traditional and modern farm buildings and buildings associated with the visitor attractions that operate from the site. The applicant wishes to explore further options to diversify the farm business.

3.
Relevant History

3/2007/0313/P – Proposed bird of prey centre including reception, office, education centre and separate toilet block.  Approved with conditions.

3/2008/0413/P – Amendments to approved scheme for bird of prey centre.  Approved with conditions.

3/2013/0117/P – Agricultural determination application for a portal steel framed storage building.  Planning permission not required.

3/2014/1092/P – Retrospective application for change of use to an agricultural storage building to scare kingdom visitor attraction, retention of temporary storage container building and car parking. Approved with conditions.

3/2014/1093/P – Retrospective application for calving unit to be open to members of the public as part of the visitor attraction. Approved with conditions.
3/2014/1094/P - Retrospective application for a visitor centre, comprising a car park, five livestock shelters, one storage building, one polytunnel and one childrens play area. Approved with conditions.

3/2017/0323/P - Retention of unauthorised change of use of an agricultural building and storage containers for the operation of Scare Kingdom. Approved with conditions.
4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy

Key Statement DS2 –Sustainable Development

Key Statement EN2 – Landscape

Key Statement EC1 – Business and Employment Development

Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME2 – Landscape and Townscape Protection

Policy DME3 -- Site and Species Protection and Conservation

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMB3 – Recreation and Tourism Development
Other Material Considerations:

National Planning Policy Framework (NPPF)

Technical Guidance to the National Planning Policy Framework

Planning Practice Guidance (PPG)

5.
Assessment of Proposed Development
5.1
The matters for consideration in the determination of this application are the principle of development, impact on visual amenity, residential amenity, highway safety and ecology.
5.2
Principle of Development
5.2.1
In relation to the principle of the development, Core Strategy Key Statement EC1 directs employment development towards locations well related to the A59 corridor. The application site is located directly adjacent to the A59, the borough main strategic route. Key Statement EC1 also aims to support the expansion of existing businesses and developments that contribute towards farm diversification and strengthening of the rural economy.

5.2.2
Key Statement EC3: Visitor Economy states that “proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged, including the creation of new accommodation and tourism facilities through the conversion of existing buildings or associated with existing attractions; and that significant new attractions will be supported in circumstances where they would deliver overall improvements to the environment and benefits to local communities and employment opportunities”.

5.2.3
Policy DMG2 states that in the open countryside development must meet at least one of six considerations. This includes development for small-scale tourism or recreational development appropriate to a rural area. Policy DMG2 also requires development to be in keeping with the character of the landscape by virtue of its size, design, materials, landscaping and siting.

5.2.4
Policy DMB3 relates specifically to recreation and tourism development. Tourism and visitor attractions are generally supported subject to meeting six criteria which include the requirement for the proposal to be physically well-related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction and there are no suitable existing buildings or developed sites available. Established tourism attractions are operated from Hawkshaw Farm however the proposals relate to a new venture. Nevertheless, the proposals would be closely related to the existing group of buildings at Hawkshaw Farm. The proposals would be of benefit to other businesses in the locality (and therefore to the rural economy) as visitors to the attraction are likely to also use local public houses and restaurants.  Some visitors from further afield might also use local hotels and guest houses.

5.2.5
Policy DMB1 states that “proposals that are intended to support business growth and the local economy will be supported in principle; and that the expansion of established firms on land outside settlements will be allowed provided it is essential to maintain the existing source of employment and can be assimilated within the local landscape”.

5.2.6
The detailed matters of effects upon the landscape, environment and the local community will be discussed later in this report.  Overall, however, it is considered that, in principle, the development is in keeping with the general intentions of Key Statement EC3 and Policies DMB3 and DMB1.

5.3
Impact on visual amenity

5.3.1
In relation to its impact on the visual amenity of the area, the proposed tipis would be located forward of the existing developed part of the site when viewed from the A59 Longsight Road. The tipis would have a height of 7.4m and each tipi would have a width of 10.3m resulting in a structure of considerable size. The tipis would however be clad in beige coloured canvas which would reduce their prominence and would be screened from the adjacent highway by a 2m high earth bund with shrub planting. The tipis are temporary in nature, capable of being removed completely from the site during the winter months when they would be most visible.


5.3.2
The area is categorised as undulating low-land farmland in the Landscape Strategy for Lancashire and is recognised as a particularly well settled area. There is, for example, Fairfield Business Park located around 200m south west from the entrance to Hawkshaw Farm. Whilst the tipis would be somewhat alien additions to the landscape, given the low landscape sensitivity of the area, it is not considered that the proposals would result in an unacceptable harm to the character of the landscape. The well-settled nature of the area and the proposed landscape mitigation measures ensure that the proposals would not have a significant adverse visual impact.


5.3.3
Care must be taken to ensure that the visual impact of development is minimised. This can be achieved through the use of suitably worded planning conditions. It is recommended that, should consent be granted, there is a requirement for any external lighting to be first submitted to the local planning authority for approval. It is also recommended that conditions are imposed that require the tipis and additional buildings to be removed from the site during the period 1 October to 30 April and that there will be no more than 24 events per year. The car parking area would also be increased to accommodate a total of 140 vehicles. This would result in some visual impact but when compared with the existing parking area (80 spaces) it would not be of significant detriment, particularly given the proposed screening that would be implemented.
5.4
Effect of the amenity of neighbouring residents

5.4.1
Policy DMG1 of the Core Strategy states that development must not adversely affect the amenities of the surrounding area. It is noted that the main objection made by nearby residents relates to potential nuisance caused by excessive noise. Consideration has been given to the noise guidance published in the National Planning Policy Guidance (NPPG) and the Noise Policy Statement for England. The application is supported by an Acoustic Survey and Assessment. WHO guidelines recommend that noise levels in gardens should not exceed 50dB(A) during the day. For indoor levels, noise levels should not exceed 35 dB(A) during the day and 30 dB(A) at night. According the submitted survey, standard distance attenuation calculations show that a distance reduction of 37.3 dB would be achieved over the distance from the proposed development to the nearest residential property located on the opposite side of the A59 185 metres away. An open window provides 15 dB attenuation and the proposed earth bund would provide a barrier attenuation of 13.5 dB. This would allow a sound level of 95.8 dB(A) at night whilst still achieving the recommended internal value at the nearest property. Typical levels when bands/DJs are playing would be 80-85 dB(A) and the survey finds that no adverse impact on neighbouring properties would occur.


5.4.2
The nearest dwelling south-west is some 430 metres away and is on land elevated 8m above the application site. A distance reduction of 44.7 dB would be achieved over this distance in addition to 15 dB attenuation for an open window. In order to achieve the internal recommended night-time criteria level of 30dB(A) a night-time noise limit of 89.7 dB(A) would be required. The copy of the noise survey has been provided to the Council’s Environmental Health Officer who has raised no objections subject to the use of appropriate planning conditions.
5.4.3
On the advice of officers, the applicant has submitted a Venue Management Plan outlining how the proposed venue would be managed to minimise any impact on neighbouring properties. The number of guests to the venue would be limited to 150 to ensure the on-site parking facilities can cope with the scale of the events. Live music acts would be permitted at the venue until 11pm after which guests would be permitted to play recorded music which would be limited to a maximum noise level of 80 dB(A). All events will end at midnight and users would be required to vacate the site by 00.30hrs. Sound would be monitored on a regular basis to ensure any impact is minimised.
5.4.4
A temporary planning consent for a 24–month period has been discussed with the applicant. This would allow the local planning authority to assess and review the impact of the development over a 2-year period of operation. However, the applicant has explained his requirement for permanent permission given the initial financial investment that would be needed.
5.4.5
Having considered the above, subject to conditions it is considered that the business could operate from the site without impacting unduly of the amenity of residents in the locality. In the unlikely event that noise complaints are received the Council would be able to take enforcement action against a statutory nuisance.
5.5
Highway Safety

5.5.1
The County Highway Surveyor has raised no objections to the proposals in principle. The attraction is well related to the existing highway network as the farm is located off the A59, the principal road in the borough that is also on a number of bus routes. However, the proposed events would operate during times that the Dowsons Farm attraction would remain open and as such the County Surveyor must be satisfied that there is sufficient vehicular parking at the site to accommodate both event guests and farm park visitors. The applicant has provided plans denoting the provision of 140 parking spaces at the site and a response from the County Highways Surveyor is awaited.

6.
Conclusion
6.1
In conclusion, the proposed development would result in the creation of additional employment opportunities and would support the strategic objectives of the Council in accordance with Core Strategy Policies DMG1, DMB1 and DMB3 and Key Statement EC3. The Council’s Environmental Health Section have raised no concerns regarding the operation of the attraction and it is recommended that the application be approved subject to the receipt of acceptable highways details and subject to appropriate conditions.
RECOMMENDATION: That the application be DEFERRED AND DELEGATED to the Director of Economic Development and Planning for approval subject to the receipt of acceptable highways details and subject to the following conditions:
1.
The development must be begun not later than the expiration of three years beginning with the date of this permission. 


REASON: To comply with the requirements of 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 be carried out in complete accordance with the proposals as detailed on drawing ref. 


Site Location Plan 1:2500


Proposed Site Plan 1:1000 (amended plan received 20.08.2018)


Hawkshaw Wedding Tipees 1:200


Wedding Tipee Facilities 1:100 (received 20.08.2018)


REASON: For the avoidance of doubt since the proposal was the subject of agreed design improvements/amendments and to clarify which plans are relevant to the consent.

3.
The tipees and ancillary structures (catering container and toilet unit) shall be permitted on the site between the dates of 1st of May and 30th September only and events shall be operated for a maximum of 24 days during this period. The applicants shall keep a written record of all events and this shall be made available for inspection by the Local Planning Authority upon request.


REASON: In accordance with Policies EN2, DMG1 and DMB3 of the Ribble Valley Core Strategy, in order to limit use of the site ensuring it remains for seasonal use only.

4.
Unless otherwise agreed in writing with the Local Planning Authority, the site shall be operated in strict accordance with the Venue Management Plan (received 22.08.2018) at all times.


REASON: To ensure the satisfactory management of the site in the interests of general amenity of the area and to safeguard where appropriate neighbouring residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

5.
The approved landscaping scheme (Proposed Site Plan 1:1000 and the document titled ‘Ecological Appraisal and Proposed Landscaping Scheme’) shall be implemented in the first planting season following first use of the development and shall be maintained thereafter for a period of not less than 10 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON: To ensure a satisfactory form of development in the interest of the visual amenity of the area and in accordance with Policies DMG1, EN2, and DME2 of the Ribble Valley Core Strategy.

6.
Unless otherwise agreed in writing with the Local Planning Authority, the proposed earth bund shall be constructed prior to first use of the development in accordance with the approved plans and shall be seeded and planted accordingly. 


REASON: In the interests of the amenity of the area and to comply with Policy DMG1 of the Ribble Valley Core Strategy. 

7.
No external lighting shall be installed on site unless details of such lighting, including the intensity of illumination and predicted lighting contours, have been first submitted to, and approved in writing by, the Local Planning Authority prior to first occupation/use of the site. Any external lighting that is installed shall accord with the details so approved.


REASON: In the interests of the amenity of the area and to comply with Policy DMG1 of the Ribble Valley Core Strategy. 

8.
The car parking and manoeuvring scheme shall be marked out in accordance with the approved plan, before the use of the site hereby permitted becomes operative and permanently maintained thereafter. 


REASON: To ensure adequate parking is available within the site and to comply with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

9.
There shall be no amplified or percussive music of any form (including discos) within the site hereby approved after midnight and site users will be required to vacate the site by 00.30am.


REASON: To comply with Policy DMG1 of the Ribble Valley Core Strategy and in the interests of the general amenity of the area and to safeguard, where appropriate, neighbouring residential amenity.

10.
The noise rating level from the site shall not exceed the World Health Organisation recommendations (35dB LAeq day time and 30dB LAeq night time internal levels at the nearest noise sensitive receptor and 50dB LAeq on the nearest noise sensitive receptor’s external patios and gardens).


REASON: To protect the amenity of the occupants of neighbouring properties in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

11.
Full details of the catering container and toilet block shall be submitted to and approved by the Local Planning Authority, and then implemented strictly in accordance with those agreed details before the site is first occupied.


REASON: In the interests of the amenity of the area and to comply with Policy DMG1 of the Ribble Valley Core Strategy. 

12.
Details of facilities to be provided for the storage and removal of commercial refuse and waste from the site shall be submitted to and approved by the Local Planning Authority, and then implemented strictly in accordance with those agreed details before the site is first occupied and thereafter retained.


REASON: To ensure the provision of satisfactory facilities for the storage of refuse and recycling and in the interest of visual amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

INFORMATIVE NOTES:
1.
Under the Environmental Permitting (England & Wales) Regulations 2010 any discharge of sewage or trade effluent made to either surface water or groundwater will need to be registered as an exempt discharge activity or hold an environmental permit issued by the Environment Agency. This applies to any discharge to inland freshwaters, coastal waters or relevant territorial waters.

Domestic effluent discharged from a treatment plant/septic tank at 2 cubic metres or less to ground or 5 cubic metres or less to surface water in any 24 hour period may be registered as an exempt activity provided that no public foul sewer is available to serve the development and that the site is not within an inner Groundwater Source Protection Zone.


A soakaway used to serve a non-mains drainage system  must be sited no less than 10 metres from the nearest watercourse, not less than 10 metres from any other foul soakaway and not less than 50 metres from the nearest potable water supply.


Where the proposed development involves the connection of foul drainage to an existing non-mains drainage system, the applicant should ensure that it is in a good state of repair, regularly desludged and of sufficient capacity to deal with any potential increase in flow and loading which may occur as a result of the development.

BACKGROUND PAPERS

https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0575

