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	Date Inspected:
	29/08/18
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of new farm butchery with two holiday lets at first floor

	Site Address/Location:
	Gazegill Organic Farm, Lower Gazegill Farm, Dancer Lane, Rimington

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Raise concerns in respect of the increase in vehicle movements to and from the site associated with the proposed development without the provision of any passing points.

	LLFA: 
	No consultation required

	LCC Footpaths:
	No comments received

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection has been received, raising concerns in respect of the existing amount of traffic (cars, buses, coaches etc…) that currently visit the farm and the proposed development only increasing the problem. This causes a problem not just for drivers but also for pedestrians and cyclists as there are no pavements.  


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Key Statement EC3 – Visitor Economy

Key Statement EN2 – Landscape

Key Statement EC1 - Business and Employment Development

Key Statement EC2 – Development of Retail, Shops and Community Facilities and Services 

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DMB3 – Recreation and Tourism

Policy DMB1 - Supporting Business Growth and the Economy
Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/2016/1159 – Erection of a farm tea room and car park on agricultural land – granted subject to conditions 
3/2013/0957 – Erection of a cow shed with feed barrier roof oversail – granted subject to conditions 
3/2012/0954 - Erection of 1no. 20kW Wind turbine with a tip height of 27.1m and all associated works – granted subject to conditions
3/2012/0926 - Request for a Screening Opinion for an Environmental Impact Assessment (EIA) under the Town and Country Planning (Environmental Impact Assessment) Regulations 20111, Schedule 2, part 3 in relation to the erection of 1no. 20kw Wind Turbine with a tip height of 27.1m and all associated works – approved
3/2008/0059 – Conversion of barn/shed to cutting room (for processing meat) – granted
3/2008/0052 - Conversion of barn into farm stay accommodation with full disabled facilities, for school groups – Granted 



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description:

The application relates to Lower Gazegill Farm off Dancer Lane in Rimington. Lower Gazegill is an organic farm consisting of a variety of uses, including traditional farming practises, an organic food shop and an education centre. The site is currently visited by a significant number of visitors in association with the existing uses on the site, including education day trips for schools. 

The farmstead consists of the main farm dwelling, a number of agricultural buildings used to house animals and equipment, a farm shop and the education centre building. Existing car parking is provided to the west of the site, however this car park is in a relatively poor condition, consisting of mud/puddles. In 2016 planning permission was granted to erect a tea room and improve the car park area (3/2016/1159) and work has commenced on site in respect of this development.  
The application site is located within a rural location at the end of Dancer Lane, with two Rights of Way running through the site. To the south of the site is the neighbouring farm known as Beckside Farm and to the east is Higher Gazegill Farm. The field to the north of the application site is Bottom and Weling Meadow Biological Heritage Site and it would appear that this adjoining field is owned and used for grazing by the applicant. The proposed development relates specifically to the field to the west of the existing farm buildings and directly to the south of the approved site for the tea room.          



	Proposed Development:

The application seeks consent to construct a new farm cutting facility and shop, along with two holiday lets (3 x bedroom) at first floor and alterations to the existing car park.  

The new building would be situated on a section of field located directly to the south west of the existing farm buildings, on land that has extant consent to be used as a car park, directly to the south of the tea room which is currently under construction. The existing car parking area, located relatively centrally within the site, would be extended to provide 12 extra spaces – taking the total number of car parking spaces within the car parking area to 34.       

The proposed two storey building would measure 12.2m x 18.3m, however at the front would be a covered canopy area projecting 1.8m forward of the front elevation and at the rear a flat roof single storey section projecting 6m out from the main two storey section of the building. The flat roof area above the single storey section would be utilised as a terrace for the first floor holiday lets and secured with a 1.5m high balustrade. With regards materials the building would be finished at ground floor level using vertical cedar larch lap cladding and cedar shingle cladding at first floor. The roof would be prefabricated panels (slate grey colour), with solar panels fitted on the southern face, and all windows and doors would be aluminium framed. 

In respect of use, approximately 50% of the ground floor would be utilised as the farm shop, consisting of deli and meat counters. The remaining half of the ground floor would be used for the cutting, prepping and storage of meat. The first floor would consist of two (3 x bedroom) holiday lodges, complete with kitchen and dining facilities, and the aforementioned terraces. Access to the first floor holiday apartments would be via an external ground floor door and internal stairwell.     

A new septic tank is to be installed in the south east corner of the site. 



	Principle of Development:

In respect of the farm shop and meat cutting facility, the Ribble Valley Core Strategy (Policies EC1 & DMB1) seeks to support business growth and the local economy, and whilst these policies generally relate to large scale employment uses, Policy DMB1 does support the expansion of established firms on land outside settlements, provided it is essential to maintain the existing source of employment and can be assimilated within the local landscape.   
Additionally, Policy DMG2 states that development should be encouraged within the principal settlements and the nine Tier 1 villages, however within the open countryside proposals must meet one of a number of criteria, including:
· Being essential to the local economy; and 
· For small scale tourism or recreational developments appropriate to a rural area. 

In terms of the above, the application site is within the open countryside, however this is an established firm that currently employs five full time workers. The submitted application details how the current building used to prepare meat and as the farm shop is no longer large enough to serve the business and is actually becoming unsafe due to lack of space to carry out necessary works. 

The larger shop will enable the business to display more of the goods produced at the farm, and similarly the larger area for the cutting and preparing of  meats/foods will provide a safer environment for workers, but also support the business in terms of fulfilling orders. 

The submission comments how there has been a growth in the internet side of the business, with people ordering meats that the company then deliveries on a daily basis, and therefore it is not envisaged that the new building will significantly increase the number of visitors to the premise. However, the increase in the size of the shop is still required to meet the needs of the existing visitors and future visitors to the tea room.     

The proposal would result in an increase in four full-time members of staff and would retain the commercial uses at the site.  The principle of the larger shop and cutting facility is therefore considered to be acceptable in accordance with the relevant sections of the Core Strategy.    

With regard to the proposed holiday apartments, as mentioned above Core Strategy Policy DMG2 is in favour of development proposals outside the defined settlement boundary, provided that “the development is for small scale tourism or recreational developments appropriate to a rural area”. In this respect the development is for small scale tourism and hence the principle of the development accords with Policy DMG2.    

Policy DMB3 relates specifically to recreation and tourism uses, and requires new tourism development 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. 

In this respect the application site is not located within  or near to an existing main settlement or village, however Gazegill Organic Farm is considered to be an existing a countryside attraction that is visited by a significant number of people each year as a result of the educational classes etc… that take place. The site is visited by families, and also be many schools, and therefore it is considered that the proposed holiday lodges, alongside the proposed farm shop, education centre and approved tea room, all help to contribute to this site and the diversification of the farm. Furthermore, the proposed holiday units would also be located within a group of buildings associated with this farm.  

As such it is considered that the proposed holiday units comply with Policies DMG2, DMB1 and DMB3 of the core strategy and is considered to be acceptable. 


	Impact Upon Residential Amenity:

The nearest neighbouring properties are Beckside Farm and Higher Gazegill Farm. Beckside Farm appears to be an active farm and is located over 90m to the south of the proposed development. Higher Gazegill is located  some 300m to the east of the development site and it is not known whether Higher Gazegill is a currently an active farm. As a result of the separation distance from these neighbouring properties, it is considered that the proposed development would not unduly impact upon the amenity of neighbouring land uses. 

In respect additional comings and goings as a result of the proposed development, the application site already has a commercial use as a visitor attraction and it is not considered that the additional traffic generated by the  proposed development, or the proposed daytime openings hours, would have a detrimental impact upon the wider area (the highway implications are discussed in more detail later).  

With regard to the holiday apartments, as mentioned above these would be sited a significant distance from the nearest neighbouring residential properties and the applicant lives on the site and thus would be able to manage activities/behaviours of guests.  



	Visual Amenity/External Appearance:

The application site is located in the open countryside but it is not within the AONB. The proposed building would be located within the field directly to the west of the existing buildings and development at this farm, however the principle of development within this field has already been established by the approval of the tea room and car parking area. 

All of the existing buildings within the site are in use and the applicant has explained that they have considered converting one of the existing buildings to a farm shop/cutting facilities, however this would then require an additional building to be constructed to house the animals/equipment currently within any building to be converted. It was therefore considered to be the most sensible approach to have the new building as the farm shop/cutting facility with holiday accommodation above. 

There is no suitable space to located the proposed new building within the existing development of the farmstead and consequently the nearest practical position is to site the building to the south of the tea room, on what would have been the car park, and then provide a larger car park centrally within the site, so as to ensure that built development on the site would be as compact as possible and have minimal impact upon the open countryside. 

With regard to the building itself, this would be two storey and finished in cedar larch lap and  shingle cladding, with a prefab sheet roof, so as to be in-keeping with the rural/open countryside, its design/appearance is therefore considered to be acceptable. The proposal does include solar panels on the roof, however this, along with the proposed underground heating system, fit in with the organic ethos of the farm and is considered acceptable. In terms of height, the building would be two storey, however there are various two storey buildings at the farm and thus the scale/size would not be out of keeping. 
The extended car parking area would be hardsurfaced to match the existing and being located centrally within the site would have no significant visual impact. Along the western boundary of the site the application includes the planting of a new hedgerow – this hedgerow was also shown on the previous approval for the tea room. 

In view of the above, it is considered that the proposed development would not have a significant impact upon the visual character of the area and the proposal complies with Policies DMG1 and EN2 of the Ribble Valley Core Strategy.      



	Highways: 

The County Highway Officer has raised concerns in respect of this proposal, on the basis that the increase in number of visitors to the site, as a result of both this development, and the previous approval for the tea room. The Highway Officer, on both this application and the previous application has therefore requested that the applicant provide passing places along Dancer Lane.

With respect to the passing places and the request for a condition from the Highway Officer, Dancer Lane is not included within the site edged red and such a condition could not be imposed on this application as submitted. The applicant does not own the land either side of Dancer Lane and hence could not install these passing places at the request of the Highway Officer or planning condition. The LPA must therefore consider whether these passing points are essential and whether the application should be refused on highway safety grounds without the requested condition. 

Policies DMB1 and DMB3 of the Ribble Valley Core Strategy are in favour of developments that are intended to support business growth, the local economy and increase tourism potential within the borough. However, both these policies state that such proposals should accord with other Policies of the Core Strategy and specifically DMG1 which (amongst other things) seeks to ensure that safe access can be provided which is suitable to accommodate the scale and type of traffic associated with the development.   

Additionally, Paragraph 109 of the NPPF states that “Development should only be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network would be severe”. 

The application site currently consists of a working farm, a dwelling, a shop, a visitor centre and an approved tea room, as well as the neighbouring site of Beckside Farm being an active farm. Hence a significant amount of traffic currently uses Dancer Lane, including farm vehicles and coaches. Whilst it is accepted that the proposed shop and holiday accommodation would result in an increase to the number of visitors to the site, and therefore increase the number of vehicles using Dancer Lane, it is not considered that this increase would be substantial on what is already a well-used track. 
Furthermore, the applicant has commented that increase in shop will not increase the number of visitors to the site, but would provide a better experience for people that are visiting the site. In this respect the Planning Officer agrees that due to the relatively isolated location of the site, and its distance from any large population centres, it is not considered that a large number of people would travel to this simply to visit the shop on a one off-trip. It is considered much more likely that visitors to the farm, either on an education trip of visiting the tearoom, both of which are regularised uses at the site, would then visit the shop at the same time. Thus agreeing with the applicant that the shop would not significantly increase vehicle movements to and from the site.    
In respect of the holiday use and internet business (delivering meats) , the applicant has confirmed that there will still be the same amount of delivery vehicles entering and leaving the site, the proposed increase in floor area is simply to provide better working facilities, and the addition of two holiday lodges would not significantly increase vehicle movements. Finally, it is also considered that due to the nature of the road and the types of people visiting the site, it is unlikely that drivers would be travelling at high speeds.
In view of the above, it is not considered that the traffic implications of the proposal are “severe” and the application would result in local economic benefits which in the Officer’s opinion would outweigh any limit highway harm, particularly as visitors to the site are likely to drive carefully (slowly) on what is clearly a rural road. The site has existed as a commercial business for a significantly period of time and it is considered that the existing highway network is capable of serving the existing, and proposed, uses without compromising highway safety.      



	Water Management and Ecology:

The application includes the installation of a septic rank in the south west corner of the site.
To the north of the site is the Bottom and Weling Meadow Biological Heritage Site (BHS), however the development would not encroach onto land within the BHS and because the field where the development will take place is clearly well-maintained pasture land, there will be little ecology value within the field itself. The proposal does include the planting of a new hedge along western boundary and a  condition requiring this to be a “Lancashire species mix” has been attached.


	Conclusion:

Considering all of the above and having regard to all material considerations and matters raised, the application is considered to be acceptable and subsequently the application is recommended for approval, subject to conditions.



	RECOMMENDATION:
	That planning consent be granted.


