RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE
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DATE:
 14 March 2019


REF:




CHECKED BY: 
APPLICATION REF: 
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GRID REF: SD 365531 432129
DEVELOPMENT DESCRIPTION:
TO CREATE AN ADDITIONAL FARM WORKERS DWELLING AT HAWKSHAW FARM, LONGSIGHT ROAD, CLAYTON LE DALE BB2 7JA
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
None received.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):
No objection.

UNITED UTILITIES:
None received.

ADDITIONAL REPRESENTATIONS:
No representations have been received.
1.
Site Description and Surrounding Area
1.1
This application seeks planning permission for the erection of a new farm workers’ dwelling at Hawkshaw Farm, Longsight Road, Clayton le Dale. Hawkshaw Farm is a 135 acres dairy farm owned by the applicant and his family and an additional 250 acres of rented land which is farmed as part of the business. The business comprises 220 dairy cattle with all replacements being reared on the farm; at any one time there are over 400 head of cattle present on the holding.

1.2
Hawkshaw Farm is located on Longsight Road (A59). There is a farmhouse and a range of traditional and modern farm buildings providing cattle housing, silage clamps, general storage and manure storage. There is also a bungalow that is owned and occupied by Mrs Dowson Senior.

1.3
A proportion of the milk produced at the farm is used to make ice cream. The farm and ice cream making enterprise currently employs 7 FTE staff. The farm also operates a visitor centre and café which is open to the public at weekends and through the school holidays. The farm business has diversified further with the creation of the Scare Kingdom visitor attraction with Halloween themed events taking place at the farm. Mr and Mrs Dowson live at the farmhouse but their son lives away from the farm and the applicant considers there is now a need for their son to live at the farm due to the number of cattle calving each week and the range of livestock kept within the visitor centre. This has led to a greater requirement for out-of-hours care for births and other medical emergencies.

2.
Proposed Development for which consent is sought
2.1
The proposal seeks to build an additional agricultural dwelling at Hawkshaw Farm to enable an additional person to be available for out of hours duties such as calving cows and dealing with emergency health issues with livestock. The proposed dwelling would be located to the west of the farm track adjacent to the bund around existing buildings. The proposal is to develop a bungalow for Mr Dowson’s son and partner. The accommodation would comprise of a kitchen, utility room, lounge, three bedrooms and a study. The proposed dwelling would have a ridge height of 6 metres and would be faced with natural stone and grey slate with timber windows and doors. The proposed dwelling would have a footprint of 12m x12m and would have a modest residential curtilage.
3.
Relevant Planning History
3/2018/0575 - Change of use of part of field to create tipi wedding venue to be used for half of each year. Approved with Conditions.

3/2017/0323 - Retention of unauthorised change of use of an agricultural building and storage containers for the operation of Scare Kingdom. Approved.

3/2014/1094 - Retrospective application for a visitor centre, comprising a car park, five livestock shelters, one storage building, one polytunnel and one childrens play area. Approved.

3/2014/1092 - Retrospective application for change of use of an agricultural storage building to Scare Kingdom visitor attraction, retention of temporary storage container building and car parking. Approved.

3/2009/0926 - Creation of a small light manufacturing unit and associated storage area for timber screen business located on what was agricultural land. Approved.

3/2006/0149 - Construction of farm shop and associated facilities including educational rooms and parking, and alterations to access. Re-submission. Approved.
4.
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 DME2 – Landscape and Townscape Protection

Policy DMH3 – Dwellings in the Open Countryside and AONB

National Planning Policy Framework (NPPF)
Cancelled PPS7 Annex A
5.
Assessment of Proposed Development

5.1
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.

5.2
Principle of Development

5.2.1
The application site lies in the open countryside along the A59 corridor. Policy DMH3 of the Ribble Valley Core Strategy states that within the Open Countryside and AONB, residential development will be limited to specific exceptions, one of which is where there is an essential need for an agricultural workers dwelling. Policy DMH3 states that resident development in the AONB and open countryside 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”.
5.2.2
In order to determine whether there is justification for an agricultural workers dwelling at Hawkshaw Farm it must be established that there is an existing functional and financial need for a rural worker to live permanently at or near the site. 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. 

5.2.3
The dairy herd has grown in recent years and there are currently 220 cows in milk. In addition to this all heifers are retained on farm for breeding along with a small number of beef cattle. With this number of livestock on site it is not feasible for one person to deal with an emergency in the night without assistance. It is also commonplace to need two people to calf a cow if there are difficulties. In busier calving periods it has now reached a stage where somebody needs to be checking animals all through the night. An enclosed letter from the farm veterinary practise indicates the need for additional personnel out of hours for calving and to maintain animal welfare standards.

5.2.4
There is one traditional building capable of conversion and this is linked to two other cattle buildings so not fit for habitation. There are no affordable properties available in close proximity to Hawkshaw Farm and the functional need indicates a requirement for someone to be present on the site at all times.

5.2.5
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 management account from year ending 31 December 2017.

5.2.6
The Council’s agricultural consultants, ADAS, have assessed the proposals and have made the following comments:-
“Agricultural Appraisal 
With a herd of 220 cows calving all the year round, there is a need for help to be continually available to assist with calvings and also in case there are any health problems e.g. mastitis, displaced abomasum, milk fever which rely on prompt intervention. 

Mr and Mrs Dowson’s son is called back to the farm if help is needed calving a cow at night. 

The other consideration would be whether one of the traditional buildings could be converted into accommodation, however the design and access statement states that the only traditional building available for conversion is linked to two cattle buildings and is therefore not suitable.

Financial Viability 
The past two years set of accounts have been made available which include the accounts for all 3 enterprises dairy, ice cream and the visitor centre. The business appears to be financially sound and viable. 

Conclusion 
There is a high demand for labour on this farm with the standard man days required calculated at 5.9. 

There is a need for at least one person on site to deal with any animal health problems which is met by the current partner Mr Dowson, however it is accepted that more help needs to be readily available to provide relief and should more than 1 cow calve at the same time which requires additional assistance.”
“Planning Appraisal 
…It has been identified through the course of the agricultural appraisal that there exists on site an essential need for an additional permanent presence that will be able to assist with calving’s through the night, which is when animal welfare is most at risk (particularly when more than one is occurring simultaneously). Using the SMD calculation further support is given to the need of an additional dwelling with the calculation coming out to 5.9 workers required on the farm (however does not mean all must reside there).”

“Finally, the proposed dwelling is seen as commensurate with what is expected of an agricultural workers dwelling, the modest size building shows a side-door linked to a utility room with a connected cleaning room. A large utility with close by washroom is a viewed as a functional element to a workers dwelling, work on farms tends to be dirty therefore cleaning and washing facilities at entrances to the domicile parts of home is often a good indicator for a workers dwelling.”

“Overall, it has been found that the dwelling is policy compliant in regards to the agricultural requirement for the dwelling. It is recommended that an agricultural occupancy planning condition be attached to any approval of the application”
5.2.7
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.
5.3
Impact upon Visual Amenity

5.3.1
The proposed development is located in the open countryside. Key Statement EN2 of the Core Strategy requires development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials. Policy DMG1 places particular emphasis on the visual appearance on new development and the relationship to surroundings, including impact on landscape character.

5.3.2
The application site is located in the open countryside adjacent to the primary strategic route in the borough. The A59 corridor is well-settled and within the locality of the application site are a number of buildings including residential and commercial properties, Fairfield Business Park and the farm complex at Hawkshaw Farm itself. As such, the landscape is not especially sensitive to new built development subject to it being of a scale and style that respects the area.

5.3.3
The proposed dwelling has been kept to a single storey height and would be constructed using traditional materials of stone and slate with stone detailing. Window frames and doors would be timber and only fleeting views of the proposed new dwellinghouse would be seen from the public highway at the entrance point to Hawkshaw Farm. The remainder of the applicant’s land at the point it bounds the A59 is treated with a roadside hedge for a distance of around 300 metres on both sides of the site entrance. The proposed dwellinghouse would be seen against the backdrop of the existing buildings at the site and would be commensurate in size and scale to the existing built development. The proposed residential plot would measure around 20m x 20m and would be bound by post and rail fencing with some perimeter landscaping. The size of the residential garden proposed is considered to proportionate for the dwellinghouse and it is considered that the proposed development would comply with the intentions of Key Statement EN2 and Policies DMG1, DMG2 and DMH3 with planning conditions imposed to enable the Local Planning Authority to exercise control over the development which is justified on the basis of the need for this type of accommodation.
5.4
Highway Safety
5.4.1
The County Surveyor does not raise any concerns relating to highway safety. The proposed dwelling would use the existing access track that serves the Hawkshaw Farm and its associated visitor attractions.

6. 
Conclusion
6.1
Having regard to the above, it is considered that the proposals for the erection of a farm workers dwelling would be acceptable. Accordingly it is recommended that the application be approved subject to conditions.
RECOMMENDATION: That planning permission be GRANTED 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:  Required to be imposed 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 relate to the development as shown on:


Site Location Plan 1:2500


Existing and Proposed Site Plan 1:500


Elevations 1:100 + 1:200


Plan (floor plans) 1:50


REASON: For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

3.
The occupation of the dwelling shall be limited to a person solely or mainly employed or last employed in the locality in agriculture as defined in Section 336(1) of the Town and Country Planning Act 1990 or in forestry, or a dependant of such a person residing with him or her or a widow or widower of such a person.


REASON: For the avoidance of doubt as permission has been granted for the dwelling on the basis of its occupation by an essential rural worker in a location where a dwelling for general occupation would not normally be permitted.
4.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved by the Local Planning Authority before their use in the proposed works.


REASON: To ensure that the materials to be used are appropriate to the locality.
5.
The dwelling hereby permitted shall not be occupied until all fences and walls shown in the approved details to bound its plot have been erected in conformity with the approved details.


REASON:  To ensure a visually satisfactory form of development.

6.
The proposed Velux roof lights shall be of Conservation Type, recessed with a flush fitting, and shall be retained as such in perpetuity.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality.
7.
Surface water must drain separate from the foul and no surface water will be permitted to discharge to the foul sewerage system.


REASON:  To secure proper drainage.

8.
The parking associated manoeuvring facilities shown on the plans hereby approved shall be surfaced or paved, drained and marked out and made available in accordance with the approved plan prior to the occupation of the dwelling; such parking facilities shall thereafter be permanently retained for that purpose (notwithstanding the Town and Country Planning (General Permitted Development) Order 2015).


REASON: In the interests of visual amenity and to facilitate adequate vehicle parking and/or turning facilities to serve the site.

9.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (as amended) (Schedule 2, Part 1, Classes A, B, C, D, E) or any subsequent re-enactment thereof no extension to the dwelling(s), porch, garden shed, greenhouse, garage or car port shall be erected nor any hardstanding area extended other than those expressly authorised by this permission.


REASON: In the interests of visual amenity and to exercise control over the development which is justified on the basis of the need for this type of accommodation.

