DEVELOPMENT MANAGEMENT COMMITTEE

15 APRIL 2019

Case No:

18/02240/FUL (FULL PLANNING APPLICATION)

Proposal:

ERECTION OF PORTAL BUILDING EXTENSION.

Location:

COTTON FARM OFFORD ROAD GRAVELEY PE19 6PU

Applicant:

MR MARTIN EAYRS (R C EAYRS LTD)

Grid Ref:

523949 264603

Date of Registration: 22.02.2019
Parish:

OFFORD CLUNY AND OFFORD DARCY
RECOMMENDATION

- APPROVE

This application is referred to Development Management Committee
(DMC) as the Offord Parish Council recommendation to refuse the
application is contrary to the Officer recommendation to approve the
proposal.
1.

DESCRIPTION OF SITE AND APPLICATION

1.1

The application relates to Cotton Farm, a 1400 hectare farm in the
countryside between Offord Darcy and Graveley.

1.2

The proposal is to erect a grain store extension, of 61.5 metres (m) x
30.7m with a 11m ridge height and 6.5m eaves height, to an existing
store approved under reference (1200507FUL). The existing store
measures 24m x 37m also with a 11 m high ridge and 6.5 m high
eaves and it lies south of a yard and existing agricultural buildings.
The group lies north of a farm dwelling occupied by the farm
manager.

1.3

The access to the proposed grainstore exists and is shared with the
farmyard, other farm buildings, the dwelling, a wind farm and a small
building with permission for a commercial dog facility. All buildings are
set well back from the road.

1.4

Most of the site of the building is hardsurfaced and there is a hard
surfaced courtyard available for parking north of the building and
other farm buildings.

1.5

The wider site is surrounded by fields with the nearest neighbouring
house at Great Parlow Close, Graveley Road to the north, about
680m away.

1.6

The external materials of the building would include a high concrete
grain retaining walls plinth and green metal wall cladding and a fibre
cement roof.

1.7

The applicant advises that theft of farm equipment in the area is on
the increase, the National Farmers Union recommends that whenever
possible all machinery be locked in a secure building and if, at any

time the new grain store is empty, the proposal is to use it to lock
away machinery.
2.

NATIONAL GUIDANCE

2.1

The National Planning Policy Framework (19th February 2019)
(NPPF 2019) sets out the three objectives - economic, social and
environmental - of the planning system to contribute to the
achievement of sustainable development. The NPPF 2019 at
paragraph 10 provides as follows: 'So that sustainable development is
pursued in a positive way, at the heart of the Framework is a
presumption in favour of sustainable development (paragraph 11).'

2.2

The NPPF 2019 sets out the Government's planning policies for
(amongst other things):
* delivering a sufficient supply of homes;
* achieving well-designed places;
* conserving and enhancing the natural environment;
* conserving and enhancing the historic environment.

2.3

The NPPF 2019 updates the NPPF 2018 which replaced the NPPF
2012. Transitional arrangements are in place for authorities who
have submitted Local Plans on or before the 24 January 2019. To
ensure consistency, the 2012 Framework policies will continue to be
relevant for the purposes of examining those plans. For clarity HDC
submitted their Local Plan on 29 March 2018 and the examination
hearings took place in July and September 2018. This emerging
Local Plan is a material consideration. The NPPF 2019 should also in
the normal way be taken into account as a material consideration in
dealing with applications.

2.4

Planning Practice Guidance is also relevant and a material
consideration.

For full details visit the government website: https://www.gov.uk
3.

PLANNING POLICIES

3.1

Saved policies from the Huntingdonshire Local Plan (1995)
• E1: "Economic Growth"
• E7: "Small Businesses"
• E11: "Existing Firms"
• En17: "Development in the Countryside"
• En18: "Protection of countryside features"
• En25: "General Design Criteria"

3.2

Adopted Huntingdonshire Local Development Framework Core
Strategy (2009)
• CS1: "Sustainable development in Huntingdonshire"

3.3

Saved policies from the Huntingdonshire Local Plan Alterations
(2002)
• None relevant.

3.4

Huntingdonshire's Local Plan to 2036: Proposed Submission 2017
(as amended March 2018 for submission)
• LP1: Amount of development

•
•
•
•
•
•
•
•
•
•
•
•

LP2: Strategy for Development
LP6: Waste water management
LP11: The Countryside
LP12: Design Context
LP13: Design Implementation
LP15: Amenity
LP17: Sustainable Travel
LP18: Parking Provision
LP20: Rural Economy
LP32: Biodiversity
LP35: Rural Buildings
LP39: Ground contamination.

3.5

The LPA considers the Local Plan to 2036 to be a sound plan and it
was submitted for examination on the 29th March 2018. Footnote 22
of the NPPF 2018 states during the transitional period for emerging
plans submitted for examination (set out in paragraph 214 of NPPF
2018), consistency should be tested against the previous Framework
published in March 2012. The plan has therefore reached an
advanced stage and is considered to be consistent with the policies
set out within the NPPF 2012. The Local Plan examination hearings
ended on 27 September 2018 and the Inspector's initial findings are
that the plan can be made sound by main modifications.

3.6

The Huntingdonshire Local Plan to 2036 was submitted to the
Secretary of State for Housing, Communities and Local Government
on 29 March 2018. In view of the advancing stage of the Plan and the
consistency of its policies with those in the National Planning Policy
Framework, the policies in Huntingdonshire’s Local Plan to 2036:
Proposed Submission 2017 should be afforded significant weight.

3.7

Supplementary Planning Documents (SPD):
• Huntingdonshire Landscape and Townscape Assessment
SPD (2007)
• Huntingdonshire Design Guide SPD (2017).

Local policies are viewable at https://www.huntingdonshire.gov.uk
4.

PLANNING HISTORY

4.1

The farm was used in the second world war as an airfield.
79/01961FUL – Erection of double span extension to store –
approved 1980.
89/02307FUL – Erection of agricultural workshop and machinery
shed – approved 1990.
97/01630FUL – Erection of agricultural building – approved 1998.
0502008FUL - Erection of agricultural building - approved 2005.
0802296FUL - Temporary planning permission for 25 years for a wind
farm comprising 8 wind turbines, substation, anemometry mast,
access tracks and ancillary infrastructure -allowed 14 December 2010
(site shares access).
1200507FUL - Construction of agricultural workshop and store –
approved 2012 (to which the current extension is proposed to be
attached).

17/02106/FUL Demolition of existing dilapidated outbuilding and
erection of new building for a commercial dog facility- approved
06.04.2018.
5.

CONSULTATIONS

5.1

Offord Parish Council: Recommends refuse (COPY ATTACHED)object to the traffic - the roads are not capable of dealing with the
frequency/weight of these large vehicles.

5.2

South Cambs District Council (Neighbouring) – No comments
received

5.3

CCC Highways: No objections to the proposal.

6.

REPRESENTATIONS

6.1

No objections received at time of writing the report, any subsequent
comments received within published deadlines ahead of DMC will be
reported to the DMC.

7.

ASSESSMENT

7.1

The main issues to consider in the determination of this application
are:
• Principle of development
• Design and Visual Amenity
• Highway impacts
• Ecology - bats/ birds- protected species.
Principle of development:

7.2

The proposal seeks to erect a new agricultural building for an existing
farm. The proposed building’s main function would be as a grain store
however it may also be used for securing farm machinery/ equipment
when not in use for grain.

7.3

The applicant advises that the building is required to replace the farm
buildings at Manor Farm Offord Darcy which are to be redeveloped
with housing (application 16/01672/FUL refers: location plan attached
to this report for information). The farm buildings at Manor Farm
Offord Darcy are located adjacent to the built up area of Offord Darcy.

7.4

Paragraph 83 of the National Planning Policy Framework 2019 states
that planning policies should support economic growth in rural areas.
The 1995 Local Plan promotes economic and employment growth in
Huntingdonshire and supports the establishment and expansion of
small businesses subject to traffic and environmental considerations
(policies E1 and E7).

7.5

The supporting text to policy E11 notes that it is the LPA's policy to
allow such growth within existing curtilages or beyond whenever and
wherever it causes no detriment to other interests. Expansion in situ
beyond the village limits will be acceptable where the case for
protecting existing employment or creating new employment is
stronger than any environmental, amenity or other consideration. In
this case the proposal is a consolidation of the business on an

existing farm yard. The environmental, highways and amenity
considerations are addressed in the following sections of this Report.
7.6

This proposal appears to be essential to the efficient operation of
local agriculture, it will extend an existing building on an existing farm
and thus complies with Policies E11 and En17 of the Local Plan
1995.

7.7

Policy CS1 of the Core Strategy is also supportive of proposals which
support the local economy.

7.8

In terms of the emerging policy position, policy LP20 confirms that ‘A
rural business is one which has a legitimate reason to be located in
the countryside, including but not limited to agriculture, horses,
horticulture or forestry’.

7.9

It is considered that the proposal complies with policy LP20 as the
development is for the expansion of an established rural business:
the policy states that a ‘proposal for the expansion of an established
business within its existing operational site will be supported’.

7.10

It is concluded that there is support for the principle of the proposed
development in the adopted development plan, emerging Local Plan
and national planning policy.
Design and Visual Amenity

7.11

The main issue to consider is the visual impact of the proposed
building upon the countryside.

7.12

The building will be large and of a simple, typical modern farm
building design. It is to be attached to the west side of a large but
shorter agricultural building, set behind a wider range of buildings and
set some distance away from the public highway.

7.13

The building will be bulky but due to the set back from the road and
the context of the group of agricultural buildings, it will not be
particularly visually prominent when viewed from the road and will be
seen in the context of the grouping. The external materials are to
match the existing building to which it is to be attached with concrete
lower walls and green upper walls and a grey roof. Materials details
have been provided and are acceptable. The matching materials can
be secured by condition.

7.14

In the context of the wider character of the area and surroundings, the
design of the building is considered to be acceptable and will not be
harmful to the visual amenity of the area.

7.15

The building will be visible from Graveley Road in much the same
way as the existing buildings

7.16

It is considered that the scale, bulk and design of the development
would not harm the general character of the area.

7.17

The proposal complies with policy En25 of the Local plan, policy CS1
of the Adopted Core Strategy, and Draft Policy LP13 of the Local Plan
to 2036: Submission 2018. These policies are consistent with the

emphasis in the National Planning Policy Framework 2019 on the
importance of good rural design, particularly paragraphs 83 and 124.
Highway Impacts
7.18

The proposed building is to replace an existing farm building that is
still in full use and is currently full of grain at Manor Farm in Offord
Darcy. The Manor Farm site is to be redeveloped for housing
(16/01672/FUL refers).

7.19

The supporting text to policy E11 notes that it is the LPA's policy to
allow growth within existing curtilages or beyond whenever and
wherever it causes no detriment to other interests such as excessive
traffic generation on unsuitable minor roads.

7.20

The applicant advises that the Manor Farm store was filled by 10- 15
tonne trailers. He advises that there would be up to approximately
100 movements in and 100 movements out for grain for harvest (July
to September) at the Manor Farm store each year and additional
vehicle movements with the delivery of fertilisers to the store in
October/ November and collection in approximately February - April.
The proposed relocation of the store to Cotton Farm and its
enlargement will reduce the farm traffic around the Manor Farm store
but the grain from the farm land at Manor Farm will be transported to
Cotton Farm.

7.21

The applicant advises that as there is no grain dryer at Manor Farm, if
drying was required after the Manor Farm store had been filled, the
Offord store would be emptied and, up to 40 lorry movements would
be required to empty it with all the lorries going through Offord to
Cotton Farm.

7.22

The applicant advises that if the grain from Manor Farm was stored
and dried at the Cotton Farm site it would be a single trip to Cotton
Farm site for each trailer predominantly using farm tracks at harvest
and then up to 40 lorries to move it out from there on public roads.
The applicant has agreed to submit plans to show the farm holding
and the current traffic movements around Manor Farm and Cotton
Farm to clarify and compare the current and anticipated traffic
movements to the proposed store at Cotton Farm. The plans will be
reported to DMC.

7.23

The proposed building will be served by an existing farm access and
hardstanding for vehicles. Given the scale and siting of the proposal,
it is considered that the proposal would not have an adverse impact
on highway safety.

7.24

There is currently no control over the vehicle movements and
activities associated with the buildings at Manor Farm and Cotton
Farm and it is considered that the proposed building subject of this
application would not unduly exacerbate vehicle trips or movements.
Rural activity and the agricultural economy have both national and
local policy support.

7.25

Cambridgeshire County Council as Local Highways Authority raise no
objections to the proposal.

7.26

Offord Parish Council have raised concerns about the traffic and
impact on the road condition. These issues have been considered but
are, in the light of the County Council support for the scheme,
considered to not adequately justify the refusal of the application on
this basis and could not be sustained at appeal.

7.27

The proposal is therefore considered to comply with policies E7 and
E11 of the Local Plan, and policies LP18 and LP17 of the
Huntingdonshire Local Plan to 2036: Submission 2018. These
policies are consistent with the NPPF paragraph 32 that requires safe
and suitable access to the site for all people.
Impact on Residential Amenity:

7.28

The proposal will entail additional traffic to and from Cotton Farm and
any fans for dryers may generate noise too. However, the dwelling
nearest to the proposed building is occupied by the farm manager to
the south and is considered to be far enough away for no undue
disturbance from the traffic, activity and drying to arise to that
dwelling.

7.29

The proposal will entail additional traffic to and from the store at
Cotton Farm but it is considered that no undue disturbance would
arise to residential properties adjoining the traffic routes bearing in
mind the context of other traffic and activity on the roads and existing
farm traffic.

7.30

The proposal is considered to be acceptable in terms of impact on
residential amenity.
Other matters:

7.31

An ecological appraisal was not sought as the site is mostly
concreted and the barn, which is to have its western wall removed in
order to attach the proposed extension, is of modern construction. As
such there are considered to be no likely direct or indirect impacts on
biodiversity caused through the proposal. As a precaution, an
informative is recommended to bring the applicant’s attention to the
legislation controlling protected species.
Conclusion

7.32

The proposed development is considered to be compliant with the
relevant national and local policy as:
* The principle of the development is considered to be acceptable
being used for agricultural purposes in connection with the farm and
to replace an existing building in Offord Darcy;
* The proposal is of an appropriate scale and design and would not
have a harmful impact upon the character and appearance of the
area as the building will not be unduly visually prominent;
* A refusal on the impact of the proposal on the road network or road
condition could not be sustained at appeal;
* The proposal would not have an unduly harmful impact upon
highway safety or residential amenity and would not harm ecological
assets.

7.33

Taking national and local planning policies into account, and having
regard for all relevant material considerations, it is recommended that
planning permission be granted, subject to the imposition of
appropriate conditions.

8.

RECOMMENDATION
conditions to include the following
•
•
•

APPROVAL

subject

to

Time Limit
In accordance with plans
Materials as set out.

If you would like a translation of this document, a large text version or an audio
version, please contact us on 01480 388388 and we will try to accommodate
your needs.

CONTACT OFFICER:
Enquiries about this report to Sheila Lindsay Senior Development
Management Officer 01480 388247

From:
Sent:
To:
Subject:

Offords Parish Clerk <clerk@offords-pc.gov.uk>
11 March 2019 07:11
DMAdmin; DevelopmentControl
1200507FUL | Construction of agricultural workshop and store | Cotton Farm
Offord Road Graveley St Neots PE19 6PU

Sirs,
Council met last week to discuss the above application and Recommends Refusal. Although Council does
not object to the building itself, the traffic that will be generated from the business operated from the
building is unacceptable as the roads are not capable of dealing with the frequency/weight of these large
vehicles. This building is in addition to the one permitted in the 2012 application and Council at that time
sought assurances that the building was for personal rather than commercial use. Although confirmed this
has proved not to be the case and the roads have deteriorated as a result.
Offord Cluny & Offord Darcy Parish Council
P O Box 1289
Peterborough
PE2 2NR
07597 988763
www.offords-pc.gov.uk
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Map showing the location of 18/02240/FUL (Cotton Farm) and
the location of Manor Farm site/store at Offord Darcy (16/01672/FUL)
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