Application No:  19/2086N

Location: Laurels Farm, Crewe Road, HATHERTON, CW5 7PE
Proposal: Proposed cold store extension
Applicant: Mr M Heler, Joseph Heler Limited
Expiry Date: 04-Sep-2019
SUMMARY

The site lies in the Open Countryside as designated by the Adopted Cheshire East Local
Plan, where policy PG6 states that within the Open Countryside only development that is
essential for the purposes of agriculture, forestry, outdoor recreation, public infrastructure,
essential works undertaken by public service authorities or statutory undertakers, or for
other uses appropriate to a rural area will be permitted. Exceptions may be made for
development that is essential for the expansion or redevelopment of an existing business

In this instance the proposal relates to an existing business and it has been demonstrated
in the supporting statement that the extension is essential to the growth of this existing
business. Therefore the proposal is acceptable in principle from a pure land use
perspective.

The benefits of the proposal would be the economic benefits through the expansion of the
existing local business, jobs in construction and further economic benefits to the
construction industry supply chain.

The development would have a neutral impact upon, ecology, flood risk, highway safety,
flooding, living conditions and design contaminated land.

The dis-benefits would be the landscape harm, albeit this harm would be mitigated
overtime by the landscaping scheme and the loss of agricultural land.

Applying the tests within paragraph 11 it is considered that the benefits outweigh the
dis-benefits. As such, on balance, it is considered that the development constitutes
sustainable development and should therefore be approved.

RECOMMENDATION

APPROVE




REASON FOR REFERRAL

This application is referred to Southern Planning Committee at the request of Clir Clowes. The call-in
request refers to a separate PDF document extending to 5 pages including a number of photographs.
The PDF document includes the following summary;

It is requested that this application be REFUSED on the grounds that it fails to comply with aspects of
the NPPF (2018), multiple policies within the CELPS and the Wybunbury Combined Parishes
Neighbourhood Plan’

The call-in form states that the application is contrary to policies SD1 (paras 3, 4, 5, 6, 13, 14, 15 and

to post-construction noise nuisance (24/7), cumulative transport & HGV activity (not considered by
highways), non-compliance with PROW regulations and Diversion applications.

PROPOSAL

The proposal seeks full planning permission for the erection of a cold store extension to the east of the
site to assist with the storage of cheese produced on site.

It measures 73m by 28m and 8.5m high to the eaves and 10m to the ridge. With a gross external floor
area of 2,329sqm.

The area is to house the extension is currently undeveloped land.
SITE DESCRIPTION

The application relates to an existing commercial operation involved in the making and storage of
cheese.

The area is not densely populated but there are residential properties to the north and west. There are is
a farm to the east and open land to the south.

The site to be developed is fairly flat.

A public right of way (Hatherton FP8) runs through the site.

An existing belt of trees/woodland is located to the north of the area to be developed.
RELEVANT HISTORY

17/0982N — Proposed Cold Store — approved 14-Aug-2017

Various other alterations and extension but not considered relevant to the current application



ADOPTED PLANNING POLICY
Development Plan

The Development Plan for this area comprises of the Cheshire East Local Plan Strategy (CELPS) and
the Crewe and Nantwich Local Plan.

Cheshire East Local Plan Strateqy (CELPS);

MP1 — Presumption in Favour of Sustainable Development
SD1 - Sustainable Development in Cheshire East

SD2 - Sustainable Development Principles

SE1 — Design

SEZ2 - Efficient Use of Land

SE3 - Biodiversity and Geodiversity

SE4 - The Landscape

SES5 - Trees, Hedgerows and Woodland

SE9 - Energy Efficient Development

SE12 - Pollution, Land Contamination and Land Instability
SE13 - Flood Risk and Water Management

IN1 — Infrastructure

PG1 - Overall Development Strategy

PG2 — Settlement Hierarchy

PG6 — Open Countryside

PG7 — Spatial Distribution

EG1 — Economic Prosperity

EG2 — Rural Economy

EG3 - Existing and Allocated Employment Sites

Crewe and Nantwich Local Plan Saved Policies;

NE.5 (Nature Conservation and Habitats)

NE.8 (Sites of Local Importance for Nature Conservation)
NE.9: (Protected Species)

NE.20 (Flood Prevention)

BE.1 (Amenity)

BE.3 (Access and Parking)

BE.4 (Drainage, Utilities and Resources)

BE.6 (Development on Potentially Contaminated Land)
E4 (Development on Existing Employment Areas)

Wybunbury Combined Parishes Neighbourhood Plan WCPNP (Requlation 16 stage so limited weight)

Policy E1 — Woodland, Trees, Hedgerows and Boundary Fencing
Policy E3 — Biodiversity

Policy E5 - Landscape Quality, Countryside and Open Views
Policy F1 -PROW

Policy LE1 -New and Existing Business

Policy TI3 -Traffic Generation



Policy Tl4 - Drainage

Other Material planning policy considerations
National Planning Policy Framework (‘The Framework’);
The relevant paragraphs include;

11. Presumption in favour of sustainable development.
124-132. Achieving well-designed places

80-82. Building a Strong Competitive Economy

83-84. Supporting a Prosperous Rural Economy

CONSULTATIONS

CEC Head of Strategic Infrastructure (Highways) — No objection subject to condition that the cold
store building shall only be used for storage purposes ancillary to the operation of Laurel Farm

CEC Environmental Protection — No objections, subject to a number of conditions/informatives
including; working hours for construction sites & environment act

CEC Flood Risk — No objections subject to drainage conditions

CEC Public Rights of Way — No objection to the revised layout of the PROW subject to conditions
regarding the rerouting

United Utilities — No comments to make

Hatherton and Walgherton Parish Council — Objects on the following grounds:

e Contrary to Policy EG2 as harms character of the area and the landscape

e Contrary to Policy SD2 & SE2 given the loss of agricultural land

e Contrary to Policy SE4 given landscape impact

e Contrary to Policy LE1 of the Wybunbury Neighbourhood Plan given the harm to amenity of local
residents and the use should be sited in an urban area

REPRESENTATIONS

Letters of objection received from 7 households on the following grounds:
Loss of agricultural land

Light pollution

Noise from machinery

No employment benefit

Increased vehicular movement/highway safety impact
Landscaping for the earlier application has never been planted
Proposed landscaping is inadequate

Photographs in the design and access statement are out of date
Will make worse existing power shortages

Noise from the use



Plan revised close to closing dates for comments

Approved cold store was supposed to address capacity at the site, why is now no loner the case after
just 2 years

Viewpoints in the LVIA are misleading

Impact to local wildlife

2" patch of ecology comments relate to a different site

Drainage/flooding issues

Should be located in a designated centre as per Policy EG2

APPRAISAL
Principle of Development
The NPPF states that planning decisions should help create the conditions in which businesses can

invest, expand and adapt. Paragraph 80 emphasises that ‘significant weight’ should be placed on the
need to support economic growth and productivity. Paragraph 82 then goes onto state that;

‘Planning policies and decisions should recognise and address the specific locational requirements of
different sectors. This includes making provision for clusters or networks of knowledge and data-driven,
creative or high technology industries; and for storage and distribution operations at a variety of scales
and in suitably accessible locations’

The site lies largely in the Open Countryside as designated by the CELPS, where policy PG6 states that
within the Open Countryside only development that is essential for the purposes of agriculture, forestry,
outdoor recreation, public infrastructure, essential works undertaken by public service authorities or
statutory undertakers, or for other uses appropriate to a rural area will be permitted. Exceptions may be
made for the following:

o For development that is essential for the expansion or redevelopment of an existing business

Policy LE1 (New and Existing Business) of the WCPNP states that proposals which extend existing

appropriate rural employment will be supported where it can be demonstrated that the development will

positively benefit the local economy and provides opportunity for local employment and training, subject

to the following;

- Having no adverse impact on amenity of local residents

- The local highway network is capable of accommodating the additional traffic generated

- There are no environmental impacts on the local area such as contamination, air quality, light
pollution and noise.

The proposal seeks an extension to an existing business involved in cheese production, packing and
dispatch and as such complies with the first part of this criteria in so far as relating to an existing
business. It is now necessary to consider whether or not the proposed extension is essential for its
expansion.

It is noted that consent was granted at the site for a similar cold store extension back in 2017. This was
granted on the basis that the extension would allow all cheeses manufactured on site to be stored
without the need for it to be transported off site to the units in Crewe and Whitchurch for maturing
purposes before being brought back to the current site for packing is dispatch.



The supporting statement advises that the cold store has now been built and whilst successful only
allows 65% of the cheeses produced to be stored on the site with the remainder still needing to be stored
off site and brought back after maturing. It further advises that whilst the existing cold store is in full use
there remains 1200 tonnes of cheese which cannot be stored on site.

The reasoning for this are stated as being due to major changes to the cheese market, in particular there
is a larger demand for cheeses which take much longer to mature than traditional cheeses (e.g. Cheshire
and Wensleydale cheese need to be matured for 6-8 weeks where as newer cheeses in demand can
take between 9-18 months to mature with special Christmas cheese taking up to 24 months). This means
that there is not enough room on site to store cheese for longer periods as this has a knock on effect to
cheese which does not require as long to mature. The business is also expecting an increase in demand
for cheese currently available in Europe once the UK leaves the European Union. Customer demand
also requires cheeses that have been matured to be stored at lower temperature than cheeses still
maturing. This puts further pressure over storage space as cheese is stored for longer periods of time.

The existing business is also planning to undergo investment to allow the modernisation of methods,
equipment, reduce manual handling and to deal with the growing demand for cheese. The extension
would also enable the success of this investment and allow the existing operation to be expanded by
15% from its existing level. All of these reasons are stated in the supporting statement as justifying the
need for a further extension.

The consequences for not being able to expand would be to increase costs of off-site storage and
transportation making the business less competitive. There would be no reduction in 44 tonne HGV
movements to and from the site that would have resulted from the proposed additional on-site storage.
Instead, the need to store off-site the extra product resulting from investment in modernising the dairy
due to come on stream in September will increase HGV movements to and from the site. The logistical
benefits of storing all the cheese in one location would not be achieved making it more complex to meet
customer requirements for cheese to be stored in one location under strict temperature controls.

It is therefore clear that despite the previous approval, further storage needs remain given the issues
highlighted above and the proposed extension would be essential to the expansion of the existing
business by allowing existing and future storage needs to be met fully on site. This would benefit not only
the business by preventing stock being damaged or affected by changing temperatures but would also
reduce vehicular movements associated with the use as cheeses would not need to be stored off site.
This would also constitute an environmental benefit.

As a result the proposal is considered to be acceptable in principle from a pure land use perspective.
Residential Amenity

The main residential properties affected by this development are those on Hunsterson Road to the north-
east, Hatherton Farm Cottage to the East and Holly Farm to the west.

Holly Farm (to the west) & Hatherton Farm (to the east)

The extension would be sited over 240m away with intervening buildings in between as such would not
cause any harm through overbearing impact or overshadowing. As the proposal would provide a storage
area only which would reduce existing number of vehicular movements it is not expected that the



proposal would pose any further harm to living conditions through noise and disturbance over and above
the existing situation.

Properties on Hunterson Road

The extension would be sited 140m away to the nearest property. This distance is considered sufficient
to prevent significant harm to living conditions through overbearing impact of overshadowing. As the
proposal would provide a storage area only which would reduce existing number of vehicular movements
it is not expected that the proposal would pose any further harm to living conditions through noise and
disturbance over and above the existing situation. It should also be noted that the Environmental Health
Officer has raised no objection to this application.

Therefore the proposal could be accommodated without significant harm to living conditions of
neighbouring or proposed occupants.

Contaminated Land

The application has been assessed by the Councils Environmental Protection Team who have not
suggested any conditions regarding contaminated land.

Highways

The proposal cold store extension would utilise an existing access onto Crewe Road with no changes to
access or existing parking arrangements.

Whilst additional B8 storage would usually be expected to generate additional HGV trips the proposal
seeks to create an additional storage area only and would reduce the need for HGVs to transport goods
between this site and the applicant’s other site further afield.

As a result the highways impact will therefore be negligible.

The Councils Highways Engineer has also been consulted and has not raised any objection subject to
condition imposed on the previous application which restricted the use of the building to storage
purposes only to prevent any intensification of vehicular movements.

Therefore it is considered that the proposal could be accommodated without significant harm to the
existing highway network.

Landscape

The site has no statutory national landscape designation and forms part of a large field laid to pasture. A
young woodland block is located to the north. There is a single mature Oak tree to the south. There is a
farm complex at Hatherton Lodge Farm to the south east and a number of residential properties on
Hunterson Lane which adjoin the northern boundary of the field. Public right of way Hatherton FP8
crosses the site and would require diversion. There are other scattered residential properties and several
other public footpaths in the vicinity.



The proposed extension would extend the existing cold store to the east, approximately double the
existing footprint. In mitigation, a landscape scheme is proposed with a belt of tree and shrub planting
wrapping round the development to the south and east.

The submission is supported by the Landscape and Visual Impact Assessment (LVIA) provided for the
existing building with an addendum relating to the extension intended to be read as an appendix to the
original document.

The LVIA concludes that the development will slightly change the landscape character of the area. It
concludes the proposed package of mitigation will greatly reduce or remove the impact of the new and
existing buildings in the longer term.

The alternative locations examined for the building were considered to result in greater visual and
physical harm. It acknowledges that there would be a specific impact on users of Public Right of Way
Hatherton FP8 and that the footpath would require diverting to accommodate the building. It also
references impacts on other visual receptors including residential properties in the vicinity. Proposed new
landscaping would add to native tree and shrub cover, act to screen view and enhance the area. The
planting would also create new habitats and encourage biodiversity. All retained and new landscape
would be subject to management.

The Councils Landscape Officer has also been consulted who advises that she broadly agree with the
findings of the LVIA although it is important to be aware that whilst proposed new planting would help to
mitigate the visual effects of the building; this would take time to establish. She also advises that at a
pinch point to the north east corner, the proposed diverted route of the public footpath would run very
close to the building, leaving insufficient space for screen planting.

In the event of approval the landscape officer has suggested a landscape implementation condition and
a specific condition to secure a landscape management plan would be appropriate. Cladding and roof
colour should match the building to be extended. It would also be important to establish how any excess
spoil would be handled.

It is accepted that the proposal would clearly have some impact on the landscape as it seeks to develop
a section of land that is currently free from development and would sit forward of the confines of the
existing built form. It is also accepted that any landscaping would take some time to develop in which to
mitigate the visual impact of the extension.

However both the submitted LVIA and the Councils Landscaping Officer advise that the landscaping
scheme when fully established would provide suitable mitigation against the visual impacts of the
extension. Therefore whilst the most serve visual impacts will be felt at the beginning of the development,
this would be suitably mitigated over time. It is also accepted that some visual impact is inevitable as
Policy PG6 supports development that is essential to the expansion of an existing business.

Subject to conditions regarding landscaping, it is considered that the proposal could be accommodated
without significant landscape impact.

Trees

This application is supported by an Arboricultural Impact Assessment and Method Statement and a Tree
Survey Report and Tree Survey & Root Protection Areas plan. The statement is broadly in accordance



with the requirements of BS5837:2012 Trees in Relation to Design, Demolition and Construction —
Recommendations.

The application seeks to erect a cold store extension to an existing storage facility. The Arboricultural
Statement has identified 1 individual tree within the application site, 1 Oak of high quality (A Category)
and one group of mixed species of low quality (C Category).

The Councils Arborist is satisfied that the proposal will not present any significant implications for T1 Oak
tree; a section of proposed hard standing will extend slightly into the Root Protection Area (RPA) of T1.
BS5837:2012 makes provision and design recommendations for incursions into the RPA of trees (para
5.3.1 and 7.4.2) which has been addressed in the submitted report.

The incursions within the RPA of the Oak tree are relatively minor and taking into account the species
characteristics, age and the low impact expected caused by the development, in addition to the proposed
amelioration of the soil surrounding the tree, the Councils Arborist is satisfied that the tree will remain
viable in the long term subject to the condition requiring the development to be carried out in accordance
with tree protection measures.

Therefore no significant harm to existing tree stock.
Design

The proposed extension would attach to the existing extension to the eastern boundary of the site. It
would result in a similar projection to the existing extension and would have the same ridge height as the
existing extension. As a result the bulk and portions would not be out of character with the existing
buildings on site.

The appearance would also be identical to that of the existing extension being from green metal
cladding. This would not only ensure that the extension matches the appearance of the existing
extension but the green colour also assist to soften the visual impact of the proposal when viewed from
the wider setting.

Where the proposal is seen from the wider setting it would latest be read against the confines of the
existing development rather than an isolated structure.

Direct impact when viewed from the public right of way would occur given the close proximity but most of
this impact can be mitigated by the proposed landscaping. However a pinch point to the north east
corner of the proposed diverted route of the public footpath would run very close to the building, leaving
insufficient space for screen planting. Given that this represents a small area it is not considered that this
would warrant a refusal in its own right and this needs to be balanced against the benefits of the
proposal.

As a result it is not considered that the proposal would cause significant harm to the
character/appearance of the area.



Ecology

Breeding Birds

The Councils Ecologist has advised that any impact to breeding birds could be suitably mitigated by
condition which prevents any works taking place between 1st March and 31st August in any year, unless
a detailed survey has been carried out to check for nesting birds and condition requiring features for
breeding birds to be incorporated into the scheme.

Native species planting

Local Plan Policy SE 3(5) requires all developments to aim to positively contribute to the conservation of
biodiversity. Therefore if planning consent is granted the Councils Ecologist suggests a landscape
condition should be attached that includes the creation of a native species hedgerow along the building’s
east boundary.

The above conditions are considered both reasonable and necessary to mitigate the impact on breeding
birds. As a result the proposal could be accommodated without significant ecological impacts.

Flood Risk/Drainage
The application site is located within Flood Zone 1 according to the Environment Agency Flood Maps.

The Councils Flood Risk Team have been consulted as part of this application and their initial comments
advised that they raised no objection to the proposed development subject to drainage conditions and
requiring a Flood Risk Assessment (FRA). Since these comments an FRA has been provided for review
which has been deemed acceptable by the drainage team subject to condition ensuring compliance with
the FRA and requiring a drainage strategy.

United Utilities have also been consulted and have advised that they do not wish to comment on the
application.

Therefore subject to the acceptability of the FRA it would appear that any flood risk/drainage issues,
could be suitably addressed by planning conditions.

Public Right of Way (PROW)

The Hatherton FP8 runs through the north-eastern tip of the site and continues past the eastern
boundary. This will require diverting as a result of the proposal. As such a plan has been provided which
shows that the section of footpath to at the north-eastern tip of the site will be diverted further to the east
to the side of the proposed extension.

The Councils PROW Team have commented on the proposal and have raised no objection subject to
conditioning regarding the diversion methods/standards.

As a result the proposal would mitigate the impact to the PROW given the proposed rerouting.



Agricultural Land Quality

Policies SE2, SD1, SD2 advise that development should safeguard natural resources including high
quality agricultural land.

The National Planning Policy Framework highlights that the use of such land should be taken into
account when determining planning applications. It advises local planning authorities that, ‘significant
developments’ should utilise areas of poorer quality land (grades 3b, 4 & 5) in preference to higher
quality land.

In this instance an Agricultural Land Quality Survey has been provided. This concludes that all of the 1.4
ha site is classified as Grade 2 agricultural land.

The proposal would therefore result in the loss of Grade 2 agricultural land which weighs against the
proposal.

Economic Benefits

With regard to the economic role of sustainable development, the proposed development will help to
provide economic benefits through expansion of the existing business function, jobs in construction and
further economic benefits to the construction industry supply chain.

Other Issues

The majority of representation comments have been addressed above in the report. However a number
of issues remain which are now accessed below:

e Light pollution — Any lighting would require separate planning consent

e Landscaping for the earlier application has never been planted — This would not be a reason to
withhold planning permission. Issues regarding compliance with previous approvals should be
addressed by the Councils Planning Enforcement Team separately from this current application

e Photographs in the design and access statement are out of date — The case officer has visited the
site and has taken their own photographs of the site so has not been mislead in any way

e Will make worse existing power shortages — This is not a consideration relevant to the determination
of a planning application.

e Noise from the use — The site already operates as a cheese manufacturing, packaging and
distribution enterprise so some noise and disturbance would already occur and is it not expected that
this proposal to provide a storage area would make this significantly worse.

e Plan revised close to closing dates for comments — The revised plan related to the diversion of the
Public Right of Way only and has not affected the siting of the extension, thus no further consultation
was required.

e 27 batch of ecology comments relate to a different site — This was an admin error and has been
removed.



PLANNING BALANCE

The NPPF states that planning decisions should help create the conditions in which businesses can
invest, expand and adapt. Paragraph 80 emphasises that ‘significant weight’ should be placed on the
need to support economic growth and productivity. Paragraph 82 then goes onto state that;

‘Planning policies and decisions should recognise and address the specific locational requirements of
different sectors. This includes making provision for clusters or networks of knowledge and data-driven,
creative or high technology industries; and for storage and distribution operations at a variety of scales
and in suitably accessible locations’

The site lies in the Open Countryside as designated by the Adopted Cheshire East Local Plan, where
policy PG6 states that within the Open Countryside only development that is essential for the purposes of
agriculture, forestry, outdoor recreation, public infrastructure, essential works undertaken by public
service authorities or statutory undertakers, or for other uses appropriate to a rural area will be permitted.
Exceptions may be made for development that is essential for the expansion or redevelopment of an
existing business

In this instance the proposal relates to an existing business and it has been demonstrated in the
supporting statement that the extension is essential to the growth of this existing business. Therefore the
proposal is acceptable in principle from a pure land use perspective.

The benefits of the proposal would be the economic benefits through the expansion of the existing local
business, jobs in construction and further economic benefits to the construction industry supply chain.

The development would have a neutral impact upon, ecology, flood risk, highway safety, flooding, living
conditions and design contaminated land.

The dis-benefits would be the landscape harm, albeit this harm would be mitigated overtime by the
landscaping scheme and the loss of agricultural land.

Applying the tests within paragraph 11 it is considered that the benefits outweigh the dis-benefits. As
such, on balance, it is considered that the development constitutes sustainable development and should
therefore be approved.

RECOMMENDATION
Approve subject to the following conditions:

Time limit

Approved plans

Materials

Public Rights of Way scheme of management

Drainage strategy and management plan

Nesting birds survey

Feature for nesting birds

Landscaping scheme to include native species hedgerow along the building’s east boundary.
Landscaping scheme implementation

CoeNoaRLON =



10.Landscaping management scheme

11.The cold store building to only be used for storage purposes ancillary to the operation of
Laurel Farm

12.Details of how excess soil will be

13.Lighting details

14.Tree protection

15.Compliance with the FRA

16.Drainage strategy

In order to give proper effect to the Board's/Committee’s intentions and without changing the
substance of the decision, authority is delegated to the Head of Planning (Regulation), in
consultation with the Chair (or in her absence the Vice Chair) of Southern Planning Committee, to
correct any technical slip or omission in the wording of the resolution, between approval of the
minutes and issue of the decision notice.






