
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/JS

	Application No: 
	3/2006/0881/P

	Development Proposed:
	Outline application for agricultural worker’s dwelling at Brookside, Moss Side Lane, Thornley

	CONSULTATIONS: Parish/Town Council

	Parish  Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to compliance with the Council’s relevant policies concerning agricultural worker’s dwellings.

LCC Land Agency Manager – Considers that a “functional need” for an agricultural worker to be permanently present on site has not been established.  



	CONSULTATIONS: Nearby Residents

	Two letters have been received in which objections have been made to the proposal on the following grounds:

1.  This small agricultural enterprise does not justify the construction of a dwelling.  There are        existing properties in the vicinity which have recently been for sale.  

2.  A permission in this case would cause harm to the AONB and could set a precedent for other similar developments.  This would gradually erode the attractiveness of the AONB to residents and tourists.

3.  Numerous other points are made in the letters about matters such as the inadequate sanitary arrangements at the existing caravan, but these are not particularly relevant to the consideration of this outline application for a permanent dwelling.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy H2 - Dwellings in the Open Countryside.

Policy ENV1 - Area of Outstanding Natural Beauty.

SPG: Housing

Lancashire Structure Plan – Policies 5 and 12



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, H2, ENV1, SPG Housing and Structure Plan Policies 5 and 12 – no agricultural justification for a permanent dwelling, therefore the proposal would add to the over provision of residential development in the Borough, causing harm to the Urban Concentration Strategy, and would be detrimental to visual amenity. 



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to an area of approximately 10 acres (4 hectares) of agricultural land on the south side of Moss Side Lane, Thornley.  There are no other properties immediately adjoining the land, but there is a group of dwellings to the west of the site which are in Preston Borough.  The site is within the ANOB. 

The applicants purchased the land in May 2005, at which time there was already an agricultural building on the site for which planning permission had been granted in 2002 (2/02/0260/P).  There is now a 35ft static caravan sited next to the eastern side of the agricultural building. From information given by the applicants to the County Land Agency Manager, it appears that the caravan was brought to the site when the applicants purchased the land, at which time they sold there own house in Longridge.  It is claimed that the applicants, who have children, live half of the time in the caravan and the other half in Mrs Sanderson’ s parent’s home at Hill Top Cottages, Forty Acre Lane, Thornley, which is approximately 10 minutes away from the site.


The applicants use the land for agriculture on a small scale basis (it could not really be a large scale enterprise due to the very small area of land over which the applicants have control).  They have 150 free range hens which produce about 70 dozen eggs per week, of which about 25 dozen are sold and delivered locally, including 15 dozen to a local shop, with the rest of the eggs being sold at the farm gate.  They have five breeding sows, a small flock of sheep including 10 breeding ewes, and a small cattle herd comprising 5 cows, 1 heifer and 2 bullocks and 1 bull.

The application seeks outline planning permission for a house in approximately the position of the existing caravan.  In order for planning permission to be granted, a “functional need” for an agricultural worker to be present on the holding at all times, would have to be established and accepted by the Local Planning Authority.  The County Land Agency Manager does not consider that such a need exists.  As such, an outline planning permission for the dwelling would represent unjustified and inappropriate residential development in the open countryside contrary to Policies G5, H2 and ENV1 of the Local Plan, the Council’s Interim SPG Housing, and Policies 5 and 12 of the Structure Plan.  An outline planning permission for the dwelling in these circumstances would add to the existing significant oversupply of residential development in the Borough causing harm to the Urban Concentration Strategy as set out in the Structure Plan, and would also be to the detriment of the visual amenity of this AONB locality.  This, in my opinion, represents a sustainable reason for the refusal of the application.  

I also consider that a permission in this case could set an unfortunate precedent.  I consider this to represent a second sustainable reason for refusal of the application.  

I therefore consider that outline planning permission should be refused for the reasons outlined above. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 16 NOV 06





TELEPHONE CLLRS:   NO
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