Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2007/0266/P

	Development Proposed:
	Erection of farm worker’s dwelling (substitution of house type) at Withgill Farm, Mitton, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations.

	A letter of “no objection” has been received from a nearby resident.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

Policy H2 - Dwellings in the Open Countryside.

Policy H3 - Agricultural Workers Dwellings.

Policy H4 - Occupancy Conditions.

Policy SPG – “Agricultural Dwellings Siting, Size and Design”



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

	Withgill Farm is situated in the open countryside, with the complex of buildings located some 150m to the east of the highway, Whalley Road, which serves the site.  The residential development of Withgill Fold is located to the south east of the farm complex.

Application 3/2005/1011/P sought planning permission for a second agricultural worker’s dwelling at this farm.  It was considered that there was sufficient agricultural justification for the dwelling, and planning permission was granted, subject to conditions, in May 2006.


The approved dwelling is to be sited on the southern edge of the complex between the existing building and the dwellings in Withgill Fold.  It is a two storey, three bedroomed house of stone construction and a slate roof with plan dimensions of 10.4m x 6.6m.  No work has been carried out on the construction of the approved dwelling.  

It is stated in the submitted Design and Access Statement that, since the planning permission was granted, an assistant herdsman has been recruited, whose personal circumstances are that he has a wife, three children and a dependent mother-in-law.  Accordingly, the applicant’s agent states that the approved agricultural worker’s dwelling, which has three bedrooms would provide insufficient accommodation to meet his needs.

Planning permission is now, therefore, sought for an amended house type within the same curtilage as originally approved.  The dwelling now proposed is a two storey, four bedroomed house in ‘L’ shaped form comprising a main two storey element measuring 13.6m x 6.9m with an attached pitched roofed garage of 7m x 6m.  The external material would remain stone with a slate roof. 

An agricultural worker’s dwelling of this size and design (with very minor alterations) has been approved at Higher High Field Farm, Slaidburn which is within the AONB (3/2006/0586/P). 

Given this precedent, and as I consider the amended house type to be acceptable for Withgill Farm, in any event, I have no objections to the application subject to the same conditions as those imposed on the original planning permission.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed dwelling is essentially required for the efficient operation of this intensive dairy enterprise and would not have any detrimental effect upon the appearance of the locality or the amenities of nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














