
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2008/1029/P

	Development Proposed:
	Construction of 2 No agricultural workers dwellings, extension of farm track and alterations to access and parking layouts at Withgill Farm, Mitton, Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects to the application on the grounds of the retrospective need for creeping development on this scale.  If it is essential to have full time staff and their families occupying four large detached dwellings, in addition to the 10 other workers in shared accommodation on site, it was surely imprudent to expand the herd from 1120 to 1950 before arrangements had been made.  What next?  The Council suggest that alternatives to the proposal have not been addressed.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Land Agency Manager – Does not consider that the operational requirements of this unit justify two additional agricultural workers dwellings.  He also says that, in any event, the proposed dwellings far exceed the size of the existing agricultural workers dwellings such that their size is not commensurate to their function and, accordingly, is contrary to both local plan policy and national planning policy requirements.  



	CONSULTATIONS: Additional Representations

	A letter of support for the application has been received from the veterinary practice responsible for the dairy herd at Withgill Farm.  The vet says that the burden of healthcare on the farm is considerable and that the proposed two additional dwellings would be a benefit during the veterinary tasks that they undertake at the farm by ensuring skilled assistance from the herdsmen at all times.  

Three letters have been received from the residents of Withgill Fold.  It is stated on one of the letters that it is written on behalf of the owners/occupiers of 16 properties at Withgill Fold.  The objections comprised in the letters are summarised as follows:

1.
In 2000 the applicants stated that they did not foresee the need for any additional dwellings required on site to accommodate the increase in labour.  

2.
When the applicant justified the construction of the second herdsman’s house in 2007, he would know that the herd was to grow to the current 1950 cows.  

3.
In considering the second agricultural workers dwelling to be justified, the County Land Agency Manager said that he would not see the justification for any further dwellings.  He has, however, already deviated from this view by supporting the application for the large dwelling to house the farm labourers. 

4.
Where will the expansion of this enterprise end, will there be more accommodation for more cattle followed by more herdsmen’s houses, what happens if the enterprise fails?

5.
The proposal to take access on to the existing track that serves Withgill Fold (that is also a public footpath and a bridleway) will be detrimental to highway safety including the safety of pedestrians, including children.  It should be possible to improve the existing access to the farm in order to protect the safety of children who may live in the dwellings at the farm.

6.
The applicant already causes nuisance to nearby residents by not adhering to previously agreed restrictions relating to plant movement, noise and light.  



	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 H5 - Proposals for New Agricultural or Forestry Workers Dwellings.



	POLICY REASONS FOR REFUSAL:

	Policies G5, H2 and H5 – the essential need for skilled herdsmen to be resident at the farm is already satisfied by existing dwellings. Policies G1 and ENV2 – as the dwellings are not essential for agricultural purposes, they represent unnecessary and inappropriate development to the detriment of the appearance of the locality.



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

	Withgill Farm extends to 350 hectares (865 acres) of agricultural land which has remained the same for many years.  The farm operates a dairy herd enterprise keeping a herd of 1950 dairy cows.  

There are 16 manual employees who are involved with daily management requirements of the dairy herd, in addition to two herdsmen who both act in a managerial and ‘hands on’ capacity.  Mr David Barnes directly oversees the whole operation also adopting a ‘hands on’ approach.  

There are four dwellings associated with this agricultural operation as follows:

1.
The farmhouse at Bashall Town Farm occupied by Mr David Barnes.

2.
Agricultural workers dwelling at Withgill Farm granted planning permission under reference 3/1993/0796/P.

3.
Agricultural workers dwelling at Withgill Farm granted planning permission under reference 3/2005/1011/P.

4.
Agricultural workers dwelling at Withgill Farm to replace five mobile homes granted planning permission under reference 3/2008/0006/P.

This application seeks planning permission for the erection of two further agricultural workers dwellings as follows:

1.
A detached three storey dwelling with a two storey extension with a combined external floor area of 328m2 including 55m2 comprising a garage and utility room.

2.
A detached two storey dwelling with a single storey extension with a combined floor area of 263m2 of which 55m2 comprises a garage and utility area.  

The dwellings are to be sited adjacent to the existing agricultural workers dwellings approved at this farm.

The Land Agency Manager has considered the application in relation to the requirements of Policy H2 of the Local Plan and Annex A of PPS7.  He has concluded that the operational requirements of this unit do not justify two additional agricultural workers dwellings.  

In the light of the Land Agency Manager’s conclusion, the application is unacceptable in principle. It is also considered that the proposed dwellings are excessively large for their intended function and are therefore in any event, contrary to Policy H2 of the Local Plan.  Finally, as they are not essential for agricultural purposes the dwellings represent unnecessary and inappropriate development to the detriment of the appearance of the locality which is outside the Forest of Bowland Area of Outstanding Natural Beauty but close to its boundary.

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



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














