
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2009/0261/P

	Development Proposed:
	Resubmission of outline application for a farm worker’s dwelling including siting, with all other matters reserved, at The Old Dairy Farm, Chaigley 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 

Land Agency Manager (Rural Estate) – My previous report in relation to 3/08/0703/P accepted that I considered there to be a functional need for two workers to be readily available at most times but raised concerns in respect of the other criteria of Annex A of PPS7 – in particular criteria 4 of para 3 of Annex A.  

Further to my assessment of the current application I have the following comments:

1.   Whilst there has been a dispute between the applicant and his landlord there does appear to be other properties available.

2.    My previous report raised concerns in respect of the financial test and whilst I appreciate that family members have been operating a business from the site for a number of years this by itself does not satisfy the financial test.  I am not convinced that the business has a clear prospect of remaining financially sound and I do not consider the financial performance of the business capable of supporting two full time workers who are capable of financing the provision of an additional dwelling.

The above observations remain the same following rebuttal information from the applicants.  



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H2 - Dwellings in the Open Countryside.

Policy H3 - Agricultural Workers Dwellings.

PPS7 – Sustainable Development in Rural Areas.  



	POLICY REASONS FOR REFUSAL:

	G5, ENV1 and H2 of Ribble Valley Districtwide Local Plan and PPS7 – Lack of agricultural justification resulting in further development to the detriment of the visual amenities of the AONB.



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

	This is a resubmission of a previously refused scheme seeking outline consent for a second farm worker’s dwelling to support the farming enterprise at the Old Dairy Farm, Chaigley.  The proposal is to construct a dwelling on land adjacent to the farmhouse with the site lying within the Forest of Bowland Area of Outstanding Natural Beauty.

Given that the site lies outside any identified settlement boundary the only forms of residential development considered appropriate under the provisions of Policy H2 of the Districtwide Local Plan are those essential for the purpose of agriculture, conversions or local needs housing.  The dwelling is put forward as a farm worker’s dwelling and thus the views of the Rural Estates Manager at LCC have been sought to establish whether it is essential for the purposes of agriculture.  His comments are briefly outlined earlier within this report and he remains of the same opinion as in respect of the previously refused scheme.  Whilst he has made reference to the dispute that has resulted in the applicant being made homeless, he considers there are other available properties that would meet the functional need.  There has been correspondence received from the applicant’s agent following the initial consultation response of the Rural Estate Officer to counter this but he remains of the opinion that there are existing properties available which can meet the functional need and does not feel that there is a substantive reason provided why Mr Thwaite could not continue to occupy one of these. 

The initial consultation response also questioned whether the business had a clear prospect of remaining financially sound.  In addition it was not considered that the financial performance of the business was capable of supporting two full time workers or capable of financing the provision of an additional dwelling.  Again there has been rebuttal information provided in respect of additional accounts information but the advice the Council has received from the officer at LCC is that concern remains as to whether the criteria of the financial test are met.  Therefore, on the advice of the Rural Estates Officer I must conclude that the scheme does not meet the financial criteria as set out in Annex A of PPS7 and the principle of such an unjustified dwelling would be unacceptable when measured against Policies G5 and H2 of the Ribble Valley Districtwide Local Plan.

The application is made in outline with approval for matters of access, layout and scale being sought at this time.  In respect of access the submitted Design and Access Statement indicates that as a result of the proposed location being adjacent to the farmhouse the development will be able to use the existing farm access off the unclassified road.  No further details are provided but the County Surveyor has not raised any objections to the proposal.

As regard to layout the submitted plan denotes the footprint of a building set to the north west of the existing farmhouse with proposed curtilage area surrounding it.  The scale of the development is restricted to single storey with a footprint of 120m2  and eaves height of 2.5m/ridge height of 5m which would allow for a three bedroomed bungalow.  In assessing these aspects of the proposal I am mindful of the guidance offered in the supporting text of Policy H2 and comments made in relation to the last submission on this matter.  There is a requirement that the dwelling should have a limited impact on the landscape and it was concluded under a previous submission that a single storey unit adjacent to the existing two storey farmhouse would not have a significant visual impact on this area of the Area of Outstanding Natural Beauty.  Therefore, notwithstanding the fact that the supporting text to H2 makes clear that dwellings should normally be of two storey construction I consider it would now prove unreasonable to raise an objection to the scale of the development given that this was considered acceptable under the last submission.  The Rural Estates Officer has again made reference to the fact that the dwelling could be providing a retirement home which PPS7 specifically advises against and this relates back to comments made in the agricultural appraisal submitted in relation to 3/08/0703/P which goes into some detail about the age of Mr and Mrs Thwaite and the personal circumstances associated with their daughter.  However, whilst the provision of a single storey dwelling would appear to ease the personal circumstances, again I consider it would be unreasonable to now raise issues that were not cited as significant in the previous submission and for which no new/additional information has been submitted under this particular application.  For these reasons it is considered that the layout and scale are acceptable.

Therefore, having carefully considered all of the above and notwithstanding the various rebuttal information submitted by the applicant’s agent, I consider that the scheme does not meet the relevant tests of PPS7 and as such the scheme should be resisted.  



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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