Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/1112/P

	Development Proposed:
	Application to remove condition no. 7 (reference to S106 agreement within planning permission 3/1997/0641/P) to allow the property, Clark House Farm, to be used as residential dwelling.  Clark House Farm, Old Hive Lane, Preston, Lancashire, PR3 2GQ.



	CONSULTATIONS: Parish/Town Council

	Chipping Parish Council – No comments received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer – No comments received.

LCC Land Agent - I am of the view that the applicant has demonstrated that there is no requirement for the dwelling on the unit and that there is no requirement for the property subject to the agricultural occupancy condition (by section 106) in the area.  No objection in principal to the removal of this condition.


	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy H2 – Dwellings in the Open Countryside.

Policy H6 – Removal of Occupancy Conditions.

Policy ENV1 - Area of Outstanding Natural Beauty.

Core Strategy 2008/2028 - A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.


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

	The site is located 500m from the edge of the settlement boundary of Chipping on Old Hive Lane, and is within the Forest of Bowland Area of Outstanding Natural Beauty.  Permission was granted in 1997 for the erection of an additional Agricultural Workers dwelling on land adjacent to Clark House Farm, and the property Meadow Hey was constructed, and then occupied in 2000/2001.  When consent was granted for this new property, a section 106 was also placed on the existing dwelling (Clark House Farm), limiting its occupation to an agricultural worker.  This was in addition to conditions and the S106 limiting the occupancy of Meadow Hey.  This application seeks permission to remove Condition no. 7 of planning consent 3/1997/0641/P, and in a subsequent application revoke the S106 entirely, in order to lift the occupancy restriction on Clark House Farm to enable the applicant to sell it without any other restrictions and move house.  The justification proposed is that there is no longer a requirement for two agricultural workers dwellings on the site.  The County Land Agent, whose comments are outlined as follows, has assessed this matter.

The applicant’s family has occupied Clarke House Farm since 1941, when it was initially rented.  It was subsequently purchased, and the applicant and her husband took over the running of the farm operating a dairy and sheep business.  The applicant obtained planning consent for a second dwelling on the unit and the Lancashire County Council Property Group commented on this application in 1997 (application number 3/97/0641/P).  A copy of this report is attached to the comments on this application from the Land Agent at Appendix 1.  In addition to the agricultural enterprise, a farm waste recycling business is run from the site which involves collecting farm waste (in particular plastics) from other farms and collection centres, and returning it to Clarke House Farm, where it is sorted, baled and collected by another company.  As outlined by the applicant, the area of land occupied remains unchanged and consists of 100 acres (40 hectares) of owned land and 50 acres (20 hectares) of rented land.  At the time of inspection there were a total of 120 head of cattle, including 70 dairy cows, and there is also a flock of 100 breeding ewes.  The applicant is still a partner in the business with her role now relating primarily to clerical work, with the other partner carrying out most of the agricultural work, including milking and feeding.  In addition, there are three part time workers who are mainly involved in the farm waste recycling but also help out with the agricultural work when required.

Paragraph 55 of the National Planning Policy Framework provides some guidance concerning the provision of housing in rural areas and refers to the provision of homes where there is an essential need for a rural worker.  Annex A of PPS 7 also provided guidance concerning the provision of agricultural workers dwellings and the removal of agricultural occupancy conditions and is considered to remain relevant.  Therefore, when considering the removal of such conditions, it is necessary to consider requirements for a dwelling on the unit itself, but also in the locality.  In respect of the requirement for a second dwelling on the unit, the scale of the farming operations has in reality not changed since our earlier report dated 30 October 1997 (attached at Appendix 1), at which time it was considered that there was no requirement for an additional dwelling on the unit, and the County Land Agent considers that there is no reason to alter this view.  The current application demonstrates that the additional dwelling, Meadow Hey, was in essence not essential.

When considering the requirements for a dwelling in the area, this is typically carried out by a marketing exercise.  In terms of a marketing campaign, in order to satisfy the criteria within Local Plan Policy H6, Clarke House Farm was placed on the market in August 2011, with an asking price of offers in the region of £415,00.  Following an independent valuation, it was agreed that an asking price of £360,000 was more appropriate, taking into account a 30% reduction from unrestricted market value.  The Land Agent was advised on site that the applicant is genuinely eager to sell the property in order to relocate and the property has been marketed for in excess of 12 months.  During this period of time, the property has been advertised at an agreed price in both the local newspaper and the Farming Press, a For Sale board has been erected, and a questionnaire has also been sent out.  In general, I consider the marketing campaign to be acceptable.

Taking all the above into account, I am of the view that the applicant has demonstrated that there is no requirement for the dwelling on the unit and that there is no requirement for the property subject to the agricultural occupancy condition (by section 106) in the area.  As such, the principle of allowing an unrestricted residential use at this property is therefore considered acceptable in accordance with the relevant Policies, and I recommend the removal of the Condition in question.



	SUMMARY OF REASONS FOR APPROVAL:

	On the basis of the information submitted, the Council is satisfied that there is no requirement for a second dwelling on the holding.  The applicants have advertised the property at an agreed price, and the Council are satisfied that the marketing campaign has demonstrated that there is no need for this dwelling in the area.



	RECOMMENDATION: That Condition no. 7 of 3/1997/0641/P be removed.


For the avoidance of doubt, another planning condition on the decision notice for 3/1997/0641/P enable the occupancy of Meadow Hey to be restricted to an agricultural worker so this remains the same (see Condition 4).
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