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	N/A
	

	Officer:
	JM
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSAL

	

	Development Description:
	Removal of Condition 5 (Occupancy) and 6 (Residency) of planning permission 3/2007/0252.

	Site Address/Location:
	Woodfold Park Stud Woodfold Park Mellor

	

	CONSULTATIONS: 
	Parish/Town Council

	No observations

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Agricultural Adviser – Concludes that insufficient marketing and evidence of alternative use to justify removal of the conditions

	CONSULTATIONS: 
	Additional Representations.

	One letter which considers there is still a justification and if approved would lead to the granting of a large dwelling without justification contrary to Policy. Other equine businesses could use the building. Approval would increase the value of the property and set a precedent

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

DMS1: Development Strategy
DMG2: Strategic Considerations
Key Statement EN1: Green Belt


	Relevant Planning History:

3/2006/0302- Dwelling AC
3/2007/0252- Substitution of House Type-AC


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Location:

The dwelling is situated in the Green Belt and open countryside  and near the entrance to Woodfold Park with a separate access point. 


	Proposed Development for which consent is sought:

Consent is sought for the removal of condition 5 and 6  which restricted the use of the dwelling to be occupied only by the manager of the proposed stud farm and his or her family. Condition 6 limited the overnight accommodation to being used only by the owners of individual horses and sleeping accommodation on a temporary basis. The applicant considers there is no requirement for the conditions due to the business no longer operating at a viable  level. 

	Principle

The main issue is whether there is a justification for the removal of the conditions. In assessing the application account has to be taken as to whether the dwelling has been marketed for a reasonable time and reflected the market value for such a use. No evidence has been submitted in relation to either case.

It is possible to remove an agricultural occupancy condition though the applicant will first need to demonstrate certain things. This includes adducing evidence that the property has been marketed for sale or rent, at a substantially reduced price, to agricultural workers in the area for a significant period of time. No such information has been submitted other than a brief planning statement relating to the economic circumstances and the unsustainability of the existing business.

For example, this includes evidence of demand or lack of demand for agricultural dwellings in the area, asking price or rent of any vacant agricultural dwellings in the same neighbourhood and details of the history of the site. 

In this context, it is clear that in order to safeguard the countryside from future encroachments there is a need to retain existing agricultural workers dwellings to serve the needs of that sector of the population, even if there is no longer agricultural justification for the dwelling upon the farm for which it was built. It is therefore clear that agricultural occupancy conditions should only be removed where the long term needs for such a dwelling can be explicitly proven to no longer exist.

Planning applications for the removal of agricultural occupancy conditions should be accompanied by relevant information so the Council can make a rational assessment of the long term needs for the agricultural workers dwelling, both on the particular farm and in the locality. The onus for the provision of this information lies with the applicant. Normally details should accompany an application and comprise information such as  a statement from an agricultural consultant assessing the existing viability of the farm and its continuing need for an agricultural workers dwelling. A statement/ evidence of the methods employed to dispose of the dwelling and include evidence of how the property has been advertised for sale as an agricultural workers dwelling including method, length of time. Adverts in relevant papers or farming magazines such as, the Farmers Guardian or Farmers Weekly and the local press. Any sales literature and advertisements should clearly refer to the agricultural occupancy condition. The sales price of the property should reflect the restrictive nature of the agricultural occupancy condition. Copies of all advertisements and details of all enquires from prospective purchasers (including occupancy and place of work) should be retained and submitted as part of the statement.

It is evident that no such information has been submitted to allow a full consideration  and that a recommendation of refusal is inevitable. This is supported by the view of the Councils external adviser in relation to the application.



	Residential Amenity:

None


	Visual Amenity:

None


	Observations/Consideration of Matters Raised/Conclusion:




	RECOMMENDATION:
	That planning consent be refused
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