
Allerdale Borough Council 
Planning Application 2/2018/0018

Proposed 
Development:

Erection of a dwelling associated with agricultural contracting 
business

Location: Roblan
Bolton Wood Lane
Wigton

Applicant: Mr R Turner

Recommendation: REFUSE

Summary/Key Issues

Issue Conclusion

Principle of 
development The application site is located in the open countryside outside any 

defined settlement limit. The information provided has not 
demonstrated that there is an essential need for a rural worker to 
live permanently at or near to their place of work to meet the 
functional requirements of the business.  

The Local Planning Authority considers the proposed dwelling 
constitutes an inappropriate, non-essential form of residential 
development in the open countryside outside of the defined 
settlement limits and would therefore be contrary to the
provisions of Policies S3 and DM2 of the Allerdale Local Plan
(Part 1) Adopted July 2014 and paragraph 55 of the National 
Planning Policy Framework. 

Proposal

The proposal is for the erection of a dwelling associated with an agricultural contracting 
business. The application has been made in full, and the submitted plans show a single 
storey three bedroom dwelling of part stone, part render external appearance. The 
proposed dwelling would be located to the south east of the existing buildings used for 
the storage of agricultural contracting machinery/equipment and would utilise an existing 
access that serves the business.    



Site

The application site relates to a small field laid to grass and extends to 0.08ha. The field 
is bounded by hedgerow to the front and rear and to the southern boundary. The site is 
open to the northern boundary where it adjoins the buildings associated with the 
agricultural contracting business. To the immediate north of this commercial building is 
the residential property Roblan, which is occupied by the applicant’s parents.  Some 
mature trees are located within the hedge line.  The application site lies in the open 
countryside, to the south of a small cluster of dwellings and the aforementioned 
agricultural contractors business that extend south from Bolton Wood Lane Farm. The 
village of Bolton Low houses lies 2km to the west and Wigton is 4km north.

Relevant Policies

National Planning Policy Framework 
Supporting a prosperous rural economy
Promoting Sustainable Transport
Delivering a wide choice of high quality homes
Requiring good design 
Meeting the challenge of climate change, flooding and coastal change 
Conserving and enhancing the natural environment 

Allerdale Local Plan (Part 1), Adopted July 2014 
Policy S1 - Presumption in favour of sustainable development 
Policy S2 - Sustainable development principles Policy 
S3 - Spatial Strategy and Growth 
Policy S4 - Design principles 
S7 – A mixed and balanced housing market
S22 – Transport Principles
Policy S29 - Flood Risk and Surface Water Drainage 
Policy S32 - Safeguarding amenity 
Policy S33 – Landscape
Policy DM2 - Rural workers dwellings 
Policy DM14 - Standards of Good Design 
Policy DM17 – Trees, Hedgerows and Woodland

Relevant Planning History

2/2018/0039 – Extension to existing implement shed, decision pending.

Representations

Boltons Parish Council – no objection
Fire Service – no objection.
United Utilities – no objection. Foul and surface water to be drained separately. Surface 
Water to follow the drainage hierarchy. 
Highways Authority – request further details of the existing access construction. 
Environmental Health – recommend conditions for contaminated land and a tie to the 



existing agricultural use adjacent. 
The application has been advertised by neighbour letter and site notice. No 
representations have been received to date. 

The application has been called in by Cllr Grainger.

Main Issues:

Principle of the Development

The National Planning Policy Framework (NPPF) requires that local planning authorities 
identify sufficient deliverable sites to provide five year supply of housing against their 
housing requirements. Allerdale Borough Council issued a 5 year Housing Supply 
Statement in June 2017, which concluded that it is able to demonstrate a 5.3 year supply 
of deliverable housing, which includes a 20% buffer allowance due to a record of under-
delivery. Demonstration of a five year supply of deliverable housing sites means the 
policies for the supply of housing contained within the Local Plan are considered to be 
up-to-date, in accordance with paragraph 49 of National Planning Policy Framework. The 
policy framework for the supply of housing within the plan area is set out in Policy S3 - 
Spatial Strategy of the Allerdale Local Plan Part 1 (ALPP1). 

Policy S3 seeks to concentrate the necessary new housing development in identified 
towns and villages in accordance with a settlement hierarchy. The application site lies 
within the open countryside and therefore does not form part of the identified settlement 
hierarchy to accommodate additional new build dwellings. 

Policy S3 highlights that proposals outside defined settlements will be limited to certain 
circumstances identified in criteria (a) to (j). This application has been submitted on the 
basis of criteria (a), housing essential for rural workers in the operation of a rural based 
enterprise. 

Policy DM2 of the ALPP1 provides more specific advice on the assessment of such 
applications. Policies S3 and DM2 reflect national guidance within paragraph 55 of the 
NPPF which states that, ‘Local planning authorities should avoid new isolated homes in 
the countryside unless there are special circumstances such as; (1) the essential need 
for a rural worker to live permanently at or near their place of work in the countryside; or 
(2) where such development would represent the optimal viable use of a heritage asset 
or would be appropriate enabling development to secure the future of heritage assets; or 
(3) where the development would re-use redundant or disused buildings and
lead to an enhancement to the immediate setting; or (4) the exceptional quality or 
innovative nature of the design of the dwelling.

Therefore to demonstrate compliance with policy S3 (a) and DM2, it must be 
demonstrated that:

 The proposal relates to a ‘rural worker’ such as those directly employed in 
agriculture, forestry, or other land based industries.

 There is an ‘essential’ need for that rural worker to live permanently at or near 



their place of work. 

Such dwellings will only be permitted where they relate to a business unit that is 
established and profitable (for at least three years) and that it has been demonstrated 
that no other buildings or dwellings locally, could fulfil the need. 

Workers associated with agricultural contracting businesses are not generally considered 
to be ‘rural workers’ in that the business itself, whilst providing a service to land based 
industries, is not in itself a land based industry. Such businesses are not directly 
dependent or tied to a particular area of land, but can be located within and serve a wide 
farming area. However, it is acknowledged that on a number of similar proposals for 
dwellings for agricultural contracting workers, Members of the Development Panel have 
reached a different view on this matter and have supported a number of such schemes: 
(2/2015/0160 near Newton Arlosh, 2/2016/0494 near Bridekirk and 2/2017/0181 near 
Boltongate). 

Having regard to these previous decisions, where it is accepted that an agricultural 
contracting business requires a ‘rural worker’ as required by policies S3 and DM2 of the 
ALPP1, it remains necessary in each case to assess whether it has been demonstrated 
by the applicant that there is an essential need for a rural worker to live permanently at, 
or near to their place of work. 

The applicant’s submission is summarised as follows: 

 The applicant operates the agricultural contracting business with his 
father as a joint venture. The applicant’s parents live adjacent to the 
agricultural contracting business at ‘Roblan’.

 The applicant lives in Wigton and commutes on a daily basis, often from 
early morning, until late at night depending on the season and with the 
business reliant on the farming community.

 The applicant’s presence on site would be beneficial to the long term 
sustainability of the business, being able to respond quickly to the needs 
of their customer base as his father approaches retirement from the 
business. 

 The business provides specialist services to the farming community and 
there is a need to keep plant and equipment up to date, regularly 
investing in the purchase of new equipment to take account of modern 
farming techniques and consequently there is high value machinery on 
site. 

 The opportunity to build a dwelling on the land that is in the ownership of 
the family will greatly reduce the cost of building and therefore make the 
business more financially sustainable long term. 

 There are no buildings on site that can be converted or adapted to 
become a dwelling. 

 An indicative build cost is £90,000 and will be less to mortgage than the 
current rent being paid and as such make the existing business more 
sustainable. 



A functional test is used to establish whether it is essential for the proper functioning of 
the business for one or more workers to be readily available on site at most times. The 
information provided with the proposal does not demonstrate that there is any essential 
need for a worker to be available on site at this business. Whilst the working hours may 
be long at times to reflect farming practises, there is no essential requirement for workers 
to be on hand day and night to deal with distressed livestock, for example. The 
submission refers to the high value of the machinery kept on site, however, security 
reasons are not often sufficient grounds alone to justify the need for rural workers 
dwellings and no information has been provided to suggest that security problems have 
arisen at this site in the past. In this instance, there is already a worker present on site 
(the applicant’s father) and the proximity of neighbouring houses would act as some 
deterrent in security terms, therefore there appears to be no justification for a second 
workers dwelling. 

The supporting information indicates that the applicant currently lives in Wigton, which is 
approx. 4km away and approx. a 10 minute commute. Given such a short distance, it is 
difficult to establish from the information provided, why the functioning of an agricultural 
contracting business would be harmed in any way by an associated worker being located 
at this distance from the business, even where assistance is required at short notice.  

As such, whilst the information provided by the applicant confirms that it would be 
desirable and beneficial to them to be located on site, it is not considered that there has 
been demonstrated an essential functional need for a second workers dwelling to be 
located at or near this business. 

If a case had been made, then it is accepted that no other buildings on site could be 
converted to meet this need. However, no information has been provided by the applicant 
to demonstrate that there are no existing dwellings within the locality that could provide 
the requested accommodation. 

The applicant indicates that the business has operated in the region of 40 years. No 
information has been provided on the economic viability of the business, although it is 
assumed that this would be forthcoming, if an essential need for the proposal had been 
demonstrated. 

The proposed dwelling would be of a moderate scale, although limited information has 
been provided to demonstrate that the size, cost and construction would be 
commensurate to the functional requirements of the business. It is assumed that this 
would be forthcoming, if an essential need for the proposal had been demonstrated.

To conclude on this main issue, Officer’s consider that the information provided with the 
application is not sufficient to demonstrate that there is any essential need for a further 
worker associated with this agricultural contracting business to be located at or near their 
place of work. In this case, which differs from those previously considered by Members 
under applications 2/2015/0160 near Newton Arlosh, 2/2016/0494 near Bridekirk and 
2/2017/0181 near Boltongate most notably because there is an existing worker already 
present on site, and there is no information to suggest that the functional needs of this 
business would be harmed by not allowing a workers dwelling at this location, with or 
without the presence of the existing residential dwelling Roblan. 



Sporadic and non-essential housing development within the open countryside is 
inherently unsustainable and results in the encroachment of the built form into the open 
countryside. The proposal as submitted is considered to be contrary to policies S3 and 
DM2 of the ALPP1.  

Other Material Considerations

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that planning 
decisions must be taken in accordance with the development plan unless material 
considerations indicate otherwise. As outlined above, the proposal is considered to be 
contrary to policies S3 and DM2 of the ALPP1. Regard has been had to a number of 
decisions by the Council relating to similar proposals over the last few years, where 
permission for dwellings associated with agricultural contracting businesses have been 
granted. Each case must be determined on its individual planning merits. There are 
notable differences between the current proposal and those previously considered. In 
relation to the applications at Bridekirk and Newton Arlosh, whilst agricultural contracting 
formed part of the business, in both cases, there were more traditional agricultural 
practices taking place also, (namely managing livestock). The previously approved 
scheme at Boltongate shares more similarities with the current proposal, but it did not 
involve a second workers dwelling. Having considered these previous decisions as a 
material consideration, they are not considered to outweigh the conflict with policy 
outlined above. 

Other Issues:

Access and Parking

It is noted that the Highways Authority has requested further information relating to the 
construction of the existing access to be utilised. Having visited the site, it is Officer’s 
opinion that the existing access would be suitable to serve an additional dwelling, having 
regard to the visibility achievable and the low levels of traffic using this country lane. No 
further information has therefore been requested in this respect. 

Drainage

The proposal indicates a package treatment plant for disposal of foul drainage and 
connection to watercourse for the disposal of surface water. It is considered that the 
appropriate disposal of foul and surface water could be adequately dealt with by 
condition. 

Contaminated Land

Environmental Health colleagues recommend conditions in this respect, should planning 
permission be granted. 

Trees and Hedgerows

The site is bounded by hedgerow to three sides and there are a number of mature trees 
positioned within the hedgerow to the front. Given the layout proposed, it is not 
considered that the proposal would raise conflict with these trees and no hedgerow would 



require removal given the use of the existing access. As such, the proposal is considered 
acceptable having regard to policy DM17 of the ALPP1. 

Local Financial Considerations

Having regard to S70 (2) of the Town and Country Planning Act, the proposal would have 
financial implications relating to New Homes Bonus and Council Tax Revenue.

Conclusion

The proposal would constitute non-essential housing development in the open 
countryside, which would be inherently unsustainable and result in the encroachment of 
the built form into the open countryside, contrary to policies S3 and DM2 of the Allerdale 
Local Plan and Paragraph 55 of the NPPF. No material planning considerations are 
considered to outweigh this conflict with both local and national policy and therefore the 
application is recommended for refusal.



Annex 1

Reason for refusal

The proposed dwelling constitutes an inappropriate form of non-essential residential 
development within the open countryside, outside of any defined settlement limit.  
The proposal is therefore contrary to the Policies S2, S3 and DM2 of the Allerdale 
Local Plan (Part 1) Adopted July 2014 and paragraph 55 of the National Planning 
Policy Framework.

Proactive Statement

Application Refused Following Discussion – Where there is no Way Forward

The Local Planning Authority has acted positively and proactively in determining this 
application by identifying planning policies, constraints, stakeholder representations and 
matters of concern with the proposal and discussing those with the Applicant.  However, 
the issues are so fundamental to the proposal that it has not been possible to negotiate a 
satisfactory way forward and due to the harm which has been clearly identified within the 
reason(s) for the refusal, approval has not been possible.

Notes to Applicant: None






