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Item No: 01 
Application No.  
Site No. 

S.17/0679/OUT 
PP-05928326 

Site Address  Appleridge Farm, Stone, Berkeley, Gloucestershire 
 

Town/Parish  Ham And Stone Parish Council 
 

Grid Reference  366884,195819 
 

Application 
Type 

Outline Planning Permission  
 

Prop osal  Erection of agricultural workers dwelling. 
 

Recommendation  Refusal 
Call in Request  Councillor Gordon Craig 
   

 
 
 

  
Applicant’s 
Details 

Mr & Mrs Martin Jenkins 
Appleridge Farm, Stone, Berkeley, Gloucestershire, GL13 9LJ 
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Agent’s Details  David James & Partners Ltd 
Well House, The Chipping, Wotton-under-Edge, GL12 7AD,  

Case Officer  Gemma Davis 
 

Application 
Validated 

29.03.2017 

 CONSULTEES  
Comments  
Received  

Planning Strategy Manager (E) 
Robert Fox (E) 
 

Not Yet 
Received  

Parish / Town 
 

Constraints  SAC SPA 7700m buffer     
 

 OFFICER’S REPORT  
 
MAIN ISSUES 
o Background and enterprise 
o Functional need 
o Labour 
o Financial viability 
o Other dwellings 
o Landscape  
o Residential amenity  
 
DESCRIPTION OF SITE 
The application site is located at Hystfield to the west of Stone.  The site comprises a farm 
comprising over 200 cattle.  It is the applicant's intention to increase this over the next 18 
months.  The farm business currently owns 107 acres and rents a further 59 acres. 
 
The site is not affected by any sensitive landscape designation. 
 
PROPOSAL  
The application seeks outline permission for the erection of an agricultural workers dwelling.  
The appearance, landscaping and layout have been reserved for future consideration.   
 
REVISED DETAILS  
N/a  
 
MATERIALS  
Walls:   Stone 
Roof:   Clay tiles 
Doors/windows: Timber  
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REPRESENTATIONS 
Statutory Consultees :  
The Council’s Environmental Health Officer has recommended standard conditions and 
informatives should planning permission be forthcoming.   
 
The Councils Senior Contaminated Land Officer has requested that a contaminated land 
watching brief condition is applied should planning permission be forthcoming.   
 
No comment has been received from Ham and Stone Parish Council subject to the request to 
call in to Development Control Committee.   
 
Public :  
Two letters of support received.   
 
NATIONAL AND LOCAL PLANNING POLICIES  
National Planning Policy Framework. 
Available to view 
at:http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf 
 
Stroud District Local Plan. 
Policies together with the preamble text and associated supplementary planning documents 
are available to view on the Councils website: 
https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015_low-res_for-
web.pdf 
 
Local Plan policies considered for this application include: 
 
CP1 - Presumption in favour of sustainable development. 
CP2 - Strategic growth and development locations  
CP3 - Settlement Hierarchy. 
CP14 - High quality sustainable development. 
CP15 - A quality living and working countryside. 
EI5 - Farm enterprises and diversification  
ES3 - Maintaining quality of life within our environmental limits. 
ES6 - Providing for biodiversity and geodiversity. 
ES7 - Landscape character  
ES8 - Trees, hedgerows and woodlands. 
ES12 - Better design of places. 
 
These policies support new dwellings in rural areas provided there is an essential need for 
rural worker; the siting, design and materials are appropriate and sympathetic and 
complement the landscape character; the amenities of neighbouring occupiers are 
preserved; and highway safety is maintained.  In this instance, the application seeks to 
establish the principle of the development and access to the site.   
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BACKGROUND AND ENTERPRISE  
The farm is a dwelling, holiday let, agricultural and equestrian buildings and 106 acres in a 
ring fence.  The land associated with the enterprise is laid to grass.  A further 40 acres of 
land and livestock building is rented by the applicant annual arrangement, and a further 20 
acres is rented from the Berkeley Estate on a Farm Business Tenancy which to date has 
expired, however rolling on year by year.   
 
The enterprise runs the Appleridge herd of pedigree Hereford Cattle.  The overall aim is to 
build up the quality of the breeding stock by increasing the Estimated Breeding Value (EBV) 
which amounts to a genetic measurement.   
 
The partnership undertakes mowing and bailing for local farmers and in addition looks after a 
neighbours suckler herd and beef cattle. 
 
As part of the 106 acre land, 22 acres of the holding is a yard for equestrian purposes.  
These 12 stables with facilities and grazing are let on a DIY livery basis.  The site also 
includes the use of two outdoor arenas by separate arrangement. 
 
In addition to the agricultural and equestrian enterprise, there is a holiday let which is 
positioned in close proximity to the farmhouse.   
 
FUNCTIONAL NEED  
Permission is being sought to erect an agricultural workers dwelling on the site to 
accommodate a stockman in connection with the farm business.  The principle of a dwelling 
at this location must be justified with regard to an essential functional need.   
 
Clause 28 of the NPPF states that local planning policy should promote the development and 
diversification of agricultural and other land based rural businesses.  In accordance with 
Clause 55 of this framework, local planning authorities are required to promote sustainable 
development in rural areas with regard to housing but should avoid new isolated homes in 
the countryside unless there are special circumstances such as the essential need for a rural 
worker to live permanently at or near their place of work in the countryside.   
 
The assessment of 'essential need' originates from PPS7 and has now been incorporated 
into the NPPF. The guidance contained in Annexe A of  the former PPS7, on how to assess 
essential need, has not been withdrawn and is material to the considerations of need here.   
 
Annexe A states that new permanent dwellings should only be allowed to support existing 
agricultural activities on well - established agricultural units, providing; 
 
i) There is a clearly established existing functional need; 
ii) The need relates to a full time worker, or one who is primarily employed in agriculture 

and does not relate to a part time requirement; 
iii) The unit and the agricultural activity concerned have been established for at least 

three years, have been profitable for at least one of them, are currently financially 
sound, and have clear prospect of remaining so; 
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iv) The functional need could not be fulfilled by another existing dwelling on the unit, or 

any other existing accommodation in the are which is suitable and available for 
occupation by the workers concerned; and  

v) Other planning requirements, e.g. in relation to access, or impact on the countryside 
are satisfied.   

  
The most frequent reason for a functional need for a rural worker to be permanently based on 
a site is to deal quickly with emergency animal welfare issues that are likely to arise 
throughout the majority of the year and during the middle of the night eg calving cows. 
 
The key issue to consider in this application is whether there is an essential need for the 
proposed dwelling at Appleridge Farm to support the farming business, in accordance with 
the NPPF and Local Plan Core Policy CP15.   
 
Policy CP15 states "In order to protect the separate identity of settlements and the quality of 
the countryside (including its built and natural heritage), proposals outside identified 
settlement development limits will not be permitted except where:  
 
1. It is essential to the maintenance or enhancement of a sustainable farming or forestry 

enterprise within the District;  
 
With regards to this requirement an agricultural appraisal has been submitted with the 
application.  Notwithstanding the submitted appraisal, the LPA's Rural Consultant considers 
that: '.... 
 
The majority of the husbandry duties involving cattle would be routine such as handling, 
sorting, feeding, checking and treating, which in any case would be carried out during the 
working day, with a check first and last thing at night.   
 
Herefords are hardy animals which usually calve unaided and most frequently in the morning.  
However, there will be need for extra vigilance and observation out of normal working hours 
during this period and so the cows are usually located where they can easily be monitored, 
for example in a nearby paddock.   
 
New born calves must be suckled within the first 6 hours from birth which again may require 
action out of normal working hours.   
 
The traditional approach is to aim towards a narrow spring calving pattern as it results in 
simpler cow and calf management, better health of cows and calves, increase growth rates of 
calves and less labour requirement with cows generally calving outdoors. 
 
Spring calving coincides with the flush of grass allowing for maximum use of forage 
resources i.e. not having to buy in feed. For monitoring and improving the Estimated 
Breeding Value (EBV) of the herd then it is advantageous to create a contemporary group of 
breeding stock which is achievable by calving in a tight pattern of 90 days.  Even with some 
cows not holding to first service then a maximum of 4 months should cover the calving 
season after dealing with any fertility issues. 
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Spreading the calving and having cows at different stages makes for more difficult 
management.  During say this 4 month period, there would be a functional need for there to 
be an experienced stockperson living within easy walking distance from the cows, however 
outside of the calving period, which is the majority of the year, there would not be a functional 
need for there to be a worker based on the site...' 
 
In light of the above, it is considered that there is no essential need for the proposed dwelling 
at Appleridge Farm to support the farming business, in accordance with the NPPF and Local 
Plan Core Policy CP15.   
 
FINANCIAL VIABILITY  
A permanent dwelling cannot be considered essential unless the enterprise on which the 
proposed essential need is based is viable and likely to continue to be so into the foreseeable 
future.   
 
Based on the submitted information, the sustainability of the proposed enterprise would be 
reliant on the enterprise being able to survive financially, with a minimum requirement to 
meet the cost of a full time worker to justify on-site presence. 
 
Evidence has been submitted that identifies that the herd is developing and stock value is 
increasing, however the cattle enterprise has reached a viable level in terms of profitability to 
be able to support an additional full time worker.   
 
OTHER DWELLINGS  
The existence of the main farmhouse is material to any functional need requirement, largely 
as it is in the ownership of the applicant in conjunction with the rest of the farm enterprise.   
 
In any case, even if the farmhouse was not available to the partnership, then with a seasonal 
requirement for a stockman to be on site, this could be catered for by the stationing of a 
touring caravan temporarily in accordance with Part 5 (Class A) of schedule 2 of the Town 
and Country Planning (General Permitted Development) (England) Order 2015.   
 
LANDSCAPE  
The site is within an area that has a very limited number of dwellings in a rural location. The 
development of the proposed site would result in the consolidation of built form and increased 
domesticisation   which would not accord with the priority given to the conservation and 
enhancement of the natural and scenic beauty of the landscape.   
 
RESIDENTIAL AMENITY  
The location of the building on the site implies that it would be screened from the nearest 
properties to the south by other agricultural buildings and would be far enough away not to 
cause any harm to residential amenities.  The development would accord with Local Plan 
Policy ES3. 
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CONCLUSION 
In consideration of paragraph 55 of the National Planning Policy Framework and Local Plan 
Policies CP14 and CP15 there is no essential need for a worker to be permanently based at 
this site.   
 
RECOMMENDATION 
The proposal is NOT considered to comply with the provisions of policies listed in the 
reasons for refusal and contained in the adopted Stroud District Local Plan, November 2015 
and the core planning principles set out in the NPPF. 
 
HUMAN RIGHTS 
In compiling this recommendation we have given full consideration to all aspects of the 
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring 
or affected properties.  In particular regard has been had to Article 8 of the ECHR (Right to 
Respect for private and family life) and the requirement to ensure that any interference with 
the right in this Article is both permissible and proportionate. On analysing the issues raised 
by the application no particular matters, other than those referred to in this report, warranted 
any different action to that recommended. 
 
RECOMMENDATION: Refuse for the following reasons: 
 
  

1. The majority of the husbandry duties involving cattle would be 
routine such as handling, sorting, feeding checking, and treating 
which in any case would be carried out during the working day, 
with a check first and last thing at night.   Based on the submitted 
information, the cows could be managed with the majority of 
calving within a four  month period, even with some cows not 
holding to first service then a maximum of 4 months should cover 
the calving season after dealing with any fertility issues.  During 
this 4 month period, there would be a functional need for there to 
be an experienced stockperson within easy walking distance from 
the cows, however, outside the calving period i.e. for the majority 
of the year (approx 8 months) there would not be a functional need 
for there to be a worker actually based on the site.  The proposal is 
therefore not sustainable as it is unjustifiable residential 
development in open countryside and is  therefore contrary to 
Policies CP14 and CP15 (1) of the adopted Local Plan and 
paragraph 55 of the National Planning Policy Framework. 
 

 2. The site is within an area that has a very limited number of 
dwellings in a rural location. The development of the proposed site 
would result in the consolidation of built form within the area which 
would erode the attractive rural character of the area contrary to 
Policy ES7 of the adopted Stroud District Local Plan, November 
2015. 
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Informatives: 
 
 1. In accordance with Article 35 (2) the Local Planning Authority have 

worked with the Applicant. Unfortunately, this application was 
submitted without any meaningful pre-application discussions.  For 
the reasons given above the application is recommended for 
refusal.  The applicant/agent has been contacted and the issues 
explained.  Furthermore the case officer has suggested that the 
application be withdrawn so that the project can be fully discussed. 

 
 


