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Planning Committee 14 May 2019 Schedule No:1

YORKSHIRE DALES NATIONAL PARK AUTHORITY

E/11/10

full planning permission for retention of wooden cabin, as a dwelling, 
for a 3 year temporary period

PUBLIC RESPONSES

CONSULTEES

Parish: Orton

Application No:

PROPOSAL:

Received by YDNP: 05/02/2019

Grid Ref: NY64990540

Applicant's Name: Mr N Plant, Rayne Holdings 

District: Eden

LOCATION: 3 Rayne Cottage, Gaisgill

Officer: Andrew Bishop

RELEVANT PLANNING POLICIES

Three letters of support and one objecting on the following grounds have been received.
-against planning policies;
-unviable business;
-residential property in ownership;
-owner ignored enforcement notice.

HS3 - Essential Dwellings for Workers in the Countryside

LS1(E) - Locational Strategy

DEV1 (E) - General Approach to New Development

Orton PC The Parish Council will support the current application 
for a retrospective extension period for a three year 
temporary planning consent for a tied agricultural 
worker’s dwelling at 3 Rayne Cottage, Gasigill CA10 
3UD.  However, the Parish Council does have 
reservations about the viability of the holding and the 
impact the proposed increase in stocking levels might 
have without the acquisition of significant additional 
land.  In particular, concern has been expressed about 
the storage and disposal of animal waste.

Cumbria County 

Council Highways

No objections.

CTO - Eden No comments received.

United Utilities Water 
Ltd

No comments received.
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REASON FOR COMMITTEE CONSIDERATION
This application is reported to the Planning Committee for the following reason; the 
recommendation of the Parish Council is contrary to the decision that the Head of 
Development Management proposes to take.

APPLICATION SITE 
The application relates to a small holding at 3 Rayne Cottage, Gaisgill. The holding is 
accessed via a minor road that runs roughly parallel to the north of the A685. The small 
holding comprises 5.2 hectares (13 acres) of land, two modern agricultural sheds, a stone 
barn converted to holiday accommodation, another barn under conversion to residential 
use and the timber cabin occupied by the applicant. The cedar wood clad cabin is situated 
to the south side of the two farm sheds and has an open plan sitting room/kitchen/dining 
area and 3 bedrooms. At the time of the making of the application the farm land was 
stocked with 22 rare breed sheep, a farm shed was rented out to a local farmer. 

PROPOSAL
This application seeks full planning permission for the temporary retention of the cabin for 
a further 3 year period. 

RELEVANT PLANNING HISTORY
Retrospective planning permission was granted by Eden District Council for the erection of 
the cabin and its use as farm accommodation for a temporary three year period on 5th 
September 2013 (S/2013/444). 

The 2013 permission was granted in order to allow a previous owner to demonstrate that a 
viable business could become established by farming the small holding (land and farm 
buildings) and converting two barns to holiday cottages. 

The barns are located directly opposite the holding on the north side of the road. 
Permission was originally granted in 2005 for the conversion of these two barns to holiday 
cottages under Eden Local Plan (1996) farm diversification policies (ref: S/04/441) when 
the barns and the small holding were still part of the larger farm holding centred on Rayne 
Farm. The barns and the small holding were then sold off separately from Rayne Farm and 
a revised conversion scheme was granted  in 2007 (ref: S/07/538). Both permissions had a 
condition restricting the barns to ancillary use in connection with the small holding. 

At the end of the three year period allowed by the 2013 permission only one of the barns 
had been converted and the owner was unable to provide sufficient evidence to confirm 
that a viable business had been developed or that there was an essential need for them to 
reside on or near to the small holding. The cabin should have been removed by 5th 
November 2016 in order to comply with condition no.2 of the temporary permission.

At the 12th December 2017 Planning Committee meeting Members resolved to take 
enforcement action and an Enforcement Notice was duly served on 10th January 2018.

A further permission was granted in May 2018 for the change of use of one of the barns 
from a holiday cottage to an unrestricted residential dwelling in accordance with the new 

OFFICER OBSERVATIONS

DEV5 (E) - Design of New Development

ENV2 (E) - Protection and Enhancements of Landscapes and Trees
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Eden Local Plan(2014)(ref: E/11/18). 

The current owner/applicant (Mr Plant) purchased the cabin, small holding, farm buildings 
and two barns (one converted to a holiday cottage, one with permission but yet to be  
converted to an unrestricted dwelling) in July 2018, despite the extant enforcement notice.

In October 2018 the current owner/applicant (Mr Plant) sought pre-application planning 
advice on the proposal the subject of this application. He was advised that the information 
provided did not demonstrate a functional need for a full time worker to live at the site and 
that the business could just as well be run from one of their converted barns on the 
opposite side of the road. The owner was advised that the proposal would be contrary to 
local plan policy and would be unlikely to be supported by Officers. 

The current and previous owners have had 2 ½ years to date to remove the cabin from the 
site.

KEY ISSUES:
-principle of the development
-impact on character and appearance of area.
-impact on neighbours
-parish council comments
-other issues

PRINCIPLE OF THE DEVELOPMENT 
The National Planning Policy Framework 2019 (NPPF) sets out the economic, social and 
environmental objectives at paragraph 8 that should be achieved by the planning system.  

Under the section "Rural Housing" paragraph 79 of the NPPF says that, inter alia:
“79. Planning policies and decisions should avoid the development of isolated homes in the 
countryside unless one or more of the following circumstances apply:
a) there is an essential need for a rural worker, including those taking majority control of a 
farm business, to live permanently at or near their place of work in the countryside;”

Under the section ‘Supporting a prosperous rural economy’ paragraph 83 states, inter alia: 
“83. Planning policies and decisions should enable:
a) the sustainable growth and expansion of all types of business in rural areas, both 
through conversion of existing buildings and well-designed new buildings;
b) the development and diversification of agricultural and other land-based rural 
businesses;
c) sustainable rural tourism and leisure developments which respect the character of the 
countryside;”

Under the section 'Conserving and enhancing the natural environment' paragraph 172 
states:
“172. Great weight should be given to conserving and enhancing landscape and scenic
beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have 
the highest status of protection in relation to these issues.”

Eden Local Plan (2014-2032) policy LS1 restricts development outside settlements to the 
re-use of traditional buildings, affordable housing or where it is in accordance with other 
local plan policies.

14 May 2019E/11/10



Schedule No:1

Policy HS3 – ‘Essential dwellings for workers in the countryside’ permits development in 
specified exceptional circumstances. These include that it is occupied by a full time worker 
with a substantiated need for a dwelling at that location and the agricultural business has 
been in operation for at least three years and is profitable. 

The applicant has proposed a temporary three year approval as at the end of that period 
they hope to be able to demonstrate that the farming enterprise and holiday cottage 
business is a profitable enterprise. Over the next three years they hope to have increased 
the number of sheep, acquired their own cattle, completed the conversion of the second 
holiday cottage, purchased additional farm land and improved the woodland and 
infrastructure.

With regard to the requirement in Policy HS3 to prove that there is an essential need for a 
rural worker to live permanently at or near their place of work the applicant has provided 
information about their current farming regime and a business plan. The documents are 
available to Members on the Extranet as they contain sensitive business information. The 
current business and business plan have been considered on behalf of the Authority by an 
independent agricultural consultant. 

The consultant found that the applicant is a full time heavy goods vehicle driver and only 
works on the holding in the evenings and at weekends. It is the applicant’s partner who at 
other times cares for the livestock. Specialist tasks are left to contractors. In addition to the 
22 sheep the applicant had at the time of the making of the application the applicant has 
acquired 15 cattle and 10 calves which are housed in one of the farm sheds. Only 0.8ha (2 
acres) of the holding is suitable for mowing and only the same amount is suitable for 
grazing. The applicant has rented, on an ‘informal basis’, a further 2 ha (4.8 acres) of land 
suitable for grazing. The consultant considers that there is an existing limited functional 
need for the care of the livestock, particularly during birthing, for the attention of younger 
animals and overall security, but not for dealing with the holiday cottage lettings. The 
calculations based on the existing livestock numbers and farming practices are that the 
labour requirement is only around 0.25 of a full time worker. 

The consultant considers that there is a stated intention to develop the enterprise in 
accordance with the business plan which would see the numbers of breeding ewes rise to 
60 and cattle rise to 90. If that were to occur the consultant considers that this would result 
in a requirement for about 0.8 of a full time worker. This analysis of the applicant’s own 
business plan has shown that the rural enterprise does not require the services of a full 
time specialist worker and this would still be the case in three years time. There is only a 
functional need for the services of a part-time worker at the end of three years. The cabin 
is not essential for the housing of a full-time worker and the application therefore fails to 
meet the functional tests required by the NPPF and Policy HS3.   

The applicant purchased the holding less than one year before making the planning 
application. Therefore the requirement set out in policy HS3 that any business must have 
been established and in operation for three years is not met. Furthermore Policy HS3 does 
not make any provision for the siting of temporary residential accommodation for a 
business that has not become established and viable. 

Due to the short time that the business has been in operation no accounts are available to 
demonstrate it has been profitable for three years as required by Policy HS3. As the 
business plan is not costed the consultant cannot confirm that the enterprise has been 
planned on a “sound financial basis”. 
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RECOMMENDATION

It is recommended that permission be refused for reasons based on the following:

1. In the opinion of the Local Planning Authority the proposal would harm the character and 
appearance of the open countryside through the retention of the unauthorised residential 
cabin in this tranquil and visually attractive area. There is no justification to make an 

It is relevant to the determination of the application that the applicant already owns two 
residential properties on the holding. One is a holiday cottage and the other has permission 
for unrestricted residential occupation which is only 40m away from the cabin and has 
oversight of part of the farmland. The justification for Policy HS3 makes it clear that where 
existing suitable buildings are available these should be used in preference to any new 
development. The need for a part-time or even an essential full-time worker to reside at or 
in close proximity to the holding can therefore be met by the applicant within their own 
property without the retention of the unauthorised timber cabin.

LANDSCAPE IMPACT
The cabin is sited close to the south side of the farm sheds. It is hidden by them to a 
degree from the road where it passes the property but it is visible on approach from either 
direction along the minor road and from the A685 to the south. The cabin was only 
permitted in 2013 as a temporary and exceptional measure to enable the then owner of the 
holding to try and establish an agricultural and tourism business. The siting of the cabin 
was an exception to rural hosuing policies. Its retention required the owner to establish an 
essential agricultural need for the accommodation which subsequent owners have failed to 
do. The cabin has now been on site for 6 years and it is an incongruous and detracting 
feature in the high quality landscape of the National Park.

IMPACT ON NEIGHBOURS
The nearest neighbouring property is Rayne Farm which was the original farmhouse for the 
applicant’s holding until it was sold off. No objection has been received on amenity 
grounds. It is considered that given the distance and separation, there is no significant 
impact on the amenity of neighbouring residential properties. 

PARISH COUNCIL COMMENTS
Orton Parish Council has supported the application for a three year period but it has 
reservations about the viability of the holding and the impact of the intended increase in 
livestock numbers on the available land.  

ANALYSIS AND MATERIAL CONSIDERATIONS
The proposal is for retention of a timber cabin for a temporary period of three years for 
residential occupation in connection with a new agricultural smallholding and holiday letting 
business. An independent assessment of the business has established that there is only a 
need for a part-time worker to be employed on the small holding and not a need for an 
essential full-time worker to live on or in close proximity to the holding. The small holding 
inlcudes two traditional buildings that have permission for residential use and which can be 
occupied in preference to retention of the temporary cabin. It is therefore considered that 
there are no exceptional circumstances to justify perpetuating the siting of an unauthorised 
dwelling and inappropriate building in this location and as such the proposal is contrary to 
policies LS1, HS3 and ENV2 of the Eden Local Plan (2014-2032), the first Statutory 
Purpose of the National Park and the guidance contained in the National Planning Policy 
Framework 2019 (para. 172).
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exception to the policy of safeguarding the character of the open countryside on grounds 
that the dwelling is essential for a full-time worker in agriculture, forestry or other rural-
based enterprise and a suitable building with permission for permanent residential 
occupancy is available on the holding for this purpose. As such the proposal is contrary to 
policies LS1, HS3 and ENV2 of the Eden Local Plan (2014-2032), the first Statutory 
Purpose of the National Park and the guidance contained in the National Planning Policy 
Framework 2019 (paras. 79 & 172).
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