
      
DEVELOPMENT MANAGEMENT PANEL 21 October 2013 
 
 
Case No:       1201024OUT  (OUTLINE APPLICATION) 
 
Proposal: ERECTION OF EQUINE RELATED DWELLING WITH 

ACCESS, CARPORT, OFFICE AND ROOM FOR TACK AND 
EQUINE-RELATED STORAGE 

 
Location: SALIX STUD AND LIVERY HAMERTON ROAD   
 
Applicant: SALIX STUD AND LIVERY 
 
Grid Ref: 517623   277360 
 
Date of Registration:   26.06.2012 
 
Parish:  ALCONBURY WESTON 
 

RECOMMENDATION  -  APPROVE 
 
1. DESCRIPTION OF SITE AND APPLICATION 
 
1.1 This application has been referred to Panel for probity reasons as the 

applicant, Salix Stud and Livery, is owned by the son of a Council 
Member and the site and access includes land part owned by the 
Council Member. 

 
1.2 The site lies in the countryside on the north-western outskirts of 

Alconbury Weston village off Hamerton Road, which is a classified 
‘C105’ road. The site includes a long narrow access which is shared 
with a yard used for farm and equestrian purposes and an irregularly 
shaped part of a paddock behind the yard. Trees adjoin the southern 
part of the access. 

 
1.3 The southern end of the access adjoins a residential property; 84 

Hamerton Road. Large modern buildings on the farm yard separate 
the proposed development site from other residential properties at 78 
and 84 Hamerton Road.  

 
1.4 The southern part of the access to the site and 78 and 84 Hamerton 

Road are within the Alconbury Weston Conservation Area. 78 
Hamerton Road is a Grade II listed building.  

 
1.5 A public right of way travels along the eastern side of the site and 

adjoining farm yard from Hamerton Road and through the fields to a 
path north of the site. There are trees east of the site and public right 
of way. 

 
1.6 Two overhead electricity lines are in the vicinity of the site: one travels 

up the west side of the access to the site and the other lies south of 
the site of the proposed building. 

 
1.7 The southern part of the access appears to be at medium or high risk 

of flooding and parts of the village and Hamerton Road are at high 



risk of flooding. However, the main body of the site and farm yard are 
elevated above Hamerton Road.  

 
1.8 The proposal is to erect an equine-related dwelling with access, 

carport, office, room for tack and equine-related storage. The 
application is in outline and the access is included for consideration 
now. The other matters: scale, layout, landscaping and appearance 
are reserved for later consideration although indicative details have 
been supplied. However, although scale is a reserved matter for later 
consideration, because the proposal is for a dwelling in the 
countryside, for use in association with a countryside business, the 
scale parameters of the building have to be considered as part of this 
application. In other words, it is necessary to assess if the scale of the 
building exceeds the needs of the equestrian business, as opposed to 
the personal wishes of the applicant. The applicant has provided 
indicative layout and elevation drawings and scaled the building down 
at officer request. 

 
1.9 The scale parameters on the indicative drawings indicate that the 

building would be approximately in a u-plan form with: 
* a main west wing of up to 17.5m long and up to 6m wide, 7.6m high 
to the ridge and 4.2m to the underside of the eaves, 
* two rear wings of up to 7.5m long and up to 5.6m wide, with the 
southern wing purely single storey and maximum dimensions under 
the eaves of 2.25m and ridge height of 5.5m and the northern wing to 
be part 1-storey (up to 4.6m long) with maximum dimensions under 
the eaves of 2.5m and ridge height of 5.8m and part 2 storey (up to 
2.9m long) with maximum dimensions of 3.6m and 6.9m (under the 
eaves of and ridge height respectively) and 
* a front/western porch of up to 1.3m x 4m with maximum dimensions 
of 2.25m and 4.7m (under the eaves of and ridge height respectively).  

 
1.10 The application is supported by an appraisal, by a consultant - 

Andrew Slaymaker, of the need for the proposed dwelling to 
supervise the equestrian centre and stud. In response, the Local 
Planning Authority appointed a consultant to assess the proposal. 

 
1.11 The applicant uses two sets of stables and approximately 26 acres of  

stables and a riding arena lie south-east of the proposed dwelling plot 
and to the north of Salix House at 50 Hamerton Road. These stables 
are primarily used for livery stables and comprise 18 boxes with tack 
and feed rooms, kitchen, toilet etc. and a steel container to store 
bedding. There are fenced paddocks adjacent. The applicant’s 
accompanying statement of October 2011 advises that the equestrian 
unit was established in this ‘eastern yard’ in 1991.  

 
1.12 A second set of stables were established more recently but over 10 

years ago to the west on the yard, south of the proposed dwelling and 
behind 78 and 84 Hamerton Road (the ‘western yard’).  The locations 
of the ‘eastern yard’ and ‘western yard’ are shown on a plan 
accompanying this report.  The ‘western yard’/stables and adjoining 
fields are where the stud and foaling activity takes place. Three 
buildings are used in association with the equestrian enterprise for 
stabling, tack store and storage of feed. There is a horse walker and 
small touring caravan and large paddock nearby. 

 



1.13 At the time of the October 2011 statement, there were 22 liveries (8 
full, 4 part and 10 Do-It-Yourself) and 3 broodmares - totalling 25 
horses (excluding 2 companion horses) on the western and eastern 
yards and the applicant was assisted by part time staff. At that time, 
the proposal was to expand the number of livestock to 39 including 10 
extra liveries and excluding companion horses by the end of 2011. 
The aim of the stud is to produce childrens’ riding ponies and 
gradually increase the number of broodmares. The applicant advises 
that the expansion could only take place with a full-time presence on 
site for supervision and security and the number of horses expands in 
summer and at Christmas with holiday liveries. The applicant has 
provided accounts certified by an accountant at officer request which 
includes the period to 2012/3. 

 
1.14 However, at November 2012, the number of liveries had fallen to 6 (3 

full and 3 part) and were located in the ‘western yard’. The DIY 
liveries had increased to 13 in the original ‘eastern yard’ and there 
were 3 broodmares and 3 foals in the paddock north of the ‘western 
yard’. The LPA’s consultant (Sally-Ann Tinsley of Equine 
Commercial-Legal) advises that the companion horses do not form 
part of the commercial enterprise and should be ignored, thus 
bringing the total number of horses to 25 at 2012.  

 
2. NATIONAL GUIDANCE 
 
2.1 The National Planning Policy Framework (2012) sets out the three 

dimensions to sustainable development - an economic role, a social 
role and an environmental role - and outlines the presumption in 
favour of sustainable development. Under the heading of Delivering 
Sustainable Development, the Framework sets out the Government's 
planning policies for : building a strong, competitive economy; 
ensuring the vitality of town centres; supporting a prosperous rural 
economy; promoting sustainable transport; supporting high quality 
communications infrastructure; delivering a wide choice of high 
quality homes; requiring good design; promoting healthy 
communities; protecting Green Belt land; meeting the challenge of 
climate change, flooding and coastal change; conserving and 
enhancing the natural environment; conserving and enhancing the 
historic environment; and facilitating the sustainable use of minerals. 

   
2.2 The Technical Guidance to the National Planning Policy Framework 

(2012) provides advice on flooding. 
 
2.3 The Town and Country Planning (General Permitted Development) 

Order 1995 (as amended).  
  
For full details visit the government website  
https://www.gov.uk/government/organisations/department-for-communities-
and-local-government  
 
3. PLANNING POLICIES 
 
Further information on the role of planning policies in deciding planning 
applications can also be found at the following website: 
http://www.communities.gov.uk  then follow links Planning, Building and 
Environment, Planning, Planning Information and Guidance, Planning 
Guidance and Advice and then Creating and Better Place to Live 

https://www.gov.uk/government/organisations/department-for-communities-and-local-government
https://www.gov.uk/government/organisations/department-for-communities-and-local-government
http://www.communities.gov.uk/


 
3.1 Huntingdonshire Local Plan (1995) Saved policies from the 

Huntingdonshire Local Plan 1995 are relevant and viewable at 
www.huntingdonshire.gov.uk/localplan95  

 
 En17: "Development in the Countryside" - development in the 

countryside is restricted to that which is essential to the effective 
operation of local agriculture, horticulture, forestry, permitted 
mineral extraction, outdoor recreation or public utility services. 

 
 En25: "General Design Criteria" - indicates that the District 

Council will expect new development to respect the scale, form, 
materials and design of established buildings in the locality and 
make adequate provision for landscaping and amenity areas. 

 
 En20: "Landscaping Scheme" - Wherever appropriate a 

development will be subject to the conditions requiring the 
execution of a landscaping scheme.  

 
 En2:“Character and setting of Listed Buildings” - indicates that 

any development involving or affecting a building of architectural 
or historic merit will need to have proper regard to the scale, form, 
design and setting of that building.  

 
 En5: “Conservation Area Character” - development within or 

directly affecting conservation areas will be required to preserve 
or enhance their character and appearance. 

 
 En9: “Conservation Areas” - development should not impair open 

spaces, trees, street scenes and views into and out of 
Conservation Areas. 

 
 H23: “Outside Settlements” – general presumption against 

housing development outside environmental limits with the 
exception of specific dwellings required for the efficient 
management of agriculture, forestry and horticulture. 

 
 H31: “Residential privacy and amenity standards” – Indicates that 

new dwellings will only be permitted where appropriate standards 
of privacy can be maintained and adequate parking provided. 

 
 CS8: “Water” – satisfactory arrangements for the availability of 

water supply, sewerage and sewage disposal facilities, surface 
water run-off facilities and provision for land drainage will be 
required. 

 
 CS9: “Flood water management” – the District Council will 

normally refuse development proposals that prejudice schemes 
for flood water management. 

  
3.2 Huntingdonshire Local Plan Alterations (2002) Saved policies from 

the Huntingdon Local Plan Alterations 2002 are relevant and viewable 
at www.huntingdonshire.gov.uk/localplan  - Then click on "Local Plan 
Alteration (2002) 

 

http://www.huntingdonshire.gov.uk/localplan95
http://www.huntingdonshire.gov.uk/localplan


 HL5 – Quality and Density of Development - sets out the criteria 
to take into account in assessing whether a proposal represents a 
good design and layout. 

 
3.3 Adopted Huntingdonshire Local Development Framework Core 

Strategy (2009) 
 

 CS1: “Sustainable development in Huntingdonshire” – all 
developments will contribute to the pursuit of sustainable 
development, having regard to social, environmental and 
economic issues. All aspects will be considered including design, 
implementation and function of development. 

 
 CS3: “The Settlement Hierarchy” – states that any area not 

specifically identified are classed as part of the countryside, where 
development will be strictly limited to that which has essential 
need to be located in the countryside. 

 
 CS10: “Contributions to Infrastructure Requirements” – proposals 

will be expected to provide or contribute towards the cost of 
providing infrastructure and of meeting social and environmental 
requirements, where these are necessary to make the 
development acceptable in planning terms. 

 
3.4 Draft Huntingdonshire Local Plan to 2036: Stage 3 (2013) 
 

 Policy LP 1: “Strategy and principles for development” - The 
Council will support proposals which contribute to the delivery of 
new housing, economic growth and diversification and 
infrastructure provision. 

 
Development proposals will be expected to: 
a. prioritise the use of previously developed land in accessible 
locations; 
b. contribute to the creation or maintenance of mixed and socially 
inclusive communities by integrating development of homes, jobs, 
services and facilities; 
c. make efficient use of land, buildings and infrastructure within 
existing settlements whilst preserving local character and 
distinctiveness; 
d. promote healthy, active lifestyles by protecting and enhancing 
green space, sport and recreation facilities 
e. maximise opportunities for use of public transport, walking and 
cycling; 
f. provide appropriate infrastructure to meet the needs generated by 
the proposed development; 
g. support the local economy by providing a mix of employment 
opportunities suitable for local people; 
h. minimise greenhouse gas emissions, oxides of nitrogen, fine 
particles and other forms of pollution; 
i. reduce water consumption and wastage, minimising the impact on 
water resources and quality and managing flood risk; and 
j. protect and enhance the historic environment and the range and 
vitality of characteristic landscapes, habitats and species. 

 
 Policy LP 6 ‘Flood Risk and Water Management’ 

 



Flood Risk  
A proposal will be supported where: 
a. it is located in an area that is not at risk of flooding with reference 
to the Environment Agency flood risk maps and the Council's 
Strategic Flood Risk Assessment (SFRA), unless a Sequential Test, 
and if necessary an Exception Test, as set out in the NPPF's 
technical guidance on flood risk, proves the development is 
acceptable; 
b. suitable flood protection/ mitigation measures can be agreed as 
appropriate to the level and nature of flood risk and satisfactorily 
implemented and maintained; and 
c. there will be no increase in the risk of flooding for properties 
elsewhere, e.g. through a net increase in surface water run-off, or a 
reduction in the capacity of flood water storage areas, unless suitable 
compensation or mitigation measures exist or can be agreed, 
satisfactorily implemented and maintained. 
 
Surface Water 
A proposal will be supported where: 
d. sustainable drainage systems (SuDS) are incorporated where 
possible in accordance with the Cambridgeshire SuDS Design and 
Adoption Manual and the Cambridgeshire SuDS Handbook 
(forthcoming) or successor documents to the satisfaction of 
Cambridgeshire County Council as SuDS approval body and 
considered comprehensively with water efficiency measures; 
e. the standing advice of the appropriate Internal Drainage Board and 
the Middle Level Commissioners has been taken into account for the 
proposal if surface water would drain to an Internal Drainage Board 
area; and 
f. there is no adverse impact on, or unacceptable risk to, the quantity 
or quality of water resources by incorporating appropriate measures 
to help achieve the strategic aim of reducing impact and risks to the 
quality and quantity of water resources and to help meet the 
objectives of the Water Framework Directive. 

 
 Policy LP11 ‘The Countryside’- The countryside includes all land 

outside built-up areas and those hamlets, groups of buildings and 
individual buildings that are clearly detached from the continuous 
built-up area of a defined settlement that are not themselves 
defined settlements.  

 
New homes in the countryside will require special justification for 
planning permission to be granted. The requirements are set out in 
Policy LP 26 'Homes in the Countryside'. 

 
 Policy LP 13 “Quality of Design” – A proposal will need to be 

designed to a high standard based on a thorough understanding 
of the site and its context.  

 
 Policy LP 14 ‘Reducing Carbon Dioxide Emissions’ A proposal 

that includes a new home, including a conversion or subdivision 
that creates a new home, or for a residential institution or for 
supported housing, will be required to meet the following 
standards. These requirements will not come into effect until 
successive updates to Part L of the Building Regulations become 
mandatory: 



* At least full Code for Sustainable Homes (CSH) (or an equivalent or 
successor standard) level 4 
* Zero Carbon if built after April 2016. 

 
 Policy LP 15 “Ensuring a High Standard of Amenity” – A proposal will 

be supported where a high standard of amenity is provided for existing 
and future users and residents of both the surroundings and the 
proposed development.  

 
 Policy LP 17: “Sustainable Travel” - A proposal will be supported where 

it is demonstrated that: 
a. opportunities are maximised for the use of sustainable travel 
modes; 
b. traffic volumes can be accommodated and will not cause 
significant harm to the character of the surrounding area; 
c. any adverse effects of traffic movement to, from and within 
the site including the effect of car parking is minimised; 
d. a clear network of routes is provided that provides 
connectivity and enables ease of access, to, around and within the 
proposal and with the wider settlement for all potential users, including 
those with impaired mobility; and 
e. safe and convenient pedestrian and cycle routes, including 
links to new and existing services, facilities, footpaths, bridleways and 
the countryside are provided where appropriate and if possible 
formalised as rights-of-way. 

 
 Policy LP 18: “Parking Provision” - A proposal will be supported where 

it incorporates appropriately designed vehicle and cycle parking with a 
clear justification for the level of provision proposed.  

 
 Policy LP 26: “Homes in the Countryside” - A proposal that includes the 

creation of a new home in the countryside will only be supported 
where: 
a. there is an essential need for a rural worker to live 
permanently at or near their place of work; or 
b. it helps meet an established need for affordable housing; or 
c. the proposal would represent the optimal viable use of a 
heritage asset or would be appropriate enabling development to secure 
the future of a heritage asset; or the proposal would re-use an existing 
building; or 
d. the design of the home is of exceptional quality or is truly 
innovative in nature. 
 
Where a proposal in the countryside includes a new home it will be 
supported where: 
e. the proposed accommodation is essential to the proper 
functioning of an economically viable rural enterprise; 
f. the accommodation is for a full-time worker; 
g. no suitable alternative accommodation exists (or could be 
made available) in the immediate vicinity or nearest settlement; 
h. the proposal looks to convert an existing building or, where it 
is not possible to convert an existing building, the proposal looks to 
replace an existing building; and 
i. the home is designed to be of a high standard. 

 



Where the enterprise has been established for less than three years 
accommodation will only be permitted on a temporary basis to allow 
time for the enterprise to prove its viability. 
 
Where a home is permitted it will be subject to a planning condition 
ensuring that occupation is limited to a qualifying person or the 
continuing residence of the surviving partner of a qualifying person 
and any resident dependants. A qualifying person is someone who is 
solely, mainly or was last working in a rural enterprise. 

 
 Policy LP 28 ‘Biodiversity and Protected Habitats and Species’ A 

proposal will be supported where it does not give rise to significant 
adverse impact on protected species, priority habitats or species, or 
sites of local or regional importance for biodiversity or geology, unless 
the need for, and the benefits of, the proposal outweigh the impacts. 

 
 Policy LP 31 ‘Heritage Assets and their Settings’- Great weight is given 

to the conservation of any heritage asset; more weight is accorded to 
assets of greater significance. 

 
A proposal which affects the special interest or significance of any 
heritage asset or its setting must demonstrate how it will conserve, and 
where appropriate enhance, the asset. Any harm must be fully justified 
and this harm will be weighed against the public benefit of the 
proposal. Substantial harm or loss will require exceptional justification. 
Harm to assets of the highest significance will require wholly 
exceptional justification. 
 
A proposal will be required to show that: 
a. it has clearly identified all the heritage assets affected by the 
proposal and their special interests and significance, this is to be set 
out in a heritage statement; 
b. the design, siting, scale form and materials of any proposed 
development will be sympathetic to the special interests and 
significance of the heritage asset; 
c. it would not have an adverse impact on views of or from the heritage 
asset or of the open spaces, trees or street scene which contribute 
positively to any heritage assets and their setting; 
d. it clearly sets out how any alterations preserve the interests of a 
listed heritage asset;  

 
Local policies are viewable at https://www.huntingdonshire.gov.uk  
 
3.5 Supplementary Planning Guidance:  
 

 Huntingdonshire Design Guide Supplementary Planning 
Document 2007. 

 Huntingdonshire Landscape and Townscape Assessment 
Supplementary Planning Document 2007 includes the area in the 
Central Claylands Landscape Character Area. 

 
 
 
 
 
 
 

https://www.huntingdonshire.gov.uk/


4. PLANNING HISTORY 
 
‘Western yard’/land rear of 78 and 84 Hamerton Road including the site 
the subject of the application: 
 
4.2 9300391FUL Erection of farm buildings. Approved 11.06.1993. 
 
4.3 9400360FUL Erection of farm buildings and silos. Lean-to north of 

western building erected. Approved 26.09.1994. 
 Lean-to north of eastern building erected without permission.  
 
4.4 9501279FUL Erection of a Grain Store/general purpose agricultural 

building south of eastern building. Approved 30.11.1995. 
 
4.5 1100214AGDET Erection of farm building for K M And J L Baker 

(FAO Mr K Baker) of New Farm, Hamerton Road. Further details not 
required 19.04.2011.  

 
4.6 1101844OUT Proposed equine related dwelling for Salix Stud And 

Livery. Withdrawn 23.12.2011. 
 
4.7 1201026FUL Retention of horse walker and barn. Approved 

21.08.2012. 
 
4.8 1201025CLED (part) Certificate of lawful existing use northern lean-to 

of building A and use of building B for equestrian purposes including 
the stabling of horses and for storing feed, bedding & ancillary 
equipment, but not including the retailing of equipment. Certificate 
issued 26.10.2012. 

 
Eastern Yard/Land rear of Salix House/50 Hamerton Road to east of the 
application site: 
 
4.9 8801518FUL 6 stables and tack/feed store. Approved 26.09.1988.  
 
4.10 8900595FUL Erect 6 stables and retain 6 stables. Approved 

05.06.1989. 
 
4.11 1201025CLED (part) Certificate of existing lawful use of stables, tack 

and feed room, exercise yard for equestrian exercise. Approved 
26.10.2012.  

 
4.12 1201584FUL Like for like in situ extension of lamp columns from 4 

metres to 7 metres. Approved 19.06.2013. 
 
5. CONSULTATIONS 
 
5.1 Alconbury Weston Parish Council: Original Plan Recommend 

approve (copy attached). Amended plan: Any response received will 
be reported to Panel. 

 
5.2 Environment Agency: Any response received will be reported to 

Panel.  
 
5.3 Cambridgeshire County Council Highway Authority: No objection 

subject to conditions. 
 



5.4 HDC Transportation: No objection. No highway conditions required. 
 
5.5 Cambridgeshire Rights of Way and Access Team: No objection in 

principle but the curtilage of the new dwelling is crossed by footpath 
Public Footpath No 2, Alconbury Weston. 

 
5.6 Alconbury and Ellington Internal Drainage Board: No objection 

subject to attenuation of surface water run-off.  
 
6. REPRESENTATIONS 
 
6.1 Original Plans: None received. 
 
6.2 Amended plans: Any responses received will be reported to Panel. 
 
7. SUMMARY OF ISSUES 
 
7.1 The main issues to consider are the principle of the development, the 

impact on the character and appearance of the countryside, the effect 
on the setting of Alconbury Weston Conservation Area and the Grade 
II listed building at No. 78 Hamerton Road, the impact on the amenity 
of any neighbours, highway safety, the adjoining public right of way, 
flooding/surface water drainage and sustainability. 

 
Principle of development  
 
7.2 This site is in the open countryside on the edge of but outside the 

village. Paragraph 55 of the NPPF advises that new isolated houses 
in the countryside should be avoided 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 site 
cannot be described as isolated and The National Planning Policy 
Framework cancelled Planning Policy Statement 7: “Sustainable 
Development in Rural Areas” (2004) that had provided detailed 
advice on how Local Planning Authorities should determine 
applications for dwellings for agricultural and other workers in the 
countryside. Local Plan Policy H23 states that there will be a general 
presumption against housing development outside environmental 
limits with the exception of dwellings required for the efficient 
management of agriculture, forestry and horticulture.  Core Strategy 
Policy CS3 provides broader support for residential development to 
support rural enterprises but still requires an essential need for a 
proposed dwelling to be located in the countryside.  Draft Policy LP26 
in the Local Plan to 2036: Stage 3 does include a series of criteria 
which can be applied to proposals such as this. In the absence of any 
detailed guidance within the NPPF or in development plan policies it 
is considered appropriate to assess the proposal against draft Policy 
LP26.  

 
7.3 Paragraph 55 of the NPPF does though list some circumstances 

which are exceptions to its stated presumption against new isolated 
houses in the countryside and the first bullet point states: ‘the 
essential need for a rural worker to live permanently at or near their 
place of work in the countryside.’ However, the meaning of ‘essential 
need’ is not defined.  

 



7.4 The Local Planning Authority strictly controls development in the 
countryside and generally seeks to limit it to that which is essential to 
the efficient operation of rural activities which can include certain 
equestrian and agricultural enterprises. Each application should be 
accompanied by a specific justification, setting out the need for the 
development in that particular location. Policies H23 and En17 of the 
Huntingdonshire Local Plan 1995 and LP11 and LP26 of the Draft 
Huntingdonshire Local Plan to 2036: Stage 3 (2013), identify the 
types of development which would be acceptable in a countryside 
location.   

  
7.5 The development would satisfy CS3 of the Core Strategy and LP11 

and in part LP26 of the Draft Huntingdonshire Local Plan to 2036: 
Stage 3 (2013) if there is special justification such as if the proposed 
accommodation is essential to the proper functioning of an 
economically viable rural enterprise and if the accommodation is for a 
full-time worker and no suitable alternative accommodation exists (or 
could be made available) in the immediate vicinity or nearest 
settlement amongst other matters.  

 
7.6 In this case, the proprietor currently lives off-site and he works in two 

enterprises - managing this business and also as a consultant 
engineer. Previously, the applicant has stayed overnight in a mobile 
caravan when the horses are foaling. The applicant contends that the 
dwelling is needed to supervise the enterprise to school horses, and 
occasionally riders, address the welfare of the livery animals, 
supervise pregnant mares and sell the trained animals. 

 
7.7 The equine enterprise has been in place on the ‘eastern yard’ for over 

20 years and ‘western yard’ for over 10 years. The equine business 
was originally run by Mr Baker’s mother but is now run as Mr Baker’s 
business and he receives all of the income from the enterprise after 
costs. The legal title of the land and stable yard is held jointly by Mr 
Baker, his parents and sister and although there is no formal 
agreement in place with regard to the equine enterprise, Mr Baker 
advises that he foresees no problem with the informal arrangement. 

 
7.8 At the time of the applicant’s own appraisal, there were twice as many 

full and part liveries as at the time of the LPA’s consultant’s visit in 
November 2012, when there were 25 horses.  

 
7.9 Of these the LPA’s consultant advises that the 3 broodmares have a 

requirement for greater supervision as they approach foaling but this 
number of mares is not on its own sufficient to generate a functional 
need for someone to be on site throughout the whole year. The value 
of the applicant’s broodmares at November 2012 was not so 
significant that the loss of a broodmare or foal would have a very 
great impact on the business. 

 
7.10 The ‘eastern yard’ was not operating at capacity with DIY liveries. The 

LPA’s consultant advises that DIY liveries do not generally generate a 
functional need for someone to be on site at night. However, in this 
case the yard is close to Salix House and the occupiers (including the 
applicant’s mother) were able to fulfil any functional need that may 
have arisen. The LPA’s consultant advises that it is possible that the 
clients who keep their horses at the yard do so ‘because they like the 
fact that someone lives adjacent to the stables. If it were not possible 



to attract clients without there being on site supervision then there 
could be said to be a functional need because the viability of the 
business would be dependent on it.’ 

 
7.11 The LPA’s consultant advised at November 2012 that the full and part 

time liveries ‘create a functional need for someone to be on site at all 
times including at night. Although there are currently only 3 full and 3 
part liveries, a considerable fall in numbers since April 2011 and the 
projected number of liveries by the end of 2011, these are sufficient to 
create a functional need’… ‘it is clear that the income from these 6 
liveries contributes significantly to the business.’  

 
7.12 The LPA’s consultant concludes that ‘due to the nature and 

circumstances of this particular enterprise there is an existing 
functional need for someone to be on site at all times if these full and 
part liveries are on site all year round.’  

 
7.13 The ‘western yard’ is used, with the fields, for accommodating the full 

and part liveries and brood mares which result in the need for the 
worker. The ‘eastern yard’ is used, with the fields for the DIY liveries 
which require less attention from the worker.  

 
7.14 The applicant confirms that the full and part liveries are on site all 

year round in the ‘western yard’ and fields and the DIY liveries 
continue in the ‘eastern yard’ and fields. It is therefore concluded that 
there is an existing functional need for someone to be on site at all 
times and the location of the proposed dwelling adjacent to the 
‘western yard’, where greater supervision is required than the ‘eastern 
yard’ together with proximity to the field north of the ‘western yard’ is 
appropriate.  

 
7.15 The remaining relevant criteria and considerations in draft Policy 

LP26 are also discussed further below. 
 
Is the accommodation for a full-time worker? 
 
7.16 The LPA’s consultant advises that, based on the number of horses at 

the time of her visit in November 2012, the enterprise generated a 
labour requirement for 1.75 full-time workers including a small 
allowance for assistance to the DIY liveries with moving hay and 
bedding but that at that time, the applicant spent 5.5 days a week 
working in the equine business, 1 day a week carrying out 
consultancy work for a company and employed no staff. Even if the 
DIY livery assistance was excluded, the LPA’s consultant advises that 
based on the number of horses at the time of her visit in November 
2012, there was a labour requirement for 1.5 full-time workers. 

 
7.17 It is concluded that there is a need for a full–time worker at the 

enterprise whilst the full and part liveries are provided year-round. 
 
Has the enterprise been established for more than 3 years and, if so, has 
it proven to be economically viable? 
 
7.18 The equine unit has been established for more than three years, and 

the LPA’s consultant has assessed the figures for income and costs 
since 1996 and the turnover, gross and net profit for 2007/8-2012/3 
and concludes that the proposals show ‘a reasonable level of profit’ 



for more than 3 years and that the net profit for the 2012/2013 allows 
for the ‘return to labour’ costs and build costs of the dwelling. The 
LPA’s consultant concludes that the submitted figures demonstrate 
that the business can support the costs and as long as the level of 
turnover/profit can be maintained then the business will continue to 
be able to afford these costs and the enterprise has a clear prospect 
of remaining financially sound.  The financial assessment is, 
therefore, satisfied. 

 
Does any suitable alternative accommodation exist?  
 
7.19 The occupiers of Salix House used to supervise the equestrian 

business. However, although the applicant/current proprietor of the 
equestrian enterprise is related to the occupiers of Salix House, the 
applicant does not own that house. There are other houses in the 
village in Alconbury Weston but the LPA’s consultant advises that the 
proposed dwelling is sited so as to fulfil the functional need created at 
the ‘western yard’ because‘it is sufficiently close that the applicant is 
certain he will be able to hear any disturbance within the yard, 
distressed horses etc’.  The LPA’s consultant advises that the 
proposed dwelling would not be appropriately sited to fulfil any 
functional need at the eastern DIY yard but, as stated above, it is the 
‘western yard’ where supervision is most required. Accordingly there 
is no other existing accommodation or buildings suitable for 
conversion that could fulfil the need.  

 
Is the proposal designed to a high standard? 
 
7.20 This issue is also considered further below. Informing this 

consideration is  though the  scale of the proposal as although this is 
a reserved matter for later consideration, the scale parameters of the 
building are to be considered at outline stage.  

 
7.21 The financial assessment must include consideration of the dwelling 

as to whether this is of a size which is commensurate with the 
established functional requirement of the holding in terms of the 
affordability of the dwelling. Previous guidance from Reading 
Agricultural Consultants in association with other proposals for 
agricultural dwellings, has suggested that agricultural dwellings 
generally range from 140 to 180 square metres (internal floor space) 
with an average size of around 150 sqm.  

 
7.22 The applicant has scaled the building down but has declined to scale 

down the floor area and scale parameters to lie within, or be closer to, 
the range of floor areas indicated by Reading Agricultural 
Consultants. The applicant has also declined to delete the livery store 
contending that the tack stored there would be valuable and the 
location in the house would be more likely to deter thieves than a 
location in the stables. The applicant has not accepted that security 
measures could be introduced in the stables and it will be less 
convenient to carry the tack from the house to the stables. 
Nevertheless, it is considered that the proposal can be afforded by 
the enterprise and, as concluded in the next section of this report, the 
development will have limited impact on the intrinsic quality of the 
countryside. It is therefore considered that in this particular instance 
that the proposal for approximately 338 sqm floor area measured 
externally, which comprises a residential area of approximately 237 



sqm in the main wing, porch and the first floor of the northern back 
wing plus an extra 101 sqm comprising an office, carport and livery 
store (of approximately 26 sqm, 33 sqm and 16 sqm respectively) can 
be approved. The permission, should, however, be subject to 
conditions to prevent the domestic use of the office and livery store, 
prevent the conversion of the carport to habitable accommodation 
and removing permitted development rights under The Town and 
Country Planning (General Permitted Development) Order 1995 (as 
amended)  for extensions and alterations and outbuildings. 

  
7.23 It is considered that a dwelling of up to the maximum scale 

parameters set out on the indicative drawings would be acceptable 
and that to permit a dwelling of the proposed size, would not 
prejudice the ability of any future occupier to afford the equestrian-
enterprise tied dwelling. It is considered that the scale parameters 
reflect the needs of the holding. However, a condition is necessary to 
restrict the occupation of the dwelling to the equestrian enterprise 
and, if the equestrian enterprise were to fail, to serve an agricultural 
enterprise as a fall-back position. 

 
7.24 It is concluded that the proposal is acceptable in principle and 

satisfies policies En17 of the Huntingdonshire Local Plan 1995, CS3 
of the Adopted Huntingdonshire Core Strategy 2009 and LP11 and 
LP26 of the Draft Huntingdonshire Local Plan to 2036: Stage 3 
(2013). 

 
Character and appearance of the countryside, setting of Alconbury 
Weston Conservation Area and the Grade II listed building  
 
7.25 As this is an outline application, the details of the layout and 

appearance are for later consideration. However, the scale 
parameters and indicative elevations should be considered now as 
should the siting of the plot. 

 
7.26 The development will be evident in public views from the adjacent 

path to the east and the path to the north-east and will be glimpsed in 
views from Hamerton Road in the western approach to the village. 

 
7.27 The applicant has scaled down the proposed garden area/plot size 

from the previous application. The maximum scale parameters of the 
building relate to a building with first floor accommodation in the 
roofspace of the main wing and part of the northern wing. However, it 
is considered that the siting of the plot appropriately locates the 
development near the bulky farm and equine buildings of the western 
yard rather than proposing an isolated site. Views from the classified 
road will be partly obscured by trees and neighbouring properties. 
Although the main wing of the dwelling would be long according to the 
indicative layout, the dwelling would be seen near large agricultural 
buildings and it would have subservient rear additions. The scheme 
offers opportunities to introduce soft landscaping around the building 
which will help to integrate the development into its surroundings. It is 
concluded that the proposed development will be in keeping with this 
rural location and acceptable in terms of its impact on the 
countryside. Conditions can secure a development within the 
proposed scale parameters and with soft landscaping. The proposal 
would have no material harmful effect on the character and 
appearance of the countryside. The proposal satisfies the guidance of 



policies En25 of the HLP, CS1 of the Adopted Huntingdonshire Local 
Development Framework Core Strategy 2009 and LP1 of the Draft 
Huntingdonshire Local Plan to 2036: Stage 3 (2013) and the 
guidance of the Huntingdonshire Design Guide Supplementary 
Planning Document 2007 and Huntingdonshire Landscape and 
Townscape Assessment Supplementary Planning Document 2007. 

 
7.28 The development will be largely screened from the Alconbury Weston 

Conservation Area and the Grade II listed building at 78 Hamerton 
Road by intervening buildings and trees. It is considered that although 
the dwelling of the proposed scale parameters will be bulky and the 
dwelling and residential curtilage will be exposed in views into the 
Conservation Area from the adjoining public rights of way, care with 
the precise scale, layout, design details, materials and landscaping at 
reserved matters stage will help to ensure that the development will fit 
in satisfactorily with its surroundings and avoid harm to views into the 
Conservation Area. Indeed, the scope for new indigenous 
landscaping offers an opportunity to enhance the views into the 
Conservation Area, which are currently dominated by the large farm 
and equine buildings. The development will be far enough away to 
avoid any harmful impact on the setting of the listed building. 

 
7.29 The proposal therefore satisfies policies En2, En5 and En9 of the 

Huntingdonshire Local Plan 1995, CS1 of the Adopted 
Huntingdonshire Core Strategy 2009, and LP31 of the Draft 
Huntingdonshire Local Plan to 2036: Stage 3 (2013). 

 
Residential Amenity 
 
7.30 The access to the proposed building adjoins the side garden of No. 

84 Hamerton Road and the yard adjoins the rear gardens of No. 78 
and 84 Hamerton Road. However, it is unlikely that the development 
will intensify disturbance and traffic travelling past the neighbouring 
dwellings or through the village to a materially harmful degree. The 
proposed garden and building is far enough from the neighbours to 
avoid material adverse effects.  

 
7.31 The proposal will have no significant harmful effects on the amenities 

of the occupiers of any residential properties for example, by reason 
of additional activity and disturbance and satisfies policies H31 of the 
Huntingdonshire Local Plan 1995 and of the Draft Huntingdonshire 
Local Plan to 2036: Stage 3 (2013) and the guidance of the 
Huntingdonshire Design Guide Supplementary Planning Document 
2007. 

 
Highway safety  
 
7.32 The access from the classified road to the farm yard is narrow and 

the highway verge crossover is not in excellent condition. However, it 
has been used by farm traffic for many years. CCC Highways have 
sought the widening of the access for the first 10m and improvement 
of the junction. However, the advice of HDC’s transportation team has 
been sought and it is considered that the proposal is unlikely to result 
in significant additional traffic using the access and that therefore it is 
not necessary to seek improvements to the access. It is therefore 
anticipated that no significant highway safety problems would ensue 



with the development even without improvements to the access and a 
condition requiring such improvements cannot therefore be justified.  

 
7.33 CCC Highways have also requested a condition to restrict the 

positioning of gates and provision of the proposed on-site parking and 
turning area which is not considered to be necessary for this 
development as a gate set well back from the highway exists and 
adequate space is available for parking and turning on the site in 
accordance with LP18. 

 
7.34 The development and access are considered to be acceptable in 

terms of highway safety implications and it is unnecessary to upgrade 
the access in connection with this development. The proposal 
accords with LP17 of the Draft Huntingdonshire Local Plan to 2036: 
Stage 3 (2013). 

 
Adjacent public right of way  
 
7.35 CCC Rights of Way and Access Team advises that the eastern part of 

the site, but not the indicative site of the dwelling, would be is crossed 
by public footpath 2. The applicant is aware of the need to avoid 
obstructing the right of way and informatives can remind the applicant 
that Public Footpath No 2, Alconbury Weston must remain open and 
unobstructed at all times as it is an offence under section 137 of the 
Highways Act 1980 to obstruct a public footpath and the granting of 
planning permission does not entitle a developer to obstruct a public 
right of way (Circular 1/09 paragraph 7.1). 

 
Flooding/surface water drainage 
 
7.36 The village and part of the access and Hamerton Road are liable to 

flood. However, the site itself is at a low risk of flooding.  The proposal 
will increase the potential for surface water run-off but the surface 
water discharge rate can be attenuated by condition to satisfy the 
Internal Drainage Board. 

 
7.37 In addition, the applicant proposes to use a water butt(s) to collect the 

surface water runoff from the roof.  
 
7.38 It is considered that the proposal need have no material 

flooding/surface water drainage effects and need not exacerbate off-
site flooding. On this basis, the proposal satisfies the guidance of the 
National Planning Policy Framework (2012) and its Technical 
Guidance in relation to flooding and policies CS1 of the Adopted 
Huntingdonshire Core Strategy 2009, CS8 and CS9 of the 
Huntingdonshire Local Plan 1995 and LP6 of the Draft 
Huntingdonshire Local Plan to 2036: Stage 3 (2013). 

 
Sustainability 
 
7.39 A condition can secure a scheme for water conservation in which 

case the proposal will satisfy policy CS1 of the Adopted 
Huntingdonshire Core Strategy 2009 and LP1 of the Draft 
Huntingdonshire Local Plan to 2036: Stage 3 (2013).  The applicant 
can be encouraged to comply with Policy LP14 ‘Reducing Carbon 
Dioxide Emissions’ by informative. 

 



Other matters 
 
7.40 It is considered that the location of the site has no significant 

biodiversity/nature conservation implications and satisfies policy LP28 
of the Draft Huntingdonshire Local Plan to 2036: Stage 3 (2013). 

 
Conclusion: 
 
7.41 The proposed development is considered to be compliant with the 

relevant national and local policy as: 
 

* the development is acceptable in principle as the dwelling is 
essential for the proper functioning of the equestrian enterprise as it 
will enable the proprietor to be readily available for security and 
supervision, the need relates to a worker primarily employed in the 
business for more than a full-time equivalent post, the equine unit has 
been established for at least three years, been profitable for more 
than one year, is currently financially sound, and has a clear prospect 
of remaining financially sound, the functional need could not be 
fulfilled by another existing dwelling (such as Salix House as this is 
not in the applicant’s control), or any other existing accommodation in 
the area (as the dwelling needs to be within sight and sound of the 
non-DIY livery) and other planning requirements have been satisfied, 
* the proposal would have no material harmful effect on the character 
and appearance of the countryside, 
* the scope for new indigenous landscaping offers an opportunity to 
enhance the views into the Conservation Area, 
* the development will be far enough away to avoid any harmful 
impact on the setting of the listed building at 78 Hamerton Road. 
* the proposal would have no unduly harmful effects on the amenities 
of any residential properties, 
* the development and access are considered to be acceptable in 
terms of highway safety implications, 
* there is no reason why the development should have unduly 
adverse implications for the right of way which lies immediately east 
of the site and 
* the proposal need have no material flooding/surface water drainage 
effects and need not exacerbate off-site flooding. 

 
7.42 Taking national and local planning policies into account, and having 

regard for all relevant material considerations, it is recommended that 
planning permission be granted. 

 
8. RECOMMENDATION - APPROVE subject to conditions to 

include the following: 
   

01017 details minus access 
01002 plans in writing 
01003 3 years 
01006 start 
17001 levels 
NONSTAND scale parameters 
NONSTAND occupation of dwelling 
NONSTAND remove permitted development rights for extensions, 
alterations and outbuildings 
NONSTAND Surf water drainage to include attenuation 



NONSTAND Landscaping details to include indigenous trees and 
shrubs 
NONSTAND Water conservation 

 
If you would like a translation of this document, a large text version or an audio 
version, please contact us on 01480 388388 and we will try to accommodate 
your needs. 
 
CONTACT OFFICER: 
Enquiries about this report to Sheila Lindsay Development Management 
Officer 01480 388247 
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Additional advice from HDC consultant (25th February – 3rd September 2013) 
 
1.Advice received on 25th February 2013 
 
I have looked at the responses from Mr Baker and his agent.  I make the following 
observations. 
 
The accounts should be asked for which will have been prepared and signed by an 
accountant and will include all the accountancy firm details.  The issue is that 
although the equine enterprise and the farming enterprise have been run separately 
they have been run as one company and therefore have submitted combined 
accounts.  It should be clear from the prepared accounts where the income comes 
from, i.e. it should be obvious what the income from the livery business actually is. 
 
The issue, in my view, is that the onus is on the applicant to demonstrate that the 
equine enterprise has been in profit, as per PPS7, and that the equine business is 
viable.  This is usually demonstrated by submitting ‘projections’ for a minimum of 3 
years together with a business plan setting out how the projections are to be 
achieved. 
 
The projections should show: 
 
All income sources i.e. Full, Part, DIY livery, Sales of horses etc 
Less: variable costs such as bedding, hay, feed, stud fees. 
This will give the ‘Gross Profit’. 
Less:  all fixed costs or ‘expenditure’ to include the costs of staff/labour excluding the 
proprietor’s labour.  Any loan repayments should be included. 
 
This will give ‘Net profit’ 
 
From this Net Profit, a ‘Return on Investment’ for the cost of the land buildings and 
any costs associated with the business (such as broodmares) are deducted; a rate of 
2.5% is acceptable. 
The costs of building the proposed dwelling should be deducted either the relevant 
loan repayments or if capital is used a return on investment of 2.5%. 
 
This should leave sufficient income to provide a ‘Return to Labour’ of at least 
£16,203, the current rate for a grade 4 agricultural worker and the benchmark figure 
when appraising such applications. 

__________ 
 
My report stated that the DIY liveries and the 3 broodmares and foals are not 
sufficient to fulfil the functional test.  It is the full and part liveries that fulfil the 
functional test, but these must be on site all year round in order to create a functional 
need for someone to on site all year round. 
 
As stated in the report, paragraph 9 clearly stated that it is the requirements of the 
enterprise, rather than the owner or occupier, that are relevant in determining the 
size of the proposed dwelling. 
 
The labour calculation for the current level of occupancy/horses is for 1.75 workers.  
However, this is a labour need, not a functional need.  The functional need is for just 
one worker.  The dwelling is expected to fulfil the functional need i.e. the occupier of 
the dwelling would be expected to fulfil the functional need.  There is no justification 



for further accommodation for an additional groom.  The proprietor works in the 
business in any case.  
 
With regard to point  9:  Mr Baker says he is not a farm manager.  The term is used 
to denote a dwelling bigger than the minimum required to fulfil a functional need by 
an agricultural worker, of which a much smaller dwelling would suffice. 
 
Mr Baker states that his income is in excess of £16,203; this figure is used as it is 
considered adequate for a grade 4 worker and does not demand a higher level of 
profitability from the business. 
 
The size of the dwelling is also significant because an occupancy condition will be 
attached to ensure the availability of the dwelling to a rural worker or within 
‘affordable housing’ if not needed by a rural worker.  It is for this reason that the 
running costs are relevant. 
 
2. Advice received on 6th March 2013 
  
The Accounts will include a formal statement at the beginning referred to as the 
Accountant’s Report and which will give the Accountant’s details, address etc, 
together with the name and signature of the individual accountant who prepared the 
accounts.  For a business of this size it would not be essential that they were 
prepared by a chartered accountant although I would imagine that they would be.  A 
farm of that size is likely to use professional accountants. 
 
3. Advice received on 2nd May 2013 
 

1.  If there is a functional need, then the dwelling can only fulfil that functional 
need by being ‘within sight and sound’ of the horses themselves.  A DIY livery 
yard (the eastern yard) would not be considered to have a functional need for 
someone to be within ‘sight and sound’. 
 

2. The western yard, where there are a small number of broodmares (these 
would not be sufficient to create a functional need all year round) and where 
the full and part liveries are stabled would create a functional need if they 
were on site all year round.  The issue has been whether in fact these full and 
part liveries have been on site all year round, the figures seemed to indicate 
not.  However, you say you are prepared to accept that they have been and 
that you accept the functional need. 

 
3. Once I have received the accounts I will be happy to address any issues or 

questions you have in relation to the figures. 
 
4. Advice received on 11th July 2013 
 
With regard to the extracted financial information, signed by the accountant; 
 
The figures are in line with those previously submitted and show a reasonable level 
of profit.  In particular, the Net Profit for the last year 2012/2013 is £29,551 which 
allows for the ‘return to labour’ costs and build costs of the dwelling. 
 
Net Profit:                                                            £29,551 
Cost of dwelling:                               
Capital £80K @ 2.5%                                        £2,000 
Mortgage                                                            £8,778 



Return to labour 
(Grade 4 Worker 2013)                                  £16,649 
 
Total costs:                                                         £27,427 
 
Surplus profit:                                                   £2,124 
 
These figures demonstrate that the business can support the costs. 
 
The Net Profit has been fairly consistent over recent years.  The projections 
previously submitted show a similar level of profit.  As long as the level of 
turnover/profit can be maintained then the business will continue to be able to afford 
these costs.  The financial test is, therefore, met. 
 
The location of the dwelling is sited so as to fulfil the functional need created at the 
farm yard/western yard, as long as it is sufficiently close that the applicant is certain 
he will be able to hear any disturbance within the yard, distressed horses etc.  The 
dwelling would not be appropriately sited to fulfil any functional need at the DIY yard, 
if a functional need existed. 
 
The issue of the size of the dwelling being commensurate with the needs of the 
enterprise remains, although clearly the calculations demonstrate that the business 
can afford the build cost.  This is something the planning authority will probably need 
take a view on. 
 
5. Advice received on 12th July 2013 
 
Paragraph 9 Annex A of PPS7 clearly states that ‘...dwellings should be of a size 
commensurate with the established functional requirement.  Dwellings that are 
unusually large in relation to the needs of the unit, or unusually expensive to 
construct in relation to the income it can sustain in the long term, should not be 
permitted.  It is the requirements of the enterprise rather than those of the owner or 
occupier, that are relevant in determining the size of the dwelling that is appropriate 
to a particular holding.’ 
 
Most applications I deal with are for dwellings intended for occupation by the owner 
of the enterprise, my view is that it is not relevant whether it is occupied by the owner 
or a member of staff. 
 
I have to say that I have never had an application that incorporated separate 
accommodation for weekend cover.  The functional need of the enterprise relates to 
providing ‘supervision’ during the night time hours in case of disturbance, fire etc, 
there is no specific requirement for a person to be ‘working’ during the night.  
Therefore, even if another person carries out yard duties at the weekend the 
applicant remains on site during the night to react to any emergencies.  When the full 
time worker – the applicant – is on holiday, one would expect that a relief 
worker/groom would stay in the house. 
 
You might be interested to look at this appeal for which I was instructed by Exeter 
City Council. APP/Y1110/A/10/2141611 Rollestone Farm, Pennsylvania Road, 
Exeter EX4 5BJ The main issue in this case was the size of the dwelling, and the 
appeal was dismissed. 
 
 
 



6. Advice received on 19th August 2013 
 
 With regard to the ‘livery kit’, which I assume could include all of the tack and 
equipment, this would certainly be valuable.  However, my argument against it being 
necessary to store it within the house would be: 
 

1.  This will be inconvenient both for clients having to walk so far to collect items 
of tack which would be time consuming and often heavy (in the case of 
saddles) and also for the owner.  This is the reason for tack rooms always 
been within the yard. 

 
2.  More significantly, the sole reason for the applicants being granted planning 

permission for a house in the countryside is that it is essential that the horses 
in the stables/boxes are within earshot.  This means that any disturbance on 
the yard will be heard so that if they are suffering colic, choke or any distress 
they will be heard immediately.  If the horses cannot be heard then the house 
itself is not capable of fulfilling the functional need.  Nonetheless, I consider 
that a very secure tack room would need to created to deter thieves. 

 
7.Advice received on 3rd September 2013 
 
Previous cases relating to groom's accommodation have always been for 
accommodation required all year round, as opposed to accommodation required just 
very occasionally.  Such cases are generally for accommodation that requires a new 
dwelling and which is then subject to the functional test. Typically these fail as the 
owner or manager lives on site already and any functional need is for just one person 
to be on site at night for supervision, regardless of the number of workers required 
during the day. 
 
I have dealt with other cases for accommodation for a full-time groom to live on site 
where there is already an owner living on site but these have been an application for 
'change of use' of an existing building.  Typically these relate to adapting a staff room 
and additional space within the stable complex, for example.   
 
I appreciate the point Mr Baker is trying to make but I assume the problem, as the 
LPA sees it, is that being permitted to build a new house in a rural area is an 
exception to policy and subject to specific tests.  I am not aware of any applications 
for permanent accommodation for a groom that would be needed to cover holidays 
and was not employed full-time.  Even in cases where a groom is employed full-time 
and a new unit of accommodation was being created within an existing building 
within the stable complex, (i.e. change of use) justification would have to be provided. 
 
I note Mr Baker's point about future staffing.  Hopefully, the business will develop to 
the point that Mr Baker will not be the sole worker but will be in a position to employ a 
second worker. At this point in time the LPA might consider the case for 
accommodation more straightforward to consider.   
 
Clearly it would be helpful to the LPA if they were aware of any applications with 
similar circumstances.  I am surprised that Mr Baker's agent has not been able to 
provide examples of applications for accommodation required for holiday cover as 
this would at least provide some clarification for both the LPA and Mr Baker as to 
how this has been dealt with previously by other LPAs. 
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