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verview

infroduction and Background

Meame Sutton Limited, Chartered Town Planners, are instructed by Mr
& Mrs Byme ["the Applicant”)
resubmission planning application o change the use of the former

to pregaore ond submit this full detailed

vineyard to garoﬁen amenity area in association with Arundel Vineyard,

Church Lane,
19 7/PL

minster, West Sussex as ¢ dweliing house. Resubmission of

This retrospective omoliccﬁeﬂ is made in reference fo Arun District Local
workers QCcuRaney conc;hoh from the dwelling as i‘rxe occupams who
have lived ot the dwelling since 2000 have never been emploved in
agriculture nor used the land for any commercial use. This application

accompanies the resubmission of application LY/20/17/PL.

The site was abondoned for the growing of vines commercially by 2000
when the site was left in a dilapidoted state and the coplicant purchased
the site. Over 200 vin
anterprise but thers was not the copacity to moke the wine making o

were added o ty and develop o commercial

viabile concern. A few vines were refcined for personal use behveen 2003
and 2010 when the current owners had wine botted off site.

The vines were removed from the site in October 2010 and the land iaid

out to garden arec comprising of lawn and flower/shrulo borders

~

This application is a resubmission following refusal of application LY/19/17
PL. A recent appeal decision reference APP/L3815/W/17/3175064 has

n this resubmission as the cppeaql decision cllowed o similar
erning the removal of an agricuitural occupancy restriction
on the grounds fhat the market vaiuve of the property deemed the former
agricultural dwelling no ionger viabie as an affordable dwelling

The previous application did not provide any financial statement, this
application includes o ﬂhcmcmi statement to demonstrate that the

growing of vines for commercial wines is not viable on this site.

Nl

2.0

2.1

P
oW

2
o

Ny
U

A compoarison assessment has been made of alocal successful commercial
wine grower Tinwood Vinyard ot Goodwood, and a general wine growing
cppraisal by Strutt Parker,

Description of the Site and Localion
The site comprises 0.474 hectare in fofal.

Lyminster is a village Ihat is the main setflement of Lyminster and Crossbush

parish, IF borders, to the south, the fown of Litlehampton, which is 2 miles

Wy,

The village of Lyminster is a small rural seftlement clusfered cround th
church of St Mary Magdalene.

The site cbuts the Lyminster Conservation Area

The Applicalion Site:

The application site was once part of the Arundel Vinevard, and s
accessed from Church  Lane, Lyminster, via o sweeping drive through to

fhe house. The 1 from The rodd.

site cannot e seen

The site consists of a lorge house and garden. The garden has been laid
o mowed lawn with borders for shrulos and flowers. The vineyard is now
disused and has been used as garden iand since 2010. it waos last used as
c commercial vinery prior to 2000 when the Applicanis purchased the sife
in o dilapidated state.

Also within the site is Parkgate Barm which was orought to the site from the

AZ79 ot Lower Beeding. This was used by the previous owners as o café
without planning permission. The bam is currently used only for domestic
use, for the dwelling house.

ARUN DISTRICT COUNCIL LY/8/18/PL
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Site History & Descri

3.0 Site History 4.0 Descriplion
3.1 The relevant site history is as follows:
4.1 This refrospective resubmission of LY/19/17/PL application seeks 1o chonge

the use of the land previcusly used as o commercial vineyard for growing

vinas for wing, which was procassed off site, o gorden omenity land

Change of use of bam for refall scle of | Refused serving the dwelling. This application is made following Appeat Decision
English wine in accordance with license APP/L3BIE/W/17/3175066 which dllowed the removal of an agricuitura
granted and vineyard tours. Cnesite occupancy condition as due to the market value of the property, it could
parking for visitors cars. no longer serve the function of an afferdable home. The vaiue of the
LY/16/02 Replacement of existing agricultural il Approved property s similar fo Arundel Vineyard and this appeal decision is periinent
dwelling. Condifionally fo this applicafion. This has resulted in the re-submission of this application,
Y/33/03 Modifications 1o house fype  previously | Withdrawn which shouid be assessed in combination with the application to remove

approved under LY/16/02 the agriculturalrestrictive condition from the dwelling. A financial statemen
o ; L /02.

— — . T - i has also been included in this application which was not in the previcus
LY/3/04 Maodifications to house fype dwelingiAoproved ot
. . . . application,
~amendment  fo  planning  permission § Condificonally

LY/3/04.

LY/25/04 Alterations o roof of proposed dwellingiAoproved
~ amendment to planning permission § Condifionally
LY /3/04.

LY/15/05 Proposed demolifion of existing wall and{Approved
gate plers and construction of new wall, | Conditionally
gate piers and new gafe.

LY/12/10 New conservatory extension. Approved

Conditicnaih

LY/19/17/PL {1 Chonge of lse from Vinery ot Arundel § Refused
Vineyard o gorden amenily ared serving
Macushia House.

LY/20/17/PL | Applicationfor Continuation of use without | Withdrawn
complionce with condition 2 occupation
imposed under LY/16/02/, cendition 3
occupaction imposed under LY/25/04/.
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Policy Framework

Flanning Policy Framework
he relevant policy framewaork is the National Planning Policy Framework
(NPPF}, the Arun District Local Plan, and the Emerging Local Plan Main

Modification January 2018,

Notional Plunning Policy Frameworle

he ovemiding principle of this policy is the presumpfion in favour of
sustainable developrnent. Paragraph 14 sfafes that local planning
authorities should positively seek cpportunities to meet the developrnent
needs of their area.

Paragraph 17 states that planning should net simply be about scrutiny, but
instead be o creative exercise in finding ways to enhance and improve
the places in which people live their lives. It continues that local planning
authorities should fake account of market signals such as land prices and
housing affordabiliiy.

It is considerad that this application is in accordance with this policy ir

is not viakle and ceased being used Qs & vinery before 2000, The land
was left in o diapidated state and the applicants have enhanced their
immediate surroundings by creating o garden appropriate to the dwelling.
The applicant infended to grow grapss for wine commercially but this
was just not viable on this small site, as is demonstrated by the financicl
statement submitted with this gpplication and the lond agent assessments
oy ooth the local land agent and Strutt Parker more generally.

The Local Development Plan

he current Development Plan comprises the saved policies of Arun District
Local Plan and the emerging Local Plan Main Modificotion Januory 2018.

o
o~

S_T‘u

Arun Diskict Councll Emerging local Plan Publicalion Version Ocliober
2G4

Folicy SO SPI Sustaingbie Deveiocpment

When considering development proposals the Council will foke o
positive approach that reflects the presumption in favour of sustainable
development confained in the Nalional Planning Policy Framework.

The previcus use of the sife as ¢ vineyard waos not sustainable, was run
down and nence ceased. The most sustainable use of the land is as garden
amenity to serve Arundel Vinevard as a dweliing.

Policy &SP Countryeide

Qutside the defined Bullt up Area Boundary the counhyside will be
safeguarded for its own sake. Development will not be permilted unless it

is:
b. for quietl, informal recreation.
This proposat is for quiet informal recreation fo use the land as garden

amenity space for the benefit of the residents of Arunds! Vineyard. This use
has been taking place since 2010 and has not generated any complaints.

ARUN DISTRICT COUNCIL LY/8/18/PL
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The Reason thatl Planning Approval should be granted

it Tha Principle of development

This is a resubmission of o previously refused application. No financial
statement was produceo with the previous application and has now been
subrnifted to demonstrate that the land used as a vinery is not commercially
viakile.

The howse is o large residential dwelling whose residents have never been
employed in agriculiure. The house was originally bullt to support on
agricultural use that ceased operation over 18 years ago. An application
to remove an agriculiural workers dweliing condition accompanies this
application.

The lond was left in o dilapidated state prior fo the current owners
purchasing the site and has not been used for commercial growing since
at least 2000.

The land is not of sufficient size o sustain any agricultural commercial

venture as demonstrated laalow.

(i} Economy of Scaie

The site is o maximum of 0.672 hectore, or 1.66 acres, of which less than 1
acre is available for growing. This is a relatively small site, particulary for any
successful commercial venture, The Strutt Parker paper concerning wine
growing stafes that it is not commercially viable o grow wine on iand less
than & acres; this site is 1.66 acres. [ was the intention of the Applicants

grow vines commercially and in good faith set about undertaking a wine
growing course and removing alf dead vines, and erecling new growing
supports and 200 new vines. However, Mr Byrne, who was praviously
employed as an engineer in Lilehampton had besn over oplimistic
in what could commercially be achieved. The estimated £35,000 per

pproval shoul

o

cornnum as stated in the letter of Anthony Greernwood 13 January 2003
“our clients are optimisiic that the vinevord con produce in the region
of £35,000 income in its existing condition.” What the statement did not
provide was a fully costed projection of profif and ioss. The size of the site is
foo small to produce sufficient quantity o be commercially viakle. Taking
stock, maintenance, imbour, processing, botliing and marketing, the
income did not surpass the cutgoings and the venture would have been
o loss making concern. The vines suffer from disease and mould and need
constant restociking in order to produce any sufficient supply, this is labour
intensive and to employ labour would significantly add to the costs. The
aevidence is provided in the financial statement,

This application follows an appeal decision reference
APP/LIBIE/W/17/3175064 idolsfold House, Balis Cross Road, Kirdford,
Billingshurstwhich allowed an appedl foremove an agriculfural occupancy
condition, on the grounds that the property due to it market price could no
longer be regarded os an Affordable unit and therefore the condition was
no longer recsonable or necessary. The market value of the property was
£1.5m to £1.6m, which is a similar value to this property. An application to
remove the cccupancy condition has been sulbrnitted with this application
s the two applications are linked.
With reference to the appeal af Idoisfold House, {a copy of the aopedai
decision is attached o this application}, the site was o small helding of 11
fo 16 acres [4.452ha approx.) with the land used as garden, tennis courts,
sand school, outibulidings and pasture. The site is significantly larger than
the application site. The land is not used for any commercial activity, as is
the case with the cpplicafion site.

As o comparison of a local successful commaercial wine growers is that
at the Tinwood Vinyard, near Goodwood. They own 110 heciores and
grow vines on 25 hactares. They also diversify with cabin iodges on site,
tours and other activities. The site is significantly larger than the application
site which demonsirates the economy of scale reguired for commercial

RICT COUNCIL LY/8/18/PL
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growing, with additional lond to diversify to add value. This site is foo
smaili fo produce sufficient vines, let alone diversify fo add value fo the

product.

(it Achuo! Production during the pernod 2005 - 2010 {Psrsonal

cansumption only}

Wine Making ot Plumpton College for domestic consumption only

The number of boftles of wine produces for the Arunde! Vinevard from

Plumpton are as follows bhelow:

2005 164 311
2006 500 390
2007 120 85

2008 110 110
2009 400 440
2010 100 400

The fluctuations in guantities s due to weather conditions during the
growing season. The average production is 232 bottles of dry and 290
of sparkling per annum. The Plumpion College costs for processing these
was £2030 per annum. This was for domestic use only and not for any
commercial sale. Commercial prices would be higher per bottle.

(v} Addressing the Reasons for Refusai

Refusal recson 1 s that the garden is not necessary for agriculture or ihe
guiet informai recreation. A garden is defined as
ground devoted to the cullivation of flowers, frult or vegetables” - quiet

“enclosed plece of

recreational use. The garden has been laid cut and used os garden since
2010 when all the remaining vines were removed from the site. This has

p\

b2

[95]

rnot resulted in any compiaints. Indeed, the use is significantly quieter than
any commercial use of the site and therefore a benefit o neighbouring
residential properties. This supports the argument that the garden is used

for quiet recreation in accordance with local plan policy GEN3.

Reason number 2 states that the domestic noture and formalised
cappearance would give an urbanising ond alien intrusion on the
countryside. Again, the chang

o any compiaints. The reason for this is that the site cannot be seen from
either Church Lane of Lyminster Road. The site enfrance is set approximately
50m pack from Church Lane and is behind a Zm high flint wall and mature
vegetation. The garden area will rernain significantly as it has bee
t the setting of the adjcc

e took place in 2010 and has not given rise

nigid ou
and this does not affec ent conservation area as it
cannot be seen within the conservafion area. Therefore the change of use
of the land has not caused any significant harm e the environment. The
reason shodld pe justified by the facts, net on a generdlised statement that
it may cause on urbanising effect. The cpplication should be defermined

isely demonsirable harm, if any, that s

on its merits and shculd identify pra:
caused. As the change of use took place 8 years ago, without complaints
being generated, it is difficult fo asceriain the exact harm that reason 2
implies.

The officer's report states that the Porkgote Barmn opercted as part of the
previous vineyard and was commercially successful. The barm was used for
=nefit of planning permission and the site was
left in o very poor state by the previous own

It is not the change in ownership that mades

refrashiments, without the be
r, itis hard fo imagine that the

site was commercially vialk!
the site unviakle, it is the operation itself. Without the benefit of profit and
it is difficult to speculate on the succeass or otherwise of the
us concem which was albbandoned by 2000, It was not g commercicl

loss cccounts

revi

operation when the gpplicants purchased the site,

ARUN DISTRICT COUNCIL LY/8/18/PL
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ary and Conclusions

Summary and Conclusions

This cpplication is o resubmission following fhe refusal of the orevious
application, and in light of a mcent cppeal decision regording o similar

pcroperty o the Arundel Vineyvard.

The use of the land as o commercial vinery ceased before 2000 and prior
to the opplicants purchase of the site. The applicant contfinued to grow
wine for their own consurnption until 2010 when they removed the last
remaining vines and laid the lond to garden.

he applicants had intended to grow wine commercially, however, they
overestimated the costs and low vield involved in doing so when they
submitted an estimated tum over to support o previcus application for
changes to the dwelling. There was no financial analysis to support the
statement that they were oplimistic that they could achieve o turnover of
£35,000 and £70,000. As a comparison of the economy of scale fhat needs
to be achieved o grow successfully commercially, we refer fo the Tinwood
Vineyard, Goodwoaod for sparkiing English wine, on land significant larger
than the application site and with other diversified activities supporiing the
concermn and adding value thot the application sife cannot achieve due
fo the small site.

The Shult Parker paper concerning the use of land for winegrowing state
that a minimum of 5 acres of land is reguired o be vicble commercially.

nis site is only 1.66 acres.

=i

he applicants grew vines for their own use ug unfil 2010, This is supported
y Plumpton College statements which accompany this application. The

o

v

Hrubp/flower borders ot that time.

nes weare taken out and the land laid out as garden land, with lawns and

"

™~
o~

~4
~d

7.0

The garden area is that which supporfs the house, with the access drive
sweeping up to the house passing alongside the former vinery/garden.
The change of use has not resulfed in any detrimental effects on the
locality or character of the area. Therefore there is no demonstrable harm
caused by this change of use.

The chonges have not resulfed in any adverse visual effect on fhe
surounding countiyside or Corservation Areq, the garden area cannct
be seen from the road.

Given the recent appeal decision it would be unrecsonable to refuse
the opplication and insist that the land be reinstated fo o vineyard, as
demonsirated it is not commercially viable to use

the land for growing purposes.

To insist that the lond is retained as a vinery is unenforceable as this
commercial use has not taken place since at least 2000.

it has been demonstrated that no demaonstralale harm has been caused
by the removal of the vines and the use of the land as garden armenity
land. The land has not been used as o commercial vinery since befare
2000, sighteen years ogo, therefore it s immune frormn enforcement, For
these regsons the application should e approved.
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