
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO/EL

	Application No: 
	3/2006/0028/P

	Development Proposed:
	Construction of cattle shelter and food store at Ex Sewage Treatment Works, Barrow

	CONSULTATIONS: Parish/Town Council

	Parish Council - Have a number of reservations.  Concern about possible run-off of effluent from the building and surrounds, into the adjoining Barrow Brook.  Land surrounding site is currently used for storage of forestry plant and equipment and there is a feeling that the building might be used for this business, operated by the applicant and his son.  If the building is to be used as a cattle shelter, do the doors really need to be 5m high?  Apart from the doors, there are no means of ventilation.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (Rural Estates): I note from my records I have commented upon an earlier planning application submitted by Mr Ball for the erection of an agricultural building: application number 3/98/0020.  The application site related to a small area of land owned by Mr Ball off Crooked Field Lane, Chaigley where he already had a small collection of buildings.  At the time, Mr Ball farmed approximately the same area of land he currently farms and the base of the farm operations had been at the Chaigley site.  Whilst the application was refused planning permission I was informed permission was granted on appeal but the permission has not been implemented.

Mr Ball informed me that generally he does not use the existing buildings in Chaigley for cattle housing and the reason being due to the inconvenience of managing the cattle because of the distance from his house.  I am aware that at the time when I commented upon application number 3/98/020 Mr Ball was operating the generally same system of farming as he is currently doing so, and as such, I must presume that the facilities which exist there are appropriate both for the nature and scale of the applicant’s agricultural enterprise.  I recognise though that following his purchase of the former treatment works site has provided him the opportunity to house his cattle close to where he lives as up to present he has only rented land at Barrow.  I feel from an operational perspective that for Mr Ball to be able to manage his cattle close to his residential address would be beneficial.  I am aware though that the cattle have out wintered on the land at Barrow for several years and consider that in principle it would not be inappropriate to out winter cattle, provided that they have access to shelter which I am aware they have.  I feel the use of steel profile sheeting as proposed to the sides is inappropriate owing to the lack of through flow of air.  I feel it does resemble the characteristics of a machinery/workshop building which I feel a use could not be ruled out in view of the applicant’s son’s joint use of the yard in conjunction with the forestry contracting business.

It is clear that the building will stand in isolation to other development.  However I feel its proposed location being low lying would help to conceal the building.

With reference to the need to hardcore the entire site it is evident that the basis of justification for this is not concerned with an agricultural need but instead it related to the applicant’s son’s forestry contracting operations.

PTO

	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control




Policy G5 - Settlement Strategy




Policy ENV3 - Development in Open Countryside




SPG "Agricultural Buildings and Roads"



	POLICY REASONS FOR REFUSAL:

	Policies G5, ENV3 and SPG “Agricultural Buildings and Roads” – Inappropriate design and inadequate agricultural justification to the detriment of visual amenity.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission is sought for a detached building for cattle shelter and food store.  The maximum dimensions of the proposal are 18.3m x 12.2m x 6.2m to the ridge.  The site is a former sewage works now used for the storage of forestry plant and equipment and adjacent to the applicants agricultural land.  Cattle on site currently have no winter housing hence this planning application.  It should also be noted that hardcore has been laid on part of the site and it is proposed to fill the remainder in hardcore.

The Rural Estates Surveyor has observed that the existing facilities in Chaigley are appropriate both for the nature and scale of the applicants agricultural enterprise and also that the proposal resembles a machinary/workshop building which could potentially be used by the applicants son in conjunction with his forestry contracting business and therefore the design of the building is inappropriate for the purpose of housing cattle and food store.  On this basis I do not consider that there is adequate agricultural justification for the building.  A building of this scale in an isolated location without sufficient agricultural justification would be detrimental to the visual amenities of this part of the open countryside.  In addition, despite some tree screening around the boundaries of the site, filling the area with hardcore would have a significant impact on the appearance of the area.

I therefore recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 3 MARCH 2006





TELEPHONE CLLRS:  YES / NO


DATE:














