Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2006/0132 

	Development Proposed:
	Single storey agricultural building 13.7m x 7m at Lane Ends Cottage, Nightfield Gate Lane, Balderstone, Lancashire

	CONSULTATIONS: Parish/Town Council

	Parish - Objections to this proposal on the grounds that the building is not specified in use, i.e. the proposal only states ‘agricultural’. Also objects on the grounds that the building will be used for the applicant’s business of repairing grass cutting machinery, and become an industrial building and not used for its intended use.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. No observations received.

Rural Estates - Supports the application and states that is will be agriculturally justified for livestock housing and associated storage.



	CONSULTATIONS: Nearby Residents

	7 letters of objection have been received. The main objection is that the building will not be used for its intended use as agriculture and will be used for the repair and storage of grass cutting machinery. The secondary objection is that the location of the building is in an isolated location in the field.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV3 – Development in the Open Countryside

Policy SPG – “Agricultural Buildings and Road”



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application is for an agriculture building, being 13.7m x 7m x 3,4m high at the highest point, with a pitched roof. It will have a pitched green box profile sheeted roof, a block base and timber vertical boarding to the sides.

The site is on the outskirts of the hamlet of Balderstone. The application site is in the field adjacent to an existing timber shed at the southern point of the applicant’s garden. Common’s Lane runs around the field in an ‘L’ shape, west to north and meets Nightfield Gate Lane.

The issues to consider with this development is the location of the building, the design and its intended use.

The building will be situated 40 metres from the west side of Commons Lane and over 40 metres from south side of Commons Lane. 

It will be in an isolated location within the field, in that it will not be close to any other structures apart from the timber shed, and it will not be screened well as there is only one tree. 

However, I consider that an agricultural building of this size and design is appropriate in the countryside and therefore I do not consider that the location is detrimental to the surrounding area. The proposed materials will be in context with the area, i.e. block work to the base with vertical timber boarding to the sides. As there is development around the site in terms of housing and roads, I do not consider the location to be completely open and exposed.

Rural Estates at Lancashire County Council were consulted, whose response was that the building was agriculturally justified for livestock housing and associated storage. The size and design is also acceptable in his opinion.

The County Surveyor has raised objections and requested that we refuse the application on the basis that there are no access details or off street parking for vehicles visiting the site included within the application and that the site is also hazardous in relation to parking on the bend of the road.

From the letters of objection, it has become apparent that neighbouring properties are concerned that the applicant will not use this building for agricultural purposes and instead, use if for the repair and storage of grass cutting machinery, a business which he currently runs on land to the north of the application site. 



	SUMMARY OF REASONS FOR REFUSAL:

	Objections from County Surveyor as there is no access or parking arrangements detailed. 

	RECOMMENDATION: That conditional planning permission be refused.


DATE INSPECTED: 03/03/06














