Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/EL

	Application No: 
	3/2006/0252/P

	Development Proposed:
	Proposed 70 sq. m. Agricultural Building at Ashmore House, Stoneygate Lane, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish - No objections to this proposal. 



	CONSULTATIONS: Rural Estates (Land Agency Manager)

	It is clear that the applicant does not have a general store area for use in conjunction with maintenance requirements for the property including the land.  On this basis I feel that a building can be justified and feel the site of the application building is appropriate for this purpose.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy SPG - Agricultural Buildings and Roads.



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

	Ashmore House constitutes a private residence that has no connection to any agricultural trade/business being undertaken from the premises and lies within open countryside, just outside the village boundary of Ribchester as defined by the Ribble Valley Districtwide Local Plan (adopted June1998).

The applicant’s property has a large domestic curtilage and a long driveway, both of which require maintenance e.g. grass mowing.  When Mr Morgan acquired the property in 2000/01 it included 9 hectares (22 acres) of agricultural land (shown edged red on the plan submitted with the application), which he lets to a local farmer but does undertake some grass topping from time to time as well as some other maintenance requirements.  In view of this, the building provides a store for items of machinery used in conjunction with these maintenance duties.

The application building constitutes a two bay steel portal framed building, measuring 10m x 7m x 3m eaves height.  The building is fully enclosed consisting of an external skin of full height profile steel sheet cladding and an internal leaf of concrete walling up to approximately 1.8m high.  Access into the building is through a door entrance in the west facing gable end elevation. The location of the building is adjacent to the driveway fronting the house but owing to the fact that the land where the dwelling stands falls to the south, then the application building is set at a lower level.
Having received a consultation response from the Land Agency Manager, he noted, “It was evident that the basis of submission of this application is intended as agricultural development although it was clear that the applicant is not engaged in an agricultural trade/business.” He also felt that, “whether the basis of the application is felt to be appropriate will be a matter of interpretation as to whether the use of the building needs to be in accordance with an agricultural trade or only that its use is connected with agricultural land, as in the applicant’s case”. However, it was his opinion that its use ought to be associated with an agricultural trade/business for an agricultural planning application to be valid.

Within his consultation response, he also went on to comment that “Notwithstanding the above, Annexe E of PPG7 (Revised) provides guidance on proposed agricultural development within the provision of agricultural permitted development rights.  Whilst the subject application has not been submitted on the basis that the applicant has agricultural permitted rights, I feel the guidance contained in the Annex provides a useful basis for assessing full applications. As such, it is clear that the applicant does not have a general store area for use in conjunction with maintenance requirements for the property including the land.  On this basis I feel that a building can be justified and feel the site of the application building is appropriate for this purpose.”

As such, 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 application is therefore recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.
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