Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2006/0350 

	Development Proposed:
	Agricultural garage and workshop, including new field access replacing present unsatisfactory access. Re-submission of 3/2006/0270P at New Marles Farm, Ribchester Road, Dinckley, Blackburn 

	CONSULTATIONS: Parish Council

	Parish Council - No comments or observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Objects to the proposal on the grounds that the new access is unsatisfactory is terms of visibility and sightlines. 

Rural Estates – the building proposed is too large for its supposed purpose, the design which incorporates 4 roller shutter doors will lose the building’s agricultural identity. The site is separated from the existing buildings, however it is relatively concealed. 

	CONSULTATIONS: Nearby Residents

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV3 – Development in the Open Countryside

Policy ENV6 – Development involving agricultural land

Policy SPG Agricultural Buildings and Roads

	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The property is a substantial farm complex located in Dinckley. The application is for an agricultural building, its use being a workshop and garage. There is also a new field access proposed. The measurements of the proposed building will be 20m long x 17m wide. It is proposed to have a pitched roof and be 6.8m at the apex and 4.5m at the eaves. The proposed materials are dark green profiled metal roof and wall sheets with fair faced concrete block to the base. 

The location of the building is proposed close to existing farm complex and is screened well by existing trees. The size of the building is substantial, having 5 openings and being 340m² floor space. Rural Estates have confirmed that the building is too large for its proposed use and its siting is not close to other existing buildings, although is well screened. 

The design is acceptable, being an agricultural building. The green profiled roof and wall sheets will help it fit into landscape well. However, the roller shutter doors are unacceptable and will cause the building to become less of an agricultural form. 

The County Surveyor has stated that the proposed access is unsuitable and not safe with regards to sightlines and visibility. Therefore on the county surveyors and rural estates advice of refusal, I recommend accordingly. 

	SUMMARY OF REASONS FOR REFUSAL:

	Highway safety and agricultural justification, in being contrary to SPG Agricultural Buildings and Roads, ENV3, ENV6 and G1. 

	RECOMMENDATION: That conditional planning permission be refused.


DATE INSPECTED: 19/05/06














