Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/JS

	Application No: 
	3/2006/0358/P

	Development Proposed:
	An agricultural building approx. 12m x 15m for housing of livestock and associated equipment at Moorstones Barn, Middle Knotts Farm, Knotts Lane, Tosside, Skipton, Yorkshire 



	CONSULTATIONS: Parish/Town Council

	Parish Council - Bolton by Bowland, Gisburn Forest and Sawley Parish Council – No comments or observation received within statutory 21 day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Rural Estates (Land Agency Manager) - No objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG - Agricultural Buildings and Roads.



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

	Moorstones Barn lies within agricultural land in the Forest of Bowland Area of Outstanding Natural beauty, as defined by the Ribble Valley Districtwide Local Plan (adopted June1998). The applicant occupies approx. 44.28 acres of agricultural land, and has been increasing the number of livestock he keeps at the application site and has plans to increase the number of cattle still further.  He is proposing to erect a new agricultural building to provide housing for mainly cattle, as the two existing agricultural buildings do not have capacity to accommodate these. The proposed site is to the north side of the outdoor horse exercise ménage which is mostly an area of unutilised land.  In view of the existing land levels the floor level of the building will be kept below the level of the ménage area.

It is proposed to erect a steel portal frame building measuring 15m x 12m x 2.7m eaves height.  The building will be fully enclosed using box profile sheets to all four sides, although allowing for vehicular access through the north/west (front) facing gable end and two personnel door entrances.  The same profile sheets will be applied to the roof. The proposed location of the building allows direct access from the main proportion of the agricultural land, with doors to the main western elevation opening directly on to the land permitting easy access for shelter.

It is considered that the two existing buildings are not able to house cattle given the applicant’s storage and other livestock housing needs, and I feel that the provision for cattle housing can be justified in principle despite the fact that Highland Breeds are generally hardy enough to live outside because I expect Mr Kendry would wish to preserve the grassland for keeping the sheep flock. In addition, whilst I feel the scale of the application building is excessive when considering the applicant’s existing numbers of cattle, I feel the applicant has a genuine intention to expand this side of his operations. Also, whilst I feel the floor area of the building has been designed to optimally utilise the land area identified I do not envisage the scale of the building being excessive when taking into consideration the applicant’s operational plans.

In terms of the design, whilst the proposed building is that of a standard portal frame structure, the Rural Estates Manager has strong reservations that the building is of appropriate design for housing Highland breed cattle. He is concerned that there is a lack of an appropriate through flow of air to provide adequate ventilation for the cattle, and that the proposed design will not provide any through flow of air and will be inappropriate for its intended use. Mr Kendry has been subsequently advised on this, and it is his intention to have adequate ventilation and that the door on the front of the building would be a split hinged door so that the top half of the door can be left open. As such, in summary of the design issues it is considered that there are some significant aspects of the design namely provision for ventilation type of doors and potentially the issue of condensation on the underside of the sheets which make this proposed design inappropriate for its intended use.

As such, I consider that an agricultural building of this size and design is appropriate in the countryside and subject to further information being submitted with regards to the materials and construction of the building, 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.


DATE INSPECTED: 27/06/2006














