Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/JS

	Application No: 
	3/2007/0866/P

	Development Proposed:
	Erection of a clear span apex agricultural livestock building, approx. 432 sq. m. at land formerly part of Brockthorne Farm, Wigglesworth Road, Tosside, Yorkshire, BD23 4SX.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations or comments have been received within the statutory 21-day consultation period, however they had no objections to the previous application at this site.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Traffic and Development Engineer (LCC) - No objections in principle to this proposal on road safety grounds.

Rural Estates (LCC) - The Rural Estates Manager considers that there is merit in the applicant’s objective to have a building on site bearing in mind the area of land at this site and to an extent the distance between the land and the applicant’s farm unit, and envisages a building at the application site most appropriately providing storage of hay to provide supplement feed for the sheep over winter. He also recognises that the applicant also intend for the building to provide housing for the sheep over the lambing period, and as the land at former Brockthorne Farm will be managed by someone who lives closer to the land than where the applicants live, he considers in principle sheep housing is commonly undertaken at lambing time as such could be justified as need for providing a building.

The floor area of the building is to be significant i.e. 432m2 although he recognises that the area of land is also significant in size i.e. 100 acres.  As such, the floor area is considered not to be excessive when considering the potential stocking density of the land concerned and the storage needed associated with the farming of the land. The eaves height has been reduced to a more satisfactory height than the previous proposed building at the site.

With regards to the location of the building, following the submission of amended plans, it has been sited in a more appropriate location close to the existing buildings at Marl Barn located on the adjoining land. At this location it would not compromise the functional use of the building, as the site would be close to the existing field access track and more central within the block of land.



	CONSULTATIONS: Nearby Residents

	One objection was received but following the receipt of amended plans this was withdrawn.



	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:

	The application seeks permission to erect a single storey agricultural building to be used for housing all types of agricultural livestock, the storage of agricultural implements and machinery and the storage of other miscellaneous agricultural items, for example fertiliser, sprays, straw, haylage etc. The proposed site for the building is off Tosside Road, between Slaidburn and Tosside. The site itself is located within the Forest of Bowland Area of Outstanding Natural Beauty, and from a topographical points, after rising from the road the land then falls away past Marl Barn.

Following the submission of amended plans, the proposed building will be sited approx. 125m from the adjacent highway, and approx. 140m from the adjacent Marl Barn. The steel portal framed building will measure 26.14m x 12m x 3.17m to eaves height. The plans show the building to be fully enclosed consisting of concrete panelling up to 1m high and tanalised timber space boarding above to roof height, however as the building will be situated within the Forest of Bowland Area of Outstanding Natural Beauty, it is considered that a natural stone wall at the base will be more appropriate. There will be provision for vehicular access through each gable end.

The two main issues arising from this application are the visual impact of another building at that location, and any potential impact on the neighbouring landowners.

With regards to the visual impact on the Forest of Bowland Area of Outstanding Natural Beauty this proposal may have, it must be considered as to whether or not this proposal creates further prominence, or whether there will be a minimal impact. It is considered that the design and style of the building is appropriate for this type of area, and feel its height has been kept below the typical heights used for general purpose agricultural buildings (i.e. 3.1m to the eaves). Following the request to move the building further into the site and closer to the existing buildings at the Marl Barn site, the proposed site now provides the most appropriate location given that it will create a nucleus of buildings, and will not create further built development spread into the open areas surrounding the existing buildings. In addition, whilst the plans show the building to be fully enclosed consisting of concrete panelling up to 1m high and tanalised timber space boarding above to roof height, as the building will be situated within the Forest of Bowland Area of Outstanding Natural Beauty, it is considered that a natural stone wall at the base will be more appropriate.

With regards to any potential impact on the neighbouring land owners, it is considered that whilst it may cause the loss of some of the views of the surrounding areas from the Barn and Caravan Site (a non-material consideration), I do not consider that the introduction of a building of this size and height to be used for a mixed-use of agricultural purposes, will have a significant and detrimental impact on the adjacent uses. This is by virtue of the fact that the height of the building is not considered to be excessive, there is a significant distance between the two sites and that for the majority of the time the building itself will only be used for the storage of agricultural machinery, implements and food stuffs, non of which are considered to cause any major harm.

Bearing this in mind and the materials to be used in its construction, I do not consider that a building of this nature in such a rural, and isolated location, will have a detrimental impact on the visual amenity of the area, and 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: 	14/11/2007











