Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2008/0583/P

	Development Proposed:
	Agricultural timber framed building with fibre cement roof for storage of machinery, animal feed, fertilizer etc used in connection with farming the holding together with accommodation for family horses and equipment at Willow Brook Farm, Clitheroe Road, Dutton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations have been received. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections in principle subject to a condition concerning the submission, approval and implementation of a scheme for the containment and storage of manure, and informatives relating to works to any watercourses, and anti-pollution measures.

County Land Agency Manager – Initially had no objection in principle to the proposal but considered the building as originally submitted to be larger than necessary for its intended use.  Amended plans were subsequently received showing a smaller building.  The County Land Agency Manager has expressed orally that he would have no objections to the building as shown on the amended plans.  



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.



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

	Willow Brook Farm comprises a barn conversion dwelling (formerly known as Willow Fas) with approximately 6.7 hectares (16.5 acres) of land on the northern side of Clitheroe Road in Dutton.  The land extends to the east and north of the nearby terraced houses at New Row Cottages.  The land is farmed as a hobby activity with the applicants currently owning about 60 breeding ewes.  She also owns two horses which are kept for riding purposes, one kept at the site and the other in livery at Chipping.

Other than the house, there are currently no permanent buildings at the site.  There are, however, two van bodies that were left by a previous owner of the property.  One of these is being used as a stable and the other for storage purposes.

As amended, planning permission is sought for a building measuring approximately 23m x 13m with an eaves height of 3.2m and a ridge height of 5.2m.  This would contain four stables and an area for the storage of agricultural vehicles and machinery, animal feed and fertilizer etc.  It would be constructed using horizontal treated timber to the lower part of the walls with vertical timber to the upper part of the walls.  The roof would be anthracite coloured profile sheeting.  The building would be sited to the east of a dense and high mature hedge and also a group of mature trees which would screen it very effectively from the houses at New Row Cottages, the nearest of which, in any event, is in excessive of 100m away from the site of the proposed building.  

Overall, I consider that the proposed building is necessary to satisfy the needs of the applicants hobby of keeping and riding horses and the ‘hobby farming’ of the land.  I consider its external materials to be appropriate and its siting is such, that in my opinion, it would not have any seriously detrimental effects on either the appearance of the Area of Outstanding Natural Beauty or the amenities of nearby residents.

I also consider the proposal to contain everything within a single building to be preferable to having two or more buildings.  Furthermore, allowing a building of the proposed size, in my opinion, justifies the imposition of a condition to require the removal of the existing van bodies.  I therefore recommend that permission be granted subject to such a condition and other appropriate conditions.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed building would not have any seriously detrimental effects upon the appearance and character of the Forest of Bowland Area of Outstanding Natural Beauty or the amenities of nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 3 September 2008














