
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2009/0735

	Development Proposed:
	Proposed wooden agricultural storage shed for storage of tractor and hay/straw on land adjacent to Manor Croft, Glen Avenue, Knowle Green.

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Rural Estates: - 

· The applicant undertakes no agricultural enterprise on the holding other than that of growing trees on a small area.

· The applicant does not intend to use the land for his own purposes and there is no intention of stabling or grazing the pony on the application site.

· I consider that the design of the building is not typical of an agricultural building.

· Taking into account the hobby type of activity being undertaken and that the tractor and implements are currently able to be stored at the applicants dwelling. I am of the opinion that there is no agricultural need for a building to house this machinery.

	CONSULTATIONS: Additional Representations

	No representations received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy

Policy ENV3 – Development in Open Countryside

Policy SPG – “Agricultural Buildings and Roads”

	POLICY REASONS FOR REFUSAL:

	G5, ENV3 and SPG “Agricultural Buildings and Roads – No agricultural justification resulting in further development to the detriment of the Open Countryside.

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

	The application relates to land in an area designated as Open Countryside part way down and directly adjacent to Glen View off Clitheroe Road, Knowle Green which is outside the residential curtilage and in the ownership of Manor Croft. Access to the building would be through an existing gateway in the northwest corner of the field.

Permission is sought for an agricultural building located at the top northwestern end of the field for the storage of a tractor and hay/straw. Approx. dimensions of the building are 5.5m x 3.7m x 2.1m to the ridge with a pitched roof and the insertion of a pair of double doors on the northern gable constructed of timber walls with a green felt roof.

In terms of visual amenity I consider that whilst modest in size, the building is not sited amongst any other buildings and appears as an isolated structure in the Open Countryside. Its elevated position directly adjacent to Glen View further enhances its visual impact. 

I therefore consider that this building if allowed would set a dangerous precedent for the acceptance of similar unsympathetic proposals resulting in the further detriment of the visual amenity of the Open Countryside. In addition, the building would also be visible from the Public Right of Way, which runs in front of the proposal and through the field in the applicants ownership.

With regards to impact upon residential amenity I consider that as the proposal is to be sited approx. 40 metres from the nearest residential property not in the applicants ownership any potential neighbouring impact will be minimal.

Lastly with regard to agricultural justification, one of the requirements detailed in Policy G5 of the Districtwide Local Plan states “outside the main settlement boundaries and the village boundaries planning consent will only be granted for small scale development, which are needed for the purposes of agriculture or forestry”. The County Estates Officer has advised that there is no agricultural justification for the proposed building due to the hobby type nature of the activity undertaken and that the tractor and implements are currently able to be stored at the applicant’s dwelling. In addition, he considers that the design of the building is not typical of an agricultural building. Thus the proposal is considered contrary to the provisions of Policy G5 of the Districtwide Local Plan.

The potential harm of this proposal is that if allowed, the building would be considered both an unnecessary and unjustified development in the open countryside, which detracts from the appearance and character of the locality and would set a dangerous precedent for the acceptance of further inappropriate development, which would cause visual harm to the landscape.

It is therefore considered that the proposal is contrary to Policies contained in the Districtwide Local Plan in that it would have a detrimental impact upon the visual amenities of the area.

I therefore recommend that planning permission be refused for the above reasons.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 21/10/2009
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