
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: RH

	Application No: 
	3/2009/0779

	Development Proposed:
	Proposed mixed use agricultural building for livestock and storage at Lower Warble Hey Farm, Barker Lane, Mellor.

	CONSULTATIONS: Parish/Town Council

	Mellor Parish Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Rural Estates: - 

· The proposal is to create a small scale hobby type activity and the proposed enterprise is a speculative one with no guarantee that it will be sustainable in the future.

· At the time of my inspection the applicant had no stock of his own. Should the proposed enterprise become established then there will be a need for a building to accommodate livestock and provide a storage facility.

· I consider that the general design of the building is appropriate but that only one bay of the building needs to be enclosed to provide a secure machinery store. The remainder of the building should be open fronted to provide adequate ventilation for stored silage and straw and to enable easy access for operational purposes.

· The proposed siting of the building is well related to the existing buildings on the holding.

· I consider that an agricultural building cannot be justified and that the application to be premature until the applicant has demonstrated, through investment in stock, that the building is required.

	CONSULTATIONS: Additional Representations

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy

Policy ENV3 – Development in Open Countryside

Policy ENV4 – Green Belt

Policy SPG – “Agricultural Buildings and Roads”

PPG 2 – Green Belts

	POLICY REASONS FOR REFUSAL:

	G5, ENV3, ENV4, PPG 2 – No agricultural justification resulting in further development to the visual detriment of the locality. 

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

	The application relates to land in the ownership of Lower Warble Hey Farm within an area designated as both Open Countryside and Green Belt down Barker Lane, to the east and approx. 0.7 miles outside the main settlement of Mellor.

Permission is sought for an agricultural building measuring approx. 18.3m x 13.7m x 5.5m in height to be used for livestock and storage of machinery and feed stuffs.

Initial plans that were submitted showed the orientation of the building running east to west to existing buildings at the farm and being fully enclosed, constructed of 2m high concrete block work to a height of 2m with Yorkshire boarding above to three elevations with dark green box profile cladding above concrete blockwork to the south-west elevation with grey fibre cement roof sheets. Following a site visit from a senior land agent at LCC the applicant’s agent has sent revised plans re-orientating the proposal to run parallel with the existing garage so that the building would be seen as a natural extension to the existing buildings, thus reducing its visual impact.

Whilst the footprint of the building remains the same the design has been amended slightly by introducing two open-fronted bays to the north-east elevation.

In terms of visual amenity I consider that the revised location of the building provides a visual improvement upon that previously submitted as it would be viewed as a natural extension to existing buildings, satisfying the requirements of the Councils SPG on ‘Agricultural Buildings and Roads’. However I do consider that the design of the building, namely the 2m high concrete blockwork walls to the base would be visually prominent and as such a reduction in their height and an increase in the timber cladding or box profile sheeting above would provide a visual improvement. Some form of landscaping to reduce its overall height may also further reduce the visual impact of the building.

With regards to impact upon residential amenity I consider that as the proposal is to be sited approx. 100 metres from the nearest residential property on Barker Lane its impact will be minimal.

Lastly with regard to agricultural justification for the building, 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”. In addition, paragraph 3.4 of PPG2: Green Belts states that ‘The construction of new buildings inside a Green Belt is inappropriate unless it is for…………agriculture and forestry.

The County Estates Officer has advised that there is no agricultural justification for the proposed building as the application is deemed to be premature until the applicant has demonstrated, through investment in stock, that the building is required. Thus the proposal is considered contrary to the provisions of Policy G5 and ENV4 of the Districtwide Local Plan.

The potential harm of this proposal is that if allowed, the building would be considered an unjustified development in the open countryside and the green belt, dectracting 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.

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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