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PROPOSED CONSTRUCTION OF TIMBER FRAMED AGRICULTURAL BUILDINGS IN FIVE PHASES AT WYCONGILL FARM, HOLDEN LANE, BOLTON-BY-BOWLAND

	PARISH COUNCIL:
	No observations received at the time of preparing this report. 

	
	
	

	ADDITIONAL REPRESENTATIONS:
	No observations received at the time of preparing this report. 


Proposal

This proposal is for a new agricultural building measuring approximately 60m x 33m and would have a maximum height of approximately 5m.  The building is to be used for livestock purposes as well as a small sand bunker which measures approximately 9m x 5m.  The building is to be constructed of vertical timber cladding with the roofing to be dark blue cladded material.  The design of the building has resulted in three gables with the main building located in a central position which is 5.1m in height with the other buildings at a lower level of approximately 4m in height.   The buildings are to be dug down into the existing land by approximately 1m which will result in the proposed buildings being approximately 1m above the height of the existing agricultural building which are adjacent to the complex.

The building is to be constructed on a vertical timber cladding with the roof to be dark blue cladded material.  The open elevation is the south elevation which will face towards the highway but be approximately 100m from the road frontage.  

Site Location

The building is located in the Area of Outstanding Natural Beauty and within the proximity of the listed building known as Wycongill.  The complex is on the outskirts of Bolton-by-Bowland and other than an existing farmstead the nearest dwellings are approximately 200m away.  

Relevant History

3/2007/0984 – Change of use of redundant barn to agricultural worker’s dwelling.  Approved with conditions.

3/2007/0363 – Proposed dwelling.  Refused. 

Relevant Policies

Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.

SPG – “Agricultural Buildings”.

Environmental, AONB, Human Rights and Other Issues

The main issues to consider in relation to this application relate to the visual impact of the buildings which are located within the Area of Outstanding Natural Beauty.  Furthermore it is right and proper to have regard to the agricultural justification and need for this building.  

In relation to the agricultural justification the applicant has submitted details indicating the requirements for this building.  I am satisfied that the location of the building and design is requisite for agricultural purposes and, as such, I am confident that there is an agricultural justification for the buildings.  

In relation to the visual impact, the building is of a significant size and, as such, would be noticeable in the local landscape.  The building is within the Area of Outstanding Natural Beauty and therefore great care must be given to both design and its location.  I am satisfied that there is no other location within the farmstead that would be less obtrusive and that the applicant has sought to minimise the visual impact by excavating the building down by approximately 1m so that the roofscape will not be significantly higher than the existing agricultural buildings.  The main farmhouse, which is a Grade II listed building, will not be affected in terms of the visual impact resulting from this building.  

The applicant has indicated that the existing buildings are to be used and this proposal is to comply with modern standards in relation to animal welfare.  

In assessing any application within the Area of Outstanding Natural Beauty it is important to have regard to whether or not there is a need for environmental impact assessment under Schedule 2 Developments.  I am satisfied that as this will not result in a significant increase in livestock nor can it be interpreted as an intensive livestock installation as it does not fall within the indicative threshold and criteria as per Schedule 2 of the  Environmental Impact Assessment under Circular 02 1999.  

In relation to Environment Agency issues, the site is not within Flood Zone 2 or 3 and the overall size of the proposed building is less than 1 hectare of operational development and, as such, there is no need for a formal consultation with the Environment Agency.

I also consider that as the proposal will not involve a significant increase in livestock on the site, the resultant waste can be accommodated within existing buildings.  

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 planning permission be GRANTED subject to the following condition(s):

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
This permission shall relate to the proposal as submitted by plans reference JM3/2010 0004/05/06/ 07 and 08 A and 0004/05/06/07 and 08 B.


REASON:  For the avoidance of doubt.

3.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan and the adopted Supplementary Planning Guidance – “Extensions and Alterations to Dwellings”.

NOTE(S):  

1.
The proposed development must comply fully with the terms of the Control of Pollution (Silage, Slurry and Agricultural Fuel Oils) Regulations 1991, (as amended 1997).

