Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0306/P

	Development Proposed:
	Proposed informal vegetable and soft fruit garden and orchard for domestic consumption. Erection of an ancillary single storey storage barn and roof water harvesting system - all as apart of the sustainable garden and land management strategy. Fields House Farm, Edisford Road, Waddington, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 – Development within Open Countryside.

Policy H10 – Residential Extensions.

SPG - Agricultural Buildings and Roads.



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

	The application site relates to a recently completed, replacement dwelling at Fields House Farm, Edisford Road, Waddington, which lies on land designated as open countryside. Permission was granted in August 2008 for the new dwelling and associated landscaping works, and the dwelling itself was completed in December 2009. The first phase of the landscaping scheme approved by Condition 7 is underway, and is due to be completed shortly. The applicant is now looking at implementing the second phase of the landscaping works, which involves the implementation of sustainable and efficiently designed vegetable and soft fruit gardens, the introduction of a fruit tree orchard and facilities for recycling and composting of all garden and animal waste. The approved external landscaping drawing (Ref. 3690-64A) outlined these proposals as part of the overall site strategy.

In addition to this, the applicant also requires a storage building on site in which to store machinery, tools, implements and materials (which cannot be accommodated in the house) that are considered essential for maintaining the external landscaping and land use strategy proposed on site. The applicant has also focused on maximising the re-use of reclaimed materials and energy systems, such as an underground rainwater storage tank as part of the proposed scheme. Therefore, the storage building proposed is sited to the north of the property, adjacent to the workshop/garage building of the dwelling within the approved domestic curtilage, and it measures approx. 20.6m (w) x 11.6m (d) x 4m to the eaves, approx. 6.5m to the ridge. It will be constructed using a brick plinth up to approx. 0.8m then clad in timber boarding on all four sides, with timber framed doors, and it will have a natural Vermont green slate roof to match part of the existing adjacent house. It will be fully screened from all viewpoints around the site by the existing mature Leyandii hedge (as indicated on the plans and on photographs within the DAS) and will be further screened from Edisford Road by the new planting and orchard once in place.

It is accepted that a building of this size is required in order to satisfactorily maintain not only the curtilage of the dwelling but also the adjoining 69 acres of the site. As such, given that the proposed building has been designed to reflect the history of the site as a farm, but at the same time sitting well in connection with the existing buildings on site and behind an existing screening belt, I am satisfied that there will be no significant detrimental visual impact caused by the proposed building. In addition, given the sympathetic nature of the proposed informal vegetable and soft fruit garden and orchard proposed, I am also satisfied that they will cause no significant detrimental visual impact on this location either.

On this basis, the application is 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 planning permission be granted.


DATE INSPECTED: 20/05/2010














