Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2010/0777/P

	Development Proposed:
	Proposed timber clad agricultural building to house tractor and trailer and bales of haylage at Tinklers Lodge, Tinklers Lane, Slaidburn, Lancashire, BB7 4TP.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	One letter has been received from the owner of the adjacent property with the following points of objection being raised;

· Over development of the site which is residential not agricultural,

· Adverse visual impact on the A.O.N.B.

· Adverse impact on the setting of the Listed Building, Lower Edge Farm,

· Scale and design of the building is disproportionate to the curtilage of my dwelling,

· Overbearing impact on property due to its proximity and by the removal of the existing trees screening the two properties,

· Proposal should be constructed in materials to mirror the barns in the area, stone and slate,

· Concerns regarding noise,

· Loss of privacy due to the loss of trees, and
· Disturbance of bats that inhabit the trees to be lost.


	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV7 - Species Protection.

Policy ENV19 – Listed Buildings.



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

	This application seeks permission for the erection of a timber clad, storage building with a sloping roof, within the residential curtilage of Tinklers Lodge, Tinklers Lane, Slaidburn. The Applicant currently houses a vintage tractor within his existing garage on site, and requires a building to store not only this but haylage for his horses (kept in stables adjacent to his garage) and other machinery used to tend his land to the north of his garden area. The building will measure 12.29m x 6.09m x 4.27m to the highest point of the roof, and it will be positioned approx. 5m from an existing stable building on site. I do not consider the size of the building to be an issue. Its erection will require the removal of a number of trees from the site (namely Spruce, Larch, Ash, Willow and Pine) however there will still remain a number of trees between the new building and the existing stone wall that separates the property from the adjacent Listed Building. The Applicant has indicated they are happy to provide replacement trees if required. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty.

The building proposed is positioned within the defined curtilage of Tinklers Lodge, which is surrounded by a stone wall on the eastern boundary, and fencing on the other three edges. The site is well screened from view by existing dense planting on site, and although a number of trees are proposed to be removed, the position of the new building will still be sufficiently screened from view, and will have little impact on the setting of the adjacent Listed Building, Lower Edge Farm. The trees left untouched by the proposed works will maintain sufficient screening and privacy, however as the Applicant has noted he is happy to provide additional planting, I consider this should negate any perceived loss of privacy.

Having discussed the impact on the habitats of bats on site with the Countryside Officer, he notes the following. The affected trees seem to be relatively small in diameter so may not have the decay cavities used by bats, however trees are important for supporting insect life on which bats forage therefore any tree loss should be compensated with new planting. I have also received an e-mail from a Bat Expert, at the request of our Countryside Officer, who agrees with his view.
The materials proposed for the building are timber boarding for the walls and Box Section Steel Sheeting in a Dark Green colour for the roof, which match the materials used in the construction of the existing stable on site.

The building proposed has been designed to be ‘Agricultural’ in both its size, scale and the materials proposed, and will sit comfortably next to the existing stables on site. As such, I do not consider that the building would have an adverse visual impact on the character, setting or landscape quality of this location within the Forest of Bowland A.O.N.B. or have any impact on the setting of the nearby Listed Building.

On this basis, I am satisfied that the proposal is in compliance with the relevant Planning Polices, and is therefore recommend 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 conditional planning permission be granted.


DATE INSPECTED: 08/09/2010














