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DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0924

	Development Proposed:
	Construction of an agricultural building to provide animal housing and extension of existing track at Fell View Barn, Baygate, Bolton-by-Bowland.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Rural Estates – In response to prior notification appn. 3/2010/0889 for the erection of a building for the storage of machinery and hay only and appn. 3/2010/0924 for a building for the housing of livestock and the extension of an existing track Rural Estates had the following comments to make:

· The applicant is yet to establish a commercial agricultural business, however he is in the process of trying to establish a sheep breeding enterprise from the site, having recently taken the land back in hand. From discussions with the applicant, I am satisfied that there is a genuine intention to establish an agricultural activity from the site and that an undercover storage facility for machinery is reasonably necessary.

· With regards to the erection of a building for the housing of animals (3/2010/0924) - Whilst the undercover facility for housing ewes is required, the scale of the proposed facility is larger than required……I do not consider the proposed building as submitted is necessary for the purpose of agriculture.

· In my opinion, given the scale and nature of the activities carried out, a single building smaller than the combined total area of both buildings, but larger than that of each individual building would provide the applicant with a suitably sized multi purpose facility.

	CONSULTATIONS: Nearby Residents

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty

Policy SPG – “Agricultural Buildings and Roads”

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

	The application relates to land in the ownership of Fell View Barn, which is a residential property located 0.8miles west of the main settlement of Holden within Bolton-by-Bowland Area of Outstanding Natural Beauty.

The applicant has leased the land that surrounds his property (16 acres) for a number of years but has now decided to take the land back in hand, and establish an agricultural activity of his own from the site.

To understand the amendments that have been made to this application it is necessary to note application 3/2010/0889, which was a prior notification for a building to be used for the storage of machinery and hay only which was submitted at the same time as this application.

The applicant submitted a prior notification application in October for a proposed agriculture building for the storage of machinery and hay only to be sited over 50 metres from the property (3/2010/0889). In November the applicant submitted a full application for a further agricultural building for the housing of animal stock and the extension of the existing track that leads up to the house in order to gain access to the building to be sited south and adjacent to the above proposal. Each building was to measure 22.9m x 13.8m x 5.4 metres in height constructed of concrete blockwork to the base with Yorkshire boarding above and a grey fibre cement roof.

Rural estates were consulted on both proposals and were satisfied that the application relating to the erection of a building for the storage of hay and machinery only (3/2010/0889) is reasonably necessary for the purposes of agriculture. However, as the establishment of the farm business is in its infancy Rural Estates confirmed that the proposed building to be used for the housing of stock (3/2010/0924) is larger than required and as submitted is not necessary for the purposes of agriculture.

Rural estates concluded in their remarks that the erection of both buildings is larger than required considering the current scale of the business. Therefore a single building smaller than the combined total area of both buildings, but larger than that of each individual building would provide the applicant with a suitably sized multi purpose facility.

Upon discussing the above comments with the applicant it was considered that the best approach in order to achieve a building, which would suit the clients needs and satisfy rural estates was to withdraw the prior notification application (in consideration that a building to be used for the housing of stock would not comply with the G.P.D.O) and amend the application for the proposed agricultural building to be used for the housing of stock and track. 

Amendments which have been made to the initial application (3/2010/0924) are as follows:

· The building has been moved closer to the main property (24 metres) in order to minimise its visual impact as the initial application resulted in a building that was rather isolated in the landscape. As the building has been sited closer to the main dwelling the proposed track has been reduced in length to 33 metres with a maximum width of 5 metres.

· The size of the building has been increased to 30m x 15m x 6.3m in height to the ridge in order to accommodate both the housing of stock and storage.

· The materials to be used in its construction have been amended to reflect its position within an Area of Outstanding Natural Beauty. Materials to be used in the construction of the base have been amended from concrete blockwork to random local stone.

As the proposal is to be sited 80 metres from the nearest residential property to the west I consider that its impact upon the amenity of neighbouring residents will be minimal.

The proposed building will be visible from the main road and the public footpath to the east.  However it is considered that the existing bank of trees to the east of the main property will partially obscure views of the building from the main road. In addition it is considered that the siting of the building closer to the main dwelling will minimise its overall visual impact so that it is not viewed as an isolated building in accordance with the Councils SPG ‘Agricultural Builidngs and Roads’ and the materials proposed are considered more appropriate in this location.

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



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 07/12/2010














