Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0629/P

	Development Proposed:
	Retention of 3m x 3m storage building in connection with existing fish farm plus external storage area (overall build footprint 5.6m x 4.4m) at land adjacent to The Barn, Dunsop Road, Newton-in-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to this proposal.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.



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

	The applicant’s property The Barn and the original main dwelling, The Heaning (which is now in separate ownership) are located at the northern end of an approximately 300m long driveway off the northern side of Dunsop Road in the open countryside between Newton and Dunsop Bridge.

The application relates to a building that has been erected between two ponds and a driveway approximately 220m away from the main road.  The building is approximately 130m away from the applicant’s dwelling and a similar distance away from The Heaning, which is in separate ownership.  The site is within the Forest of Bowland Area of Outstanding Natural Beauty.

The building to which the application relates has the appearance of a domestic summerhouse, comprising a fully enclosed room with decked area to one side and at the front of this room, over which the roof of the building projects.  The overall footprint of the building is 5.6m x 4.4m with the fully enclosed room having dimensions of 4m x 3m.  The height of the building is approximately 2.5m to eaves and 3.2m to the ridge.  It is of timber construction, and has been given a dark green stained finish and has a green mineral tiled roof.

Permission was sought retrospectively for the building by application 3/2009/0110/P.  In the supporting documentation submitted with that application, it was stated that the building was required to house fish food and equipment in connection with a fish rearing operation utilizing the adjoining two ponds.

That original application was considered by the Planning and Development Committee in April 2009 when the detailed considerations covered in the report related to the effects of the building and its proposed use upon the appearance of the AONB, the amenities of nearby residents and highway safety.  With regards to the first issue, the building is relatively small, it is stained an appropriate dark green colour, and it is screened by existing trees.  For these reasons (and notwithstanding that buildings of this design are more commonly used as summerhouses within residential curtilages) it was not considered that the building had any seriously detrimental effects upon the appearance of the AONB.  With regards to the second consideration, the building is visible from the front windows and the residential curtilage of the neighbouring dwelling, The Heaning.  However, given the size and appearance of building, and the separation distance of in excess of 100m, it was not considered that it would have any discernible effects upon the amenities of the owners/occupiers of that property.  Similarly it was not considered that the proposed use of the building for storage purposes would be harmful to the amenities of neighbours.  The County Surveyor expressed no objections to that original application on highway safety grounds.

Therefore, when considered on the basis of the submitted details and supporting information, there were not considered to be any sustainable objections to that original application.  It was, however, considered appropriate that, in the first instance, permission should be granted for a temporary period of 1 year, and subject to a condition that restricted the use of the building to the precise use that had been applied for.  Permission was therefore granted subject to such conditions.

That original temporary permission was renewed under reference 3/2010/0437/P.  The permission was again granted for a temporary period (to expire on 31 August 2011) and was again subject to a condition that its use should be storage purposes associated with the fish farming business.

This current application (that was received on 12 August 2011) seeks planning permission for the retention of the building on a permanent basis.  In supporting information submitted with the application, the applicant comments as follows:

The requirement for the building has been proved over the last 12 months.  They trialled 1,000 fish in August 2010 at 3/4oz weight which in May/June 2011 had achieved approximately 400 rainbow trout at 2lb+ in weight and approximately 400 brown trout at 1lb+ in weight.  In June 2011 they placed 2,000 fish at approximately 3/4oz in the ponds to bring them on in conjunction with Dunsop Trout Farm.  According to Dunsop Trout Farm these are the best quality fish produced for river and lake restocking purposes.

At the Case Officer’s site visit on 15 September 2011, it was noticed that both ponds were indeed fully stocked with trout.  The building was in use for limited storage purposes but there was absolutely no evidence/indication that the building or the land around it were being used for residential purposes.

For these reasons, and as the building is not, in any event, in any way obtrusive in the local landscape, I can see no objections to permission now being granted for the permanent retention of the building.  A condition will still be required to ensure that it is only used for storage purposes in association with the fish farming business.



	SUMMARY OF REASONS FOR APPROVAL:

	The building does not have any seriously detrimental effects upon the appearance of the locality, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 15 SEPTEMBER 2011














