Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0157/P

	Development Proposed:
	Multi-purpose agricultural building and access track constructed of compacted hardcore to be grassed over at land adjacent to Hothersall Lane, Hothersall, Preston.

	CONSULTATIONS: Parish/Town Council

	Hothersall Parish Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Rural Surveyor – No objections to the proposal.

LCC Highway Surveyor – No objections to the proposal.



	CONSULTATIONS: Additional Representations.

	United Utilities – No objections to the proposal.



	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Open Countryside

Policy SPG – “Agricultural Buildings and Roads”

Regulation 22 Submission Draft Core Strategy

Policy DMG1 – General Considerations

Policy ENT2 – Landscape and Townscape Protection

National Planning Policy Framework

Achieving Sustainable Development



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

	Permission is sought to erect an agricultural building on the west side of Hothersall Lane approximately 75 metres north of a property known as ‘Four Oaks’.

The proposed building would be sited within a field approximately 127m away from the existing field gateway situated on Hothersall Lane. It would be open fronted and have approximate dimensions of 18.49m x 12.2m x 3.34m to the eaves and 5.22m to the ridge.  The building would have an overhang over the front of the building which would project 1.52m.  The building would have 4.5m of hard standing extending from the front and east gables. Materials would comprise of pre-cast concrete panels with tanalised timber boarding above and fibre cement sheets to the roof.

In respect of the principle of development, the applicant rents approximately 74 acres of land at Hothersall Lane, from a relative.  Although no formal tenancy agreement is in place the Land Agents consider that a building is justified for this acreage of land. The building is slightly larger than strictly necessary, however, not so significantly as to warrant refusal of the application on insufficient justification. 

As initially submitted it was proposed to site the building adjacent to a small woodland/ copse situated centrally in the field adjacent to Hothersall Lane.  Due to insufficient information being submitted about these trees to enable the LPA to assess the likely impact of development the application was invalidated.  During discussions, I expressed concern about the prominence of the building that would have been sited on the west side of Hothersall Lane, adjacent to the road. When amended plans were received on the 23 October 2012, the building had been re-sited so the building is now proposed along the southern boundary of the field.  Visually, I consider this amended location to be acceptable.  An established field hedge bounds the eastern boundary of the field, therefore, from Hothershall Lane, due to the building being set well into the field, it would not appear overly prominent. In addition, the building would appear as a typical agricultural building in terms of its design and materials and thus I am of the opinion that the building would not harm the visual amenities of this area of open countryside.

The building would be used to house livestock therefore the issue of residential amenity must be considered.  The nearest property is to the south-east of the site and is known as ‘Four Oaks’.  The building would be located approximately 100m – 105m to the north-west of this property.  I consider this to be sufficient distance so not to adversely affect residential amenity.  No details have been submitted regarding the storage of manure.  A condition will thus be used so this aspect can be controlled.

For all of the above reasons I thus recommend the application 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: 06 June and 14 September 2012














