Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0338/P

	Development Proposed:
	New agricultural store to replace existing sheds (resubmission of 3/2011/0403/P) at 2 Whiteacre Lane, Barrow

	CONSULTATIONS: Parish/Town Council

	Parish Council – Members have concerns regarding the size and location of the new agricultural store and note that the resubmission of the planning application presents identical problems to those identified in the Parish Council’s letter dated 6 June 2011.

Members object to the application in order to safeguard the environment of the surrounding properties and have made the following observations:

1.
The siting of the store is directly behind a neighbouring property and appears to be visually obtrusive to nearby residents.

2.
The siting of the store directly behind a neighbouring property could have a detrimental environmental effect on neighbouring residents.

3.
The Councillors would like to query the regulations for keeping of livestock in such an environment, surrounded by residential properties.

4.
Other factors need to be taken into consideration relating to the grazing of cows, as follows:

i)
Increased noise levels.

ii)
Disposal of waste products.

iii)
Attraction of undesirable insects.

iv)
Unpleasant smells.

v)
Access to the site (for deliveries of livestock, feed and disposal of waste products).



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A.

	CONSULTATIONS: Additional Representations.

	One letter has been received from a nearby resident who makes the following comments:

· I am grateful to the applicant for his consideration in not erected the proposed agricultural store close to the rear boundary of my property.

· The only concern I have is the overall dimensions which comprise 11.25m long x 6.25m wide x 4m high to the ridge, bearing in mind that the building is required to serve 0.4 hectares (about 1 acre) which is used for sheep and I understand from July a small number of cows.

· I also note that the increase in floorspace amounts to 175% from 24m2 to 66m2.  This does seem to be quite a step up.

PTO

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



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

	The applicant’s residential property, 2 Whiteacre Lane, is on the south side of that highway.  To the south of his own residential curtilage, and also extending to the rear of numbers 4, 6 and 8 Whiteacre Lane, the applicant also owns an approximately 0.4 hectare agricultural field to which access is gained through his residential curtilage.

There are two relatively small sheds in the small fenced off paddock area at the rear of the applicant’s residential curtilage.  These are to be demolished and replaced by the larger building to which this application relates.

The application is a resubmission of application 3/2011/0403/P in respect of which planning permission was granted by Planning and Development Committee on 10 November 2011 subject to a number of conditions.  That permission authorised the erection of a building in a position to the rear of no 4 Whiteacre Lane.

This current application seeks permission for a building of the same dimensions and same use as that for which permission has been granted.  It is, however, now to be sited in a different location.  It is now proposed that the building would be adjacent to the western boundary of the applicant’s field approximately 20m to the rear (south) of the existing workshop within the applicant’s authorised residential curtilage.  In this now proposed position, the building would adjoin the southern end of the large residential curtilage of a property ‘Oak Leigh’ at the corner of Whiteacre Lane and Whalley Road, but it would be approximately 70m away from that dwelling.  It would also not immediately adjoin the boundaries of the other nearest residential properties on Whalley Road.

Subject to a condition specifying the precise use of the building (which precluded its use for the housing of any livestock other than chickens) the original application was considered to be acceptable in relation to the effects of the proposed building on visual amenity and the amenities of nearby residents.  In its now proposed amended position, the building would have less of an impact on the amenities of any adjoining residents than the effects upon the occupiers of number 4 Whiteacre Lane that would have resulted from the implementation of the existing planning permission.  With regards to visual amenity considerations, the current proposal differs little from the existing permission.

Overall, therefore, the proposal represents, in my opinion, an improvement on the previous application that was considered by the Planning and Development Committee to be acceptable.  I can therefore see no objections to this current application subject to the imposition of similar conditions to those imposed on the existing permission.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed storage building would not have any seriously detrimental effects upon visual amenity or the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 22 MAY 2012














