Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0594P

	Development Proposed:
	Proposed new agricultural storage building (Silage) and installation of Solar Panels to existing building roof at Halsteads Farm, West Bradford, BB7 4QH

	CONSULTATIONS: Parish/Town Council

	West Bradford Parish Council – No comments or observations received within the 21 day statutory consultation period or by the date of writing this report (23 August 2012).

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways – No objections

United Utilities – No objections

	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV3 – Open Countryside

Policy ENV19 - Listed Buildings.

Policy ENV24 - Renewable Energy

Policy ENV25 – Renewable Energy

Policy SPG “Agricultural Buildings and Roads

National Planning Policy Framework

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

	The application relates to a large agricultural holding, lying within an Area of Outstanding Natural Beauty (AONB) approx. 200 metres from the village boundary of West Bradford. The main farmhouse on the holding is a Grade II Listed property.

Permission is sought for a covered silage clamp to the north of the existing group of farm buildings and the grade II farmhouse and for solar panels to a roofslope of another building.

The proposed building would measure approximately 21m x 21.3m x 7.9m (reduced from 9.4m) in height constructed of 3.0m high concrete panels to the base of the walls with Yorkshire Boarding above with a natural grey corrugated fibre cement sheet roof.

As the proposal is sited a sufficient distance from any neighbouring residential properties I consider that the main considerations in the determination of this application are the potential visual impact of the proposal upon the AONB and its impact upon the setting of the neighbouring Listed Farmhouse.

The Councils SPG ‘Agricultural Buildings and Roads’ states that consent will only be granted for an agricultural building within the AONB when:

· ‘it is consistent with the conservation of the natural beauty of the area’;

· ‘the building or development in terms of scale, design, choice and colour of materials is sympathetic to its surroundings’;

· ‘the proposal does not have any undue adverse visual impact on the surrounding landscape’;

and with regards to siting that ‘new buildings should be sited where possible within existing groups’ and should ‘take into account of main viewpoints into or through the site and avoid excessively prominent sitings close to main roads’.

The initial height of the proposed building at 9.4m would have resulted in a prominent addition which would have adversely affect the visual amenities of the Area of Outstanding Natural Beauty in which the farm is set. By virtue of the buildings' height, the proposed building would also have had an adverse affect on the setting of the farmhouse, a grade II Listed Building contrary to policies G1, ENV1 and ENV19 of the Districtwide Local Plan and policies contained within the National Planning Policy Framework. 
As a result of the above concerns an amended plan, dated 24 August 2012, has been submitted reducing the height of the building to 7.9m.  I consider the reduced height of the building to 7.9m would result in a building that will assimilate into the existing group of buildings and would not project above the listed farmhouse when viewing the site from the main road.  I therefore consider this amended aspect of the proposal to be acceptable.

With regards the proposed solar panels along a roof slope of another of the farms agricultural buildings, I have also requested amendments due to the roofslope of the building on which they are to be positioned being visible from the public realm including Grindleton Road and the car park of the village hall.  Furthermore, the farm is located within the Area of Outstanding Natural Beauty and surrounds a grade II listed building. The Council sought to have black framed panels installed as without the aluminium frames the impact of the panels is substantially minimised and would also not detract from the setting of the listed building nor the visual amenities of the AONB.  The Agent has confirmed, via the email received on the 24 August 2012, that black framed panels will be used and any approval will be conditioned accordingly.

Overall, I thus consider the proposals as amended to be acceptable and 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, or the setting of a listed building, nor would its use have an adverse impact on highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 27 JULY 2012














