Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0930/P

	Development Proposed:
	Agricultural livestock building at Greaves Farm, Holden Lane, Bolton-by-Bowland, BB7 4LS.

	CONSULTATIONS: Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest and Sawley Parish Council - No comments or observations received within the 21 day statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways - I have no objection in principle to this application on highway safety grounds. 

The proposed development will continue a sustainable agricultural use for the site, utilizing an existing means of access. While the sightlines from the access onto Holden Lane may fall below our desired standards it is an established access serving an existing farm that has been in continuous use over a significant period of time. 

While the usable building space may increase by up to 69% as a consequence of the proposed development, there is no reason to anticipate that the change in vehicular activity would be directly proportionate.

As there is no change of use being suggested, I have no objection in principle to the proposed development. While I acknowledge that there will be additional vehicular activity to the site as a result of the development, I would suggest that this will be an increase in the frequency of existing activity. As such, I do not consider that it will be at a level that will have a significant impact on the capacity of the local highway infrastructure or be detrimental to highway safety.

I have examined the Police record of incidents on Holden Lane for the last five years, 1 May 2007 to 30 April 2012, there is no record of any reported collisions involving personal injury within a radius of over 200metres of the site entrance.

	CONSULTATIONS: Additional Representations.

	One letter of representation from a nearby resident has been received which raises a number concerns:

· Disturbance from current farming practices – this will increase

· Building would result in over intensive stocking levels for the size of the farm

· New building materials are low quality and not in keeping with AONB

· Existing highway access is insufficient due to lack of visibility/ incufficent sight lines

· Concerns about existing parking of cars on the road side this building would exasperate

· A substantial part of the site was solkd of to residential use 15 years ago (Lower Greaves Barn and Higher Greaves Barn)

· Building would be positioned 21m from neighbours boundary and 50m from the applicants doorway – intrusive development.

· Concerns regarding how the building will be utilised

· The proposed location is adjacent to an effuluent tank outflow and on top of a permeable partial drained area leading to the beck

· A grade II listed building is in extremely close proximity

	RELEVANT POLICIES:

	Districtwide Local Plan

Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

Policy SPG – “Agricultural Buildings and Roads”

Regulation 22 Submission Draft Core Strategy

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

National Planning Policy Framework

Achieving Sustainable Development

Section 11 – Concerning and enhancing the natural environment

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

	The application seeks permission for a new livestock building at Greaves Farm which is located on the east side of Holden Lane approximately 1.1 miles from the village/ hamlet of Holden.  The site comprises of the farmhouse and attached cottage to the south of the site and the main group of farm buildings is to the north of the site.  Within this group of buildings is a traditional stone barn that has previously been converted to two residential properties, both of which are in separate ownership.

The building would have approximate dimensions of 22.8m x 12.1m x 3.6m to the eaves and 5.2m to the ridge. Materials would comprise of concrete panel base walls, timber space boarding above and covered with a fibre cement roof.  The building would be positioned on the north side of an existing agricultural building encroaching into the adjoining field.  

The matters for consideration include the principle of development, highway safety, residential and visual amenity.

In respect of the principle of development, the proposal seeks to erect an additional agricultural building on an existing agricultural holding. Policy G5 of the Districtwide Local Plan and Policy DMG2 of the Submission Draft Core Strategy allows for the erection of agricultural buildings within the open countryside where there is an established holding.    The agricultural holding equates to approximately 60 hectares (148 acres) of land and has a flock of 200 breeding ewes with lambs and approximately 50 beef cattle and is thus clearly an established working farm, a new farm building is thus acceptable in principle.

In relation to highway safety which a nearby resident has raised concerns about, the Highway Authority has raised no objections to the proposal as the proposed development will continue a sustainable agricultural use for the site, utilizing an existing means of access. While the Highway Authority recognizes that the sightlines from the existing farm access onto Holden Lane falls below local highway standards the existing access is established and has been serving an existing farm that has been in continuous use over a significant period of time. The Highway Authority note that while the usable building space may increase by up to 69% as a consequence of the proposed development, there is no reason to anticipate that the change in vehicular activity would be directly proportionate.  As a result the Highway Authority do not consider that it will be at a level that will have a significant impact on the capacity of the local highway infrastructure or be detrimental to highway safety.  Furthermore, the Police record of incidents on Holden Lane for the last five years, 1 May 2007 to 30 April 2012, has been consulted and there is no record of any reported collisions involving personal injury within a radius of over 200 metres of the site entrance. Overall, I therefore consider the proposal would not lead to conditions which would warrant refusal of the application on this ground.

With regards residential amenity, the building would be sited directly in line with the rear elevation of Higher Greaves Barn.  The building would be positioned approximately 17m away from the boundary of this property with the building and approximately 38m away from the rear elevation of the property.  Having visited the site, the existing farm buildings are in relatively close proximity, with the main agricultural livestock building within 33 metres of the two properties within the barn.  The proposed building would be directly inline with the rear of Higher Greaves Barn and would block their current open views of the field in which this building would be erected.  However, the loss of views is not a material consideration, therefore, given that this building would be positioned a extra 5m further away from this property and this is an existing farm, I do not consider that the proposed building would significantly harm their amenity to justify refusing the application.  In the interests of residential amenity, a condition will be used requiring details of where the manure from this building will be stored.

In considering visual amenity, the building would be seen as part of the existing group of buildings as it will be located adjacent to the existing group of modern agricultural buildings and has a typical agricultural appearance.  This complies with the guidelines given in the Council’s SPG on Agricultural Buildings and Roads and thus in these regards the proposal is acceptable.  The siting of the building would not adversely affect the setting of the Grade II listed farmhouse and cottage due to the farm buildings being situated approximately 60m away. I note the objectors concerns with regards the quality of the proposed materials, however, the materials used are commonly used for agricultural buildings with the timber space boarding being used as a form of ventilation for the livestock using the building.  Natural Grey profile sheets are to cover the roof and given this building is within the AONB and closely related to both the barn coversions and the listed buildings I consider a darker roof colour would be visually more pleasing.  An anthracite or slate blue coloured roof is considered to be more in keeping with the amenities of the locality and thus this will be conditioned accordingly.

With regards the drainage issues raised, the proposed development must fully comply with the terms of The Water Resources (Control of Pollution) (Silage, Slurry and Agricultural Fuel Oil) (England) Regulations 2010 and The Code of Good Agricultural Practice (COGAP) for the protection of water, soil and air (produced by DEFRA) which is dealt with under separate legislation.

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: 02 November and 18 December 2012














