
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2012/0959/P

	Development Proposed:
	Wooden shed and polytunnel on land off Higher Trapp Lane, Simonstone

	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects to the application for the following reasons:

1.
The shed appears to be rather large for such a small polytunnel and is on agricultural land that has mainly been used for cattle and sheep.

2.
The field has been used for hay.

3.
It seems that the applicants are trying to put a building on the site so that they can say there is a permanent building.

4.
There is still the caravan on this site lower down, which was supposed to house animals.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations

	A letter has been received from nearby residents who object to the application for the following reasons:

1.
The shed, that has the appearance of a summerhouse, has already been built without planning permission.  It has been built on elevated wooden posts and has a veranda around the site as well as windows on two sides.  It is an unsightly yellow colour and is visible from the by-pass from the M65.

2.
The building looks out onto 5 houses on lower ground, directly into bedroom windows.

3.
There have also been wooden pallets stacked behind the building and there is a worry that this is going to become a dumping ground as well as a fire hazard.  It appears that, recently, people from out of the area are not concerned about the rural countryside.  There is no objection to change provided that it is carried out sympathetically and that the correct channels are followed.

4.
As the polytunnel would have no water or electricity supply, it begs a question whether it is on the application to make it appear as if it is for agricultural reasons in order to soften the original reason for the application which is the shed/summerhouse.  Or, is there going to be a commercial business, and if so, surely for health and safety reasons there should be fire extinguishers and all the correct safety procedures should be carried out.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Core Strategy 2008 – 2028 –

A Local Plan for Ribble Valley Regulation 22 Submission Draft

DMG1 – General Considerations.

DMG2 – Strategic Considerations.

DME2 – Landscape and Townscape Protection.

National Planning Policy Framework



	POLICY REASONS FOR REFUSAL:

	G1, G5, ENV3, DMG1, DMG2 and DME2 – Building not justified on agricultural grounds, therefore unnecessarily detrimental to the visual amenities of the locality.



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

	The application relates to approximately 2.43 hectares (6 acres) of undeveloped land on the west side of Trapp Lane to the north of Higher Trapp Hotel.  The land is within the open countryside outside the settlement boundary of Simonstone, but it is not within the Forest of Pendle Area of Outstanding Natural Beauty.

Planning application 3/2012/0716/P sought planning permission for a building with dimensions of approximately 18.18m x 12.12m that is to be used for the storage of equipment etc and for the housing of livestock.  The application is the subject of a separate Delegated Item File Report and decision.  In relation to that application, however, the County Council Land Agent (Ed Roberts) commented as follows:

· Concern expressed about the address of the applicants (in Manchester) as they would be unable to look after any livestock.

· Commented that there is no livestock at the site at the present time.

· Commented that the land could accommodate 20-25 sheep dependant upon the quality of the land.

· Commented that there is insufficient agricultural justification for a building of the size proposed.

In the absence of appropriate agricultural justification, that application has been refused as an unjustified building that is unnecessarily detrimental to the appearance of the open countryside location. 

This application (3/2012/0959/P) seeks permission for the following:

1.
A timber building comprising a main area with attached store. The main building would have dimensions of 4m x 3m and the attached store would measure 2.5m x 1.5m.  The ridge height of the building would be 2.4.  It would, however, be erected upon a 6m x 6m timber platform raised approximately 0.5m above ground level, therefore giving an overall maximum height of approximately 2.9m.  It is stated in the application that the building would be used to provide dry storage for feed and storage for hand tools etc and also to provide shelter for the applicants whilst on the land.

2.
A polytunnel with dimensions of 7.65m x 4.35m with a maximum height of 2.15m.  It is stated in the application that this would be used to grow fruit and vegetables.

The platform with the timber building upon it has already been erected on the site but not in the precise position that is shown on the submitted plans.  As shown on the plans, the building and polytunnel would both be located on low lying ground in the north-western corner of the land that is within the applicants ownership.  There is presently no livestock on this land and it does not appear to be in use for any agricultural purposes.  The applicants have stated in the application that it is their intention to start a smallholding with sheep and poultry and to grow fruit and vegetables.  However, at the present time (as with the larger building that is the subject of application 3/2012/0716/P) there is no agricultural justification for the proposed timber building and polytunnel.  Additionally, by virtue of its design and the intention to erect it upon a timber platform, the timber building does not have the appearance of an agricultural building but more resembles a summerhouse more normally found within a residential garden.

In the absence of agricultural justification, the construction of the proposed timber building and erection of the polytunnel would be contrary to Policy G5 of the Local Plan and would therefore unnecessarily detract from the appearance of the locality contrary to Policies G1 and ENV3 of the Local Plan.

The Policies of the Core Strategy Regulation 22 Submission Draft also need to be taken into account in the determination of this application.  Policy DMG2 repeats the requirements of Policy G5 for development to be needed for the purposes of agriculture.  The general requirements of Policy DMG1 are similar to those within Local Plan Policy G1 and Policy DME2 seeks to protect the landscape in a similar manner to Local Plan Policy ENV3.  It is therefore considered that permission should be refused for a reason relating to non-compliance with Policies in both the Local Plan and the Core Strategy Regulation 22 Submission Draft.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 8 NOVEMBER 2012





TELEPHONE CLLRS:  NO


DATE:














