Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/1065/P

	Development Proposed:
	Proposed multi-purpose agricultural building on land adjoining Ward Green Lane, known as Crow Wood, Ward Green Lane, Ribchester, BB7 3ZA.

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council - No comments or observations received within the 21 day statutory consultation period.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Land Agents - The proposed building is reasonable necessary and the proposed location is acceptable.

	CONSULTATIONS: Additional Representations.

	N/A



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 – Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Open Countryside.

Policy SPG – “Agricultural Buildings and Roads”.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Key Statement EN2 – Landscape.

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

	Permission is sought to erect an eight bay steel portal framed building measuring approximately 38.1m x 12.2m with an eaves height of 3.65m, providing 464m² of floor space.  The building would be open fronted and have concrete panelled or block walls with metal sheeting above and a steel profile sheet roof on land on the south-west side of Ward Green Lane adjacent to Public Footpath no.9 in the parish of Ribchester.  

I initially had concerns that the building would appear isolated within the landscape considering there are no other buildings on this side of Ward Green Lane.  I also had concerns over the visual impact of the building, particularly when viewing the proposal when travelling along the public footpath where the building would be seen extending across the field in a south-east to north-west direction, and running horizontally to the field hedge. 

The applicants live and farm at Springs Farm, Dilworth Bottoms and in the first instance, it was therefore important to establish whether the principle of erecting an agricultural building in a location away from the applicants farmstead was acceptable.  Accordingly, advice was sought from the Land Agents at Lancashire County Council, to establish whether the applicants had a sufficient and justified need for the building.  The conclusions of the Land Agents was that there is. The full response from the Land Agents is available to view within the application file.

In light of the Land Agents conclusions that there is sufficient agricultural justification for a building in this location, remote from the farm, the LPA have negotiated with the agent to find a scheme that would have less of an impact on the visual amenities of this area of countryside than the proposal initially submitted.  Subsequently, after negotiation a final set of amended drawings, including a revised location plan, were submitted on the 23 May 2013 (Drawing Number: TR/JP/3520C) which show the building re-orientated so that it would run parallel with the field hedge which runs away from Ward Green Lane in an east to west direction.  When travelling along the PROW the gables of the building will now be seen rather than the vast frontage of the building.  I consider the visual impact of the building when viewing it from this PROW to now be acceptable.  In terms of views across the hillside from the north, the building will be seen against an established hedge which will assist in softening its impact.  

Public Footpath no. runs parallel to the hedge and would run between this hedge and the building.  The building would not obstruct the definitive line of the PROW and therefore no consent is required to divert it.  The applicant will be made aware, by use of an informative, that they should not obstruct the right of way during the construction process as it is an offence to do so.

The building will be used for general storage purposes and for lambing sheep which usually takes place in spring.  The nearest residence is Hill View, located approximately 270 metres away.  Given this house is sited a significant distance from the building I do not consider any amenity issues will be caused by this building.

Overall, as the building has proven to be necessary for the farmers of the land, and taking all other matters in to account, I thus consider the proposal is acceptable and 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: 09 MAY 2013














