DELEGATED REPORT

DELEGATED REPORT

Report by Sam Summers
Registration: 11/07/2022
Site Visit: 21/09/2022
Objections:

Reason for Delay:

N/A

Date of report: 23/09/2022
LDFC:

Site Notice: N/A

Con Area: N/A

Proposal: Prior approval for proposed agricultural building

Ref:68659/AG

Expiry Date: 01/09/2022
Press Date: N/A

Adv Type: NONE

EIA: NA

Dec Level: DEL

Stat Class: NREQ

Location: Outwood Gate Farm, Ringley Road West, Radcliffe, Manchester, M26 1DL

Description

The application relates to a site which is in a rural location in the Green Belt and River
Valley area and accessed off Ringley Road West to the North. The site is located in the
green belt and forms part of Outwood Gate farm with the rest of the farm to the South
West, dwellinghouses approximately 25 metres to the North and farm land in all other

directions.

The proposal is for an agricultural building to be used for machinery and bale storage and

in the future eventually to also store grain. The proposed building would be L x 30.48m, W x
16.76m and H 7.73m (5.48m to eaves). The walls of then building will be green clad in
ventilated box profile sheets with grey concrete panels and grey fibre cement roof sheets.

The application has been submitted for prior Approval under Part 6, Class A.

The applicant was notified on the 04/08/22, within the 28 day period from the date the
application was received, that the prior approval of the Local Planning Authority was
required for the siting, design and external appearance of the building.

The applicant posted a site notice on the 09/08/22 as required by conditions under
paragraph A.2(iv) of Part 6, Class A of the General permitted Development Order.

Relevant Planning History

68546 - Demolition of existing dwelling and construction of 1no. dwelling -

Publicity

Applicant site notice - 09/08/22. No objections or comments received.

Statutory/Non-Statutory Consultations

None

Pre-start Conditions - None

Unitary Development Plan and Policies

OL1 Green Belt
OL1/2
EN1/1
NPPF
SPD8

Visual Amenity

New Buildings in the Green Belt

National Planning Policy Framework
DC Policy Guidance Note 8 - New Buildings in the Green Belt
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Issues and Analysis

The following report includes analysis of the merits of the application against the relevant
policies of both the National Planning Policy Framework (NPPF) and the adopted Bury
Unitary Development Plan (UDP) together with other relevant material planning
considerations. The policies of the UDP that have been used to assess this application are
considered to be in accordance with the NPPF and as such are material planning
considerations. For simplicity, just the UDP Policy will be referred to in the report, unless
there is a particular matter to highlight arising from the NPPF where it would otherwise be
specifically mentioned.

Equality Act 2010: All planning applications are considered in light of the Equality Act
2010 and associated Public Sector Equality Duty, where the Council is required to have due
regard for:

The elimination of discrimination, harassment and victimisation;

The advancement of equality of opportunity between persons who share a relevant
protected characteristic and person who do not share it;

The fostering of good relations between persons who share a relevant protected
characteristic and person who do not share it; which applies to people from the protected
equality groups.

Human Rights: All planning applications are considered against the provisions of the
Human Rights Act 1998.

Under Article 6 the applicants (and those third parties who have made representations)
have the right to a fair hearing and to this end full consideration will be given to their
comments.

Article 8 and Protocol 1 of the First Article confer a right to respect private and family life
and a right to the protection of property, ie peaceful enjoyment of one's possessions which
could include a person's home, and other land and business assets.

In taking account of the Council policy as set out in the Bury Unitary Development Plan
1997 and all material planning considerations, it is concluded on balance that the rights
conferred upon the applicant/ objectors/ residents/ other interested party by Article 8 and
Article 1 of the First Protocol may be interfered with, since such interference is in
accordance with the law and is justified in the public interest. Any restriction of these rights
posed by refusal/ approval of the application is legitimate since it is proportionate to the
wider benefits of such a decision, is based upon the merits of the proposal, and falls within
the margin of discretion afforded to the Council under the Town & Country Planning Acts.

The Crime and Disorder Act 1998 imposes (without prejudice to any other obligation
imposed on it) a duty upon the Council to exercise its functions and have due regard to the
likely effect of the exercise of its functions on, and the need to do all that it reasonably can
to prevent crime and disorder in its area. In so doing and on making planning decisions
under the Town and Country Planning Acts, the material Planning considerations shall have
due regard to the provisions of the Crime and Disorder Act 1998 and its implications in the
exercise of its functions.

Policies - UDP Policy OL1 - Green Belt says the Council will maintain a Green Belt,
ensuring that it fulfils the following strategic purposes:

e to check the unrestricted sprawl of large built-up areas;

to prevent neighbouring towns from merging into one another;

to assist in safeguarding the countryside from further encroachment;

to preserve the setting and special character of historic towns;

to assist in urban regeneration, by encouraging the recycling of derelict and other land.
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UDP Policy OL1/2 - New Buildings in the Green Belt says the construction of new buildings
inside the Green Belt is inappropriate development, unless it is for one or more of the
following purposes:

e agriculture and forestry (except where permitted development rights have been
withdrawn);

o essential facilities for outdoor sport and outdoor recreation, for cemeteries, and for other
uses of land which preserve the openness of Green Belt and which do not conflict with
the purposes of including land in it;

¢ limited extension, alteration or replacement of existing dwellings, provided that this
would not result in disproportionate additions over and above the size of the original
dwelling, or, in the case of replacement of existing dwellings, the new dwelling is not
materially larger than the one it replaces;

e limited infilling in existing villages as set out under Policy OL1/3.

Policy OL5/2 - Development in River Valleys only considers development acceptable where
the development would not lead to the division of open parts of the valley into sections and
it would fall within the terms of the listed exceptions, which includes Green Belt.

The proposal would comply with all the limitations and conditions as laid out under Article 3
Schedule 2 Part 6 Class A of The Town and Country Planning (General Permitted
Development) (England) Order 2015 (as amended). However the LPA must make a
determination as to the siting, design and external appearance.

Siting -

The proposed building would be viewed as part of the existing farm buildings, it is adjacent
to the yard and forms part of an area where there are abandoned structures currently. This
building will be used for the storage of machinery and bales and not livestock. Given the
distance, the proposed building would not have a significant adverse impact upon the
amenity of the neighbouring properties. The proposed location is easily accessed and is
adjacent to a large turning area. The building is proposed on the lowest area of land
adjoining the yard as it is at the bottom of a slope to the east.

It's therefore considered that the impact on the openness and character of the proposed
building would not be significantly harmful and therefore compliant with policies OL1/2 and
OL5/2 of the Bury UDP.

Design - The design of the proposed building is that of an agricultural building designed for
the storage of hay, plant and feed and as such is considered acceptable and not to be
detrimental to the character of the Green Belt.

Appearance - The external appearance of the proposed building is considered to be of an
agricultural appearance by virtue of the materials and colouring to be used for the external
finishing as described above making it similar to other agricultural buildings found
commonly on agricultural units. Its size and scale are required to fit a tipping trailer and a
loaded tractor with hay or straw which would be around 16ft high. The building is designed
to have the minimum amount of impact on the visual amenity of the Green Belt given the
required height of the building. As such it not detrimental to the character and openness of
the Green Belt and is therefore considered acceptable.

Having regard to the above it is considered the proposal is acceptable as it complies with
the adopted policies of The Bury Unitary Development Plan - OL1 - Green Belt, OL1/2 -
New Buildings In The Green Belt and EN1/1 - Visual Amenity and paragraph 149 of the
National Planning Policy Framework.
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Recommendation: Prior Approval Required and Granted

Conditions and Reasons:

1 This decision relates to drawings numbered Location Plan & Proposed Plans (Dwg
No: C369 Rev: A) and the development shall not be carried out except in
accordance with the drawings hereby approved.

Reason. For the avoidance of doubt and to ensure a satisfactory standard of design
pursuant to the policies of the Bury Unitary Development Plan listed.

Case Officer Date Sign off Officer Date

SS 23/09/2022




