Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/JS

	Application No: 
	3/2005/0042/P

	Development Proposed:
	ERECTION OF TIMBER STABLES AND FORMATION OF SCHOOLING PADDOCK WITH IMPROVED ACCESS TRACK AT 1 WHEATLEY FARM COTTAGES, LONGSIGHT ROAD, COPSTER GREEN

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Highways Engineer) – The use being incidental to the enjoyment of the dwelling and, particularly the provision of a passing bay close to the A59, mean that the development can now be accepted.  Please impose appropriate conditions on any consent granted. 

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT16 - Development Involving the Keeping or Riding of Horses.



	COMMENTS/ENVIRONMENTAL/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission is sought for a timber stable block and manége on land to the north west of Wheatley Farm.  The siting has been amended at the request of the Local Planning Authority to the effect that the stables and manége would now be located closer to the built form of the Wheatley Farm complex.  The overall maximum dimensions of the stables are 18mx 3.6m x 3.3m to the ridge.  The manége would be sited immediately to the east of the stables and has an overall floor area of 40m x 20m, enclosed by post and rail fencing to 1.4m in height.  In addition, three low level flood lights would be set on the eastern side of the manége to be limited in time of use to 8.30pm each evening.  

The revised siting is more acceptable than the previously refused scheme in that it enjoys better physical links to existing built form and would have a lesser visual impact when viewed from Longsight Road.  This scheme has also overcome the highway safety reason for refusal of 3/2004/1153/P.  This is due to the proposed provision of a passing bay on the site access close to the A59.

I am satisfied with the proposal in all other respects and I therefore recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety..



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: N/A














