Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/JS

	Application No: 
	3/21005/0611/P

	Development Proposed:
	Erection of a stable block incorporating tack, feed and general storage and the creation of an outdoor manége at Myre Edge Farm, Showley Road, Clayton-le-Dale. 

	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections providing it is incidental to the enjoyment of the dwelling and not commercial use.



	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/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Consent is sought for a manége, stables and access track associated with a detached dwelling set to the east of Showley Road, within land designated open countryside.  The dwelling is set approximately 130m back from the road junction with the A59 with the land associated with the house extending in a northerly direction towards that road.  This is the land where the works are proposed.  Firstly a manége is shown running parallel to the A59 having dimensions of approximately 40m x 20m being positioned right up to the hedgerow boundary to the road.  To its north east is shown a building to house stables and store with approximate dimensions of 10.3m x 21.5m x 5.9m in height.  It is set at 90o to the road thereby having its gable to the roadside and being designed to be more akin to a traditional agricultural building as opposed to stables, ie instead of individual stable doors to the external façade the stables open into a centre aisle area within the building.  Materials of this structure are timber space boarding above a concrete plinth, all of which are under a fibre cement roof.  The access would be via the existing driveway to the house with a track then formed through the field to the building.

In terms of principle of development the Local Plan would support such a scheme provided it is a small scale.  The application is accompanied by a letter stating this development is purely for private use and thus the concerns of the County Surveyor are addressed.  

The remaining consideration therefore is visual impact and the fields concerned do have high hedgerow boundaries to the A59 (minimum height approximately 3m).  I do not believe that the manége would prove significantly detrimental to visual amenity and that, on balance, neither would the stable building.

The hedgerow provides a well established screening belt to the A59 and only the uppermost section of the building would be visible.  I am mindful of the recent stables and manége at Nook House Farm to the east and the negotiations which led to the resiting further away from the roadside.  However, that site does have a land level that falls away from the A59 whereas this is a relatively level site and, thus, relocation would not necessarily improve visual impact of the works.  

Therefore, having regard to the above, on balance I recommend favourably.



	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: 31 AUG 05














