Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MO/JS

	Application No: 
	3/2006/0146/P

	Development Proposed:
	Garage extension to existing garage and erection of 6no. 5m high floodlights to ménage at Paddock House, Osbaldeston Lane, Osbaldeston

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations have been received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	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:

	Two proposals are contained within this planning application: an extension to the existing detached stable to provide garaging and 6no. 5m high floodlights to the ménage and adjacent field.  The second part of the application is part retrospective as some of the floodlights are already in-situ.

The garage extension will form an L-shape in floor area around the existing stone stable having maximum dimensions of approx. 12.6m x 9.5m x 4.8m to the ridge.  Although this is a large extension in relation to the existing building, I do not consider that it would prove unduly detrimental to either visual or residential amenity.  The design and materials are in-keeping with the existing stable building and the extension will be seen in the context of its surroundings and existing built form.  The only impact on residential amenity will be on the neighbour's garage and this should not be significant.

Four of the steel column floodlights are proposed around the perimeter of the ménage, which is approx. 25m to the west of the house and approx. 7m from the existing stone stable.  The ménage is well related to the house and, in my opinion, the use of the floodlights would not be significantly harmful to visual amenity.  The two other floodlights are in-situ, located on the northern boundary of the field, which is itself to the south-west of the stable and ménage.  The field is occupied by the applicants horses and the two floodlights are used for short periods when the horses are brought in at night.  Whilst the floodlights are more detached from the stables and ménage, having viewed the floodlights when switched on at night, I do not consider that light spillage is significant.  Neighbouring dwellings on Osbaldeston Lane are a considerable distance away.

It is for the above reasons that I recommend accordingly.

PTO

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 15 & 22 MARCH 2006














