Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT/CMS

	Application No: 
	3/2006/0709/P

	Development Proposed:
	Proposed new stable block comprising 4 no. loose boxes and 1 no. hay store at Oakdale, Longsight Road, Copster Green, Blackburn, BB1 9EU for Mr & Mrs Houghton.

	CONSULTATIONS: Parish/Town Council

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



	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:

	The application seeks planning permission for the erection of a timber stable block containing 4 loose boxes and a hay storage area. The proposed building will have dimensions of 14.9m x 9.9m x 3.44m (to the ridge), and will be an L-shaped building. The proposed block will be constructed on the existing sand paddock to the rear of the existing garage/granny annex, and accessed via a new access road to be constructed at the side of the garage. The site lies just outside the village boundary of Copster Green, on land designated as Open Countryside within the Ribble Valley Districtwide Local Plan (adopted June 1998).

With regards to the effect on visual and residential amenity, the property is set in large grounds off the A59, Longsight Road, with the nearest properties being approximately 25 metres to the north and south, and the nearest others are over 70 metres away. The land on which the proposed stable block will be constructed on drops away from the A59 and is approximately 5 metres lower than the highway itself. Bearing this in mind, I am of the opinion that there will be no visual harm caused to the detriment of the surrounding countryside by the new stable block, and that the surrounding dwellings would not suffer adversely from the proposal due the distance between them and the tree coverage which screens the site.

Policy RT16 states, “Planning Permission will be granted for development involving the keeping or riding of horses unless it would materially worsen the impact on nearby housing or the landscape in terms of noise, smell or appearance, or traffic generation”. As such, bearing in mind the impact on nearby housing or the landscape has been dealt with above, and as the proposal will be for personal use only providing the relevant conditions are imposed, I do not consider that the proposed small scale use will have a detrimental impact on the nearby highway.

The final issue is with regards to the proposal becoming a commercial venture. In order to control this, the application would be granted with the relevant conditions in order to prevent anyone other than the applicant using the stables.

The above application is therefore considered to be in accordance with the relevant Local Plan Policies, and the application is recommended 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 planning permission be Granted Conditionally.


DATE INSPECTED: 22/09/2006














