Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/JS

	Application No: 
	3/2006/0926/P

	Development Proposed:
	Timber stable block, ménage, midden and three car parking spaces in 17 acres at land off Ribchester Road, Dinckley. 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections but would make the following observation.  The Parish Council were concerned for the safety of road users given the slow moving vehicles which would use the road to either turn into or out of the land off Ribchester Road.  A suitable consideration and planning in this respect should be undertaken.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Was initially concerned that the access into the site was unsatisfactory and detrimental to highway safety. However, subject to the implementation of improvements to the access as shown on amended plans dated 28 June 2007, the County Surveyor now has no objections to the proposal.    



	CONSULTATIONS: Additional Representations.

	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 relates to a piece of land on the south side of Ribchester Road, Dinckley, which has an existing access onto the road and presently accommodates a cattle holding pen.  There is a small woodland to the west of the site and a hedgerow on the northern boundary to the road.  The site is approximately 120m to the west of Fencegate Farm which is on the opposite side of the road. 

Permission is sought for the erection of a stable building including feed store and tack room.  This would be in  a ‘U’ shaped layout and would have maximum dimensions of 16.6m x 11.5m.  The walls would be timber and the roof would be a tiled effect sheet material (precise details of which can be required by an appropriate condition).  Permission is also sought for a 40m x 20m ménage which is being sited close to northern boundary hedge in order to gain maximum screening effect from the hedge.  No lighting is presently proposed, and this can be controlled by an appropriate condition. Finally, permission is also sought for an enclosed midden of blockwork construction with a profiled sheet roof.  

Policy RT16 of the Local Plan states that “planning permission will be granted for developments 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”.  

The proposed building will be constructed using appropriate materials and is well sited to take advantage of existing tree and hedge screening.  It is not unduly close to any residential properties, and, subject to appropriate conditions, the County Surveyor is satisfied that it would not result in any serious detriment to highway safety.  

I therefore consider the proposal to satisfy Policy RT16 and, for the same reasons, to comply with Policies G5 and ENV3 which relate to development within the open countryside.

The applicant owns 17 acres of land surrounding the site and says that, if the application were to be refused, he would take advantage of the ability to site moveable stables on the land without the need for planning permission.  He says that the stables would be used solely for private recreational purposes.  

For the reasons stated above I consider the proposal to be acceptable, but I also consider it to be preferable to grant planning permission for this appropriately designed and sited building, and to impose appropriate conditions, rather than see numerous removable structures sited without any control from the Local Planning Authority.



	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.
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