Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref:  

	Application No: 
	3/2007/0233/P

	Development Proposed:
	Take down existing concrete block and corrugated roofed barn. Replace with smaller footprint, stone flag roof and stone and oak built outbuilding to provide storage, feed, vehicle and stable building and school (for personal use) for Varley Farm, Anna Lane, Bolton-by-Bowland, Lancashire for S. E. Clarkson.

	CONSULTATIONS: Parish/Town Council

	Bolton-by-Bowland Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty

Policy RT16 – Development involving the Keeping or Riding of Horses

Policy SPG - Agricultural Buildings and Roads.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application seeks planning permission for the demolition and replacement of an existing farm building constructed in concrete block work with a corrugated roof (floor area of approx. 300 sq.m. and 7m high), with a stone built building with stone roofing tiles comprising of sections for stables, feed, general and agricultural storage (floor area of approx. 198 sq.m. and approx. 5.7m high to the ridge). The applicant also seeks approval for a horse arena to the south of the proposed new building measuring 20m x 40m in size. Access to the site is directly off the main access track to the farmhouse. The land on which the development is proposed is classed as agricultural and lies within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan (adopted June1998).

The proposed building, floor area noted above, has been designed to blend in more with the locality and has sought to reflect the characteristics of the landscape and existing outbuildings in the area. Details of the colour and type of materials have not been submitted on the application, and as such will be required to be submitted to the LPA before the commencement of works. Due to the land levels, the new building will be constructed on land lower than the adjacent highway and as such will only be partially visible from this viewpoint. The areas of open space between the buildings will be hard standing meaning easy access for maintenance purposes, and the proposed horse arena will be filled with sand and shredded rubber tyres and surrounded by a post and rail fence. Due to existing boundary treatments bordering the site, it will not be significantly visible from the surrounding countryside.

With regards to the relevant planning policies, Policy ENV1 states, “The landscape and character of the Forest of Bowland Area of Outstanding Natural beauty will be protected, conserved and enhanced. In addition development will also need to contribute to the conservation of the natural beauty of the area. The protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal.” Policy RT16 also 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 new building, yard area and ménage will be significantly screened from the nearby highway and that they will be replacing a large, industrial style building visual impact of the site, an approval of such a development would be of no significant detriment to the visual amenity of the area.

The design and access statement states that the stables will be purely for the applicant’s private use. Bearing in mind any increase in traffic to the site by additional users of the stables may have an impact on highway safety, the proposed stables will be conditioned accordingly. With regards to the increased manure created by additional stables, a condition will be imposed requesting details of how the manure will be stored on site.

Therefore, and bearing in mind the application is in accordance with the relevant planning policies, 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 conditional planning permission be granted.


DATE INSPECTED: 17/04/2007














