Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref:  GT

	Application No: 
	3/2008/0259/P

	Development Proposed:
	Erection of stable block with associated storage at Little Todber, Burnley Road, Gisburn, Lancashire, BB7 4JJ.



	CONSULTATIONS: Parish/Town Council

	Rimmington & Middop Parish Council - No objections but would advise that colour and profile be controlled.



	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 ENV1 - Area of Outstanding Natural Beauty.

Policy RT19 – Development Which Prejudices Footpaths.

Policy SPG - Agricultural Buildings and Roads.



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

	The application seeks planning permission for the demolition of an existing lean-to, timber built, covered storage area at the site, and the erection of a new timber and stone built set of stables, incorporating a tack room, hay storage area and trailer storage area in its place, at Little Todber, Burnley Road, Gisburn. The new block will have a floor area of approx. 128 sq.m. and will be approx. 5.05m high to the ridge. The land on which the development is proposed is within the residential curtilage of the property, and the property lies within open countryside as defined by the Ribble Valley Districtwide Local Plan.

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 location of the new building behind both the adjacent caravan site buildings and the residential property, Little Todber, it will only be partially visible from the nearby highway and from the surrounding countryside.

With regards to the relevant planning policies, Policy ENV3 states, “In the open countryside outside the AONB, development will be required to be in keeping with the character of the landscape area and should reflect local vernacular, scale, style, features and building materials”. As such, bearing in mind the new building will be significantly screened from the nearby highway and that they will be replacing an existing building on site, approval of such a development would be of no significant detriment to the visual amenity of the area.

The building proposed will be sited directly on an existing Public Right of Way, however the applicant has submitted details of a proposed diversion proposal, which has been submitted to the Environment Directorate at Lancashire County Council for approval. Given this additional information, I am satisfied that there will be no serious implications on the footpath in this area as no work will be able to be carried out without the consent of LCC to redirect the footpath.

Finally, with regards to the manure created by new 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: 24/04/2008














