Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0963/P

	Development Proposed:
	Change of use of agricultural land to create a winter turn-out area/sand paddock for equine use at Lower Fold Stables, Northcote Road, Langho

	CONSULTATIONS: Parish/Town Council

	Parish Council – Whilst the Parish Council has no objections to this application in principle, there is no reference to any lighting additions.  If lighting additions are to be added in the future, the Parish Council would object as this site already contributes to local light pollution.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	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 RT1 - General Recreation and Tourism Policy.



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

	The application relates to Lower Fold Stables, a small private equestrian development on the west side of Northcote Road, Langho immediately opposite the much larger equestrian development of Northcote Stud.  

Permission was granted in 2006 for the erection of a building for the stabling of 12 horses and associated feed storage and outdoor ménage and covered midden (3/2006/0514/P).  The permission was subject to a number of conditions, one of which specifies that the permission was for the benefit of the applicant and her family only and that the stables and ménage were not to be used other than by those named persons and not to be used as separate DIY stabling. That planning permission has been fully implemented.

The building is sited approximately 30m away from the site boundary to Northcote Road.  The outdoor ménage is sited to the west of the building.  There is an area of land within the applicant’s ownership that is partly behind the building and partly between the building and Northcote Road.  This area is presently rough grassland that is already enclosed by post and wire horse fencing.

Permission is sought for this area to be given a surface of silica sand to facilitate its use as a winter turn-out area.  It is stated in the Design and Access Statement submitted with the application that the winter turn-out area/sand paddock would be used by the applicant for private use only to turn her horses out into during the winter months; and that this will reduce the damage caused to the surrounding land by the existing horses in the winter months.  It is also stated that this area will not be used as an area for exercising horses as this will continue to take place on the existing ménage.  

I consider this proposal to be a small scale use appropriate to a rural area in compliance with Policy G5 of the Local Plan.  As a development that does not involve any built structures or lighting, it would also have very little effects on the wider landscape and would therefore not contravene the requirements of Policy ENV3 of the Local Plan. 

Former Local Plan Policy RT16 (that has not been saved) stated that ‘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’.  Although this is not a saved policy, I consider it worthy of note that this application would comply with its requirements, as there are no nearby dwellings and it would result in minimal (if any) additional traffic generation.  

Overall, subject to appropriate conditions (including a condition preventing the erection/installation of any lighting without a further planning permission) I can see no objections to this application.    

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would have no detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 2 March 2012














