Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0969/P

	Development Proposed:
	Proposed equestrian stable block and exercise manège at Calder Farm, Settle Road, Bolton-by-Bowland 

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to the proposal but comments that screening from Settle Road should be a consideration.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objection to the application in principle on highway safety grounds but commented that there is no gate shown on either the site plan or other application drawings.  He says that he would therefore be grateful for confirmation from the applicant that there is no proposal to include a gate at the access to the development, as the inclusion of a gate would require alterations to the design.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy EMP12 - Agricultural Diversification.



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

	Calder Farm is located in an area of open countryside on the west side of Settle Road to the northwest of the village of Bolton-by-Bowland.  It is within the Forest of Bowland Area of Outstanding Natural Beauty, and is accessed directly off Settle Road.  The farm curtilage comprises a stone built farmhouse with adjoining barn and shippon built in a linear plan running north to south.  The house and barn are fronted by an open yard which runs contiguous with the boundary hedge adjoining Settle Road.  North of the farmhouse are two wooden poultry sheds.  To the south of the yard is a wooden gate that gives access to an adjoining pasture within which is located a dilapidated poultry shed adjacent to the stone farm buildings.

In the Planning Statement submitted with the application it is stated that the farm is owned and managed by Mr & Mrs Peter Simpson and, together with owned and rented land, forms part of a 130 acre livestock farm.  The enterprise includes suckler beef cattle, sheep and poultry.

The proposal is to allow an agricultural diversification that would create local employment, and permission is sought for the following:

1.
A building containing 6 stables to be built on the site of the dilapidated poultry shed that is to be demolished.  This building would have dimensions of 11m x 11m with an eaves height of 3m and a ridge height of 5m.  The external materials would comprise stone to the front (east) elevation facing the road with timber cladding to the other three elevations.  The roof would be fibre cement sheets, although the majority of the south facing roof slope would be covered by an array of solar panels.

2.
A 40m x 20m exercise ménage to be sited in the field immediately to the rear (west) of the proposed stable building.  This would comprise a silica sand surface laid over hardcore and would be surrounded by a 2m high post and rail fence.  The application does not include any proposed floodlighting for the ménage.

The development would be served by the existing access onto Settle Road that presently serves the farmhouse and yard.  This access would be altered as shown on an additional plan (drawing no ACC02 dated January 2012) that was submitted in response to the comments of the County Surveyor (as referred to above in this report) and followed discussions between the applicant’s agent and the County Surveyor.  This plan shows the gates set back 5m from the carriageway edge and the provision of an appropriate visibility splay by keeping a small section of the existing hedgerows on each side of the access trimmed to 900mm above the surface of the adjoining road.

Subject to appropriate conditions to require compliance with that additional plan, there are no highway safety objections to the proposal.

In response to the comments of the Parish Council, the proposed building would be screened from Settle Road by the existing approximately 3m high hedge on the front boundary of the site.  In any event, the building is considered to be of an appropriate design and external materials for its use and location.  I do not therefore consider that the proposal would have any detrimental effects upon the appearance and character of the AONB locality.

There is a dwelling on the opposite side of the road from the site but, due to the existing boundary hedge screening and a separation distance of approximately 50m between that dwelling and the proposed building, I do not consider that the proposal would have any detrimental effects upon the amenities of the occupiers of that residential property.

Overall, as a farm diversification scheme, I consider the proposal to comply with saved Policy EMP12 of the Local Plan and all other relevant saved policies.  As such, I can see no sustainable objections to this application.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development represents an agricultural diversification scheme that would not have any seriously detrimental effects upon the appearance and character of the Forest of Bowland Area of Outstanding Natural Beauty, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 23 MARCH 2012














