Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0091/P

	Development Proposed:
	Proposed extension to existing stable block providing 3no. additional loose boxes at Newshams Farm, Old Buckley Lane, Knowle Green, PR3 2ZS

	CONSULTATIONS: Parish/Town Council

	Ribchester Parish Council - No objections.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	United Utilities – No objections.



	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT PLANNING HISTORY

	There have been numerous applications on site, however, only one application appears to relate to the stable block which is proposed to be extended.  This is as follows:

3/1980/1007/P – Proposed 3 stables, 1 double garage, and 1 animal feed store.  Approved with Conditions

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV3 – Open Countryside

Policy RT1 – General Recreation and Tourism

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

	The application relates to a semi-detached property located at the end of a lane leading to Old Buckley Farm, off Stoneygate Lane, outside the main settlement limit of Ribchester and within an area designated as Open Countryside.

Permission is sought to extend the existing ‘L’ shaped stable block which is located at the western end of the site, by providing an additional 3 stables to form a ‘U’ shape.  The new stables would have an overall length of 12.7m and would have an overall width of 5.0 metres, which includes a 1.2m overhang.  Overall, this would provide 8 stables within the block and a hat store/ tack room.  The stables would be clad in stained timber to match the existing stable block and would have grey profile sheet roof to again match the existing stable block.  I therefore consider that the building would blend well with the existing stables and would not harm the visual amenities of the area.

Having looked at the planning history for the existing stable block it is apparent that two additional stables have been created within what was approved as a double garage to create five stables instead of the originally intended 3 stables.  This appears to have occurred sometime in the past and is thus immune from any potential enforcement action.  However, having said this, as a condition was put on the original permission restricting the use of the stables to that of the occupier of Newshams Farmhouse, no adverse impact on neighbouring or visual amenities has occurred.  

In relation to the proposed three stables, I do not consider that the nearest neighbour at Buckley House would be adversely affected by the creation of an additional three stables, provided the original condition restricting their use of these stables to private and domestic use is used.  

Taking all of the above in to consideration, I thus recommend the application 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: 15 March 2012














