Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0538P

	Development Proposed:
	Erection of stable block, tack room, feed store and ménage for private use only at Harling House, Malt Kiln Brow, Chipping, PR3 2QR.

	CONSULTATIONS: Parish/Town Council

	Chipping Parish Council - No objections to this proposal. 

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – No objections to the proposal.

Email dated 27 September 2012 from Mark Hornby (Highway Engineer)

When considering the application I have to take into account that the access is an existing one to an established property and decide whether the additional traffic generated by the proposals would justify any highway related improvements or even warrant a refusal on highway grounds. In this instance the proposed stables and ménage are for private use only and I am satisfied that there would not be a significant increase in traffic to and from the site. I therefore have no reason to raise any objection to the application.

I am told that the applicant started work without planning permission and the construction traffic caused some damage to a neighbouring wall. When considering the application, which is for a relatively modest timber building and adjoining ménage, I took the view that there was nothing that would necessitate very large lorries / cranes etc during the construction process and that it would be possible to complete the development with a minimum of disruption to the local area. It is clearly the responsibility of the applicant and their contractors to ensure that the works are carried out appropriately.

	CONSULTATIONS: Additional Representations.

	Two objections have been received to the application which raise the following concerns:

· Increase in traffic;

· Noise disturbance to bedroom from increased traffic;

· Concerns over run off and drainage due to soil type being clay;

· Concerns that an existing culvert will be built upon leading to problems further up hill at Nan Kings Farm;

· Blot on the landscape when viewed from first floor windows of neighbouring property Higher Saunders Raike;

· Highway Safety – lack of turning area on to Malt Kiln Brow;

· Disposal of horse manure – questions how this will be dealt with;

· No yard area or access track to the stable shown; and,

· The horses are not the applicants but the daughter in law.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty 

Policy RT1 – Recreation and Tourism

National Planning Policy Framework

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

	The site to which the application relates is located within the Area of Outstanding Natural Beauty on the east side of Malt Kiln Brow, Chipping.  The applicant is seeking to erect a stable block with associated tack room and storage area, and a ménage for use by herself and her daughter in law who resides in the village.

The stable block would have a length of 15.23m by 3.65m wide. At one end it would have a 3.0m projection forming an additional stable. Its overall height would be 3.9m.  Materials would consist of stained timber with a dark green sheet roof.  Permission is also sought for a ménage measuring about 40m by 20m. Due to the unlevel nature of the site the proposal involves raising the land levels by approximately 1.0m over part of its course. The enclosure would be a timber post and rail fence measuring 1.2m. Sand and rubber would be used to form the surface. No additional parking is proposed as the ménage is for personal use.  The site has been chosen so not to affect a footpath (no. 125) that crosses over the applicants land on the field between Harling House and the site proposed.

The Local Plan policies allow for small scale developments appropriate to a rural area provided they do not conflicts with other policies within the Plan. Policy ENV1 and RT1 sets out the criteria for development in the AONB and requires them to preserve or enhance the AONB and allows for developments associated with recreation provided they do not have an adverse impact on the visual amenities of the area.  The Local Planning Authority has a duty to ensure that the Area of Outstanding Natural Beauty is protected from any development that would adversely affect its visual quality. The land is currently not used for agricultural purposes and surrounds a private dwelling.  It is well screened from Malt Kiln Brow, is substantially screened from the PROW which crosses the site and is well screened from the wider landscape.

The immediate vicinity of this proposal is strongly rural and the use of this area of the field for the stables and ménage is not therefore likely to have a detrimental impact on the visual quality of the local landscape. Provided the site is not used commercially, it is not considered that the provision of the stables and ménage would detrimentally affect the quality of the landscape.

With regards residential amenity, the nearest property is located at the bottom of the access drive to Harling House known as Higher Saunders Raike, which would be approximately 75-80m away from the development.  The other nearest dwelling is that of Nans King Farm that is located approximately 200m to the north west of the site.  Due to these distances it is considered that adjacent amenities would remain largely unaffected by the proposed use.

There is a possibility of the use of floodlights around the ménage and as the site is in the Area of Outstanding Natural Beauty and as lighting does not form part of the proposal this does cause me concern.  It is considered reasonable that a condition be imposed preventing any external lighting without a specific planning application having first been submitted to the LPA for a full assessment to be made.  Similarly, no details have been submitted as to the extent of hard surfacing required around the stable block and to and from the access road to Harling House.  Given the site location within this nationally important landscape I also consider a condition requiring details of this to be submitted for approval to be necessary.

With regards the neighbours concerns about the culvert which runs through the site being adversely affected by the development, the Agent has submitted an amended plan showing the exact position of the culvert, received on the 08 October 2012 (Plan Ref: .  This shows that the stable block would not encroach in to this culvert.  Therefore the development would not affect this drainage channel.

With regards highway safety, having considered the issues, and the personal use proposed, the Highway Authority does not consider that the ménage would detrimentally affect highway safety as a result the proposal is considered acceptable in this regard.

It is considered that the development of this area of land for a stable block and ménage will not have a detrimental impact on the visual character of the AONB and that if restricted by condition to the private and non-commercial use by the applicant, the proposed ménage would be acceptable. Conditions to prevent the pollution of the ground water source protection area and to restrict the use of flood lighting the proposal are considered appropriate.  Consequently 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: 23 July 2012














