Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0821/P

	Development Proposed:
	Erection of stable block on land adjacent to Nook House Farm, Clayton-le-Dale

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No observations received.

United Utilities – Has no objections to this application.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Core Strategy 2008 – 2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

National Planning Policy Framework (NPPF).



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

	Nook House Farm is situated in the open countryside on the south side of Longsight Road (A59) Clayton-le-Dale.  The existing dwelling is positioned approximately 96m away from the A59.  There is an existing stable and ménage to the north west of the dwelling approximately 63m away from the A59.  There are a number of properties within close proximity of the application site which includes residential properties Sunnyside, Craigmore, Myre Edge Farm and the Shajan and LaScala Restaurants.

The application relates to a roughly triangular field with an area of approximately 0.2 acres to the north east of the dwelling, Nook House Farm and which has a northern boundary to the A59.  There is a belt of trees adjacent to the A59 at the north west corner of the field.  The existing access serving the dwelling and the existing stable also adjoins the northwest corner of the field.

The applicant intends to enter into a long-term lease of the field if this application is approved.  She intends to build a stable block for her own private use.  The stables would therefore be used by one party and would not be left for livery use by third parties.

The application therefore seeks full planning permission for a building comprising 4 stables and a tack room.  The length of the building is approximately 19m and a width approximately 4m.  The roof, however, would extend 1.7m beyond the eastern facing front elevation of the building to form a covered walkway.  The total width of the structure would therefore be 5.7m.  The eaves height would be 2.6m at the rear (west) and 2.2m at the front (east) and the ridge height would be 3.4m.  The walls would be painted concrete block work and the roof would be grey fibre cement roof sheets incorporating translucent sheets to allow natural light to each stable and the tack room.

The building is to be sited so that it is screened by the existing belt of trees; but would be outside the required root protection area of the trees.

A crushed stone access track would be formed between the front of the proposed building and the existing field gate onto the existing access track that serve the dwelling and the existing stable.  A gravel area would be formed at the front (east) of the proposed building.

It is considered that the proposal represents a small-scale recreational development that will be of some benefit to the local rural economy.  It is therefore considered to comply in principle with Policies G5 of the Local Plan and DMG2 of the Core Strategy Submission Draft, and also the general advice contained in NPPF relating to supporting the rural economy.

It is considered that the precise siting of the building, taking advantage of the existing tree screening, its linear form, its proposed external materials and relatively low eaves and ridge heights all combine to result in a development that would be unobtrusive and would not detract from the appearance of the locality.  The visual amenity requirements of Policies G1, ENV3, DMG1 and DME2 would also therefore be satisfied.

The development would result in a relatively small increase in the use of the existing access onto the A59 the County Surveyor has not expressed any objections to the application.

Overall, I can see no objections to the proposed development.



	SUMMARY OF REASONS FOR APPROVAL:

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



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














