Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: MB

	Application No: 
	3/2012/0977

	Development Proposed:
	Proposed change of use – the provision of an ‘on-site’ residential accommodation for the applicant, and integrated single storey double garage, wood fire boiler and store at Northcote Stud, Northcote Road, Langho.



	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects:

· There has been on-site accommodation at Northcote Stud for some time already.

· Previous plans have been passed for a house on this site.

· The site of the proposed garage appears to be on Green Belt land.

· Parish Council are also concerned about the additional vehicular access to and from the site.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways) – No objections.

Environment Agency – No objections.



	CONSULTATIONS: Additional Representations

	No representations have been received. 



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan:

G1 – Development Control.

G5 – Outside the main settlements.

ENV3 – Open Countryside.

H2 – Dwellings in the Open Countryside.

Ribble Valley Core Strategy (Regulation 22 Submission Draft):

DMG1 – General Considerations.

DMG2 – Strategic Considerations.

DME2 – Landscape and Townscape Protection.

DMH3 – Dwellings in the Open Countryside and AONB.



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

	Planning permission is sought for the change of use of part of an existing building to provide ‘on site’ accommodation and the provision of an integrated single storey double garage, wood fire boiler and store at Northcote Stud, Northcote Road, Langho.

Northcote Stud is an established riding centre which provides equestrian facilities such as the stabling of horses, an outdoor arena and an indoor arena. The site has an extensive site history covering a range of developments. 

The development proposed within this application details the formation of on site living accommodation for occupation by the applicant. The living accommodation is to be sited at first floor level within the existing riding centre building, where the ground floor consists of an indoor arena. 

The proposed development will lead to exterior alterations to the South elevation resulting in a higher degree of glazing, the provision of a terrace at first floor level and the erection of a double garage and store measuring 25.7m x 10m.

The considerations in the determination of this application are the acceptability of development, impact upon amenity and impact upon the character and setting of the countryside.

Given the nature of the business operated from the site there are clear benefits to the provision of on site living accommodation. The principle of such accommodation is also supported within the adopted Districtwide Local Plan and the emerging Core Strategy.

As discussed above the site has an extensive planning history. The most relevant in determining this application is the consent granted under reference 3/2007/0029P, this relating to the formation of the riding centre as it is in its current form and, most relevant, the provision of a large detached dwelling to provide on site accommodation. The consent granted under 3/2007/0029P has been lawfully started, however the detached dwelling has not been constructed. As such the consent for the detached dwelling remains extant and theoretically could be constructed at any time. 

Should the development under consideration in this application be granted consent then it would be possible to provide two separate sets of accommodation in a location that under normal circumstances would not be desirable from the point of view of the Local Planning Authority. Therefore to address this situation agreement between the LPA and the Applicants has been secured through the use of a S106 agreement, which prevents the applicants from constructing the detached dwelling, contained within the extant permission granted under reference 3/2007/0029. This will therefore prevent a situation occurring whereby two dwellings are constructed. 

The proposal to provide living accommodation within the existing buildings at first floor level presents advantages over the detached dwelling previously granted permission. The living accommodation would be provided within existing buildings, thus preventing the need for additional buildings in the open countryside. This is likely to drastically reduce the overall impact the site has upon the character and setting of the open countryside, as it negates the need to provide areas of domestic curtilage. Such an approach is also a far more efficient use of land.

Given the sites location in relation to neighbouring properties I am satisfied that the proposed development would not be detrimental to the residential amenity of the area.

With regards to the comments raised by the Parish Council; the approach outlined above in respect of restricting the ability of the applicants to construct the previously approved detached dwelling through the use of a S106 agreement prevents the excessive residential development on the site. The site itself is not located within land designated as Green Belt. The increase in the overall footprint of the building by virtue of the provision of the double garage and store is not considered to be excessive when set within the context of the overall site. 

Having considered the submitted details I see no material objections to the granting of this planning permission subject to conditions. I therefore recommend 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 consent is granted.


DATE INSPECTED: 














