Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2012/1025/P

	Development Proposed:
	Erect buildings to stable horses or their provisions (stables).  This is to replace an existing building that is being removed to make way for a housing development at land behind The Stables, Grimbaldeston Farm, Preston Road, Longridge PR3 3BD

	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	CONSULTATIONS: Additional Representations.

	One letter has been received from a nearby resident of Grimbaldeston Farm who raise concern that the new access will run past Grimbaldeston Farmhouse and the stables instead of through the new housing development which has recently been approved.  Wishes to see a condition imposed requiring that the existing access be closed once the new housing development is complete.

	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Regulation 22 Submission Draft Core Strategy

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

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

	Planning permission is sought to erect a new stable block in a field adjacent to the Grimbaldeston Farm complex, which is located off Preston Road, Longridge.  Following planning permission being granted for a residential development on land surrounding Grimbaldeston Farm, which is directly adjacent to the settlement boundary in Longridge (planning application 3/2011/0316/P and planning application 3/2012/0698/P) permission is sought to demolish an existing stable block and relocate it to another field nearby.  

The stables would be located towards the eastern end of the field in which they are to be located.  The stables would have an overall length of 14m and a depth of 3.6m with an additional overhang of 0.9m over the stable doors.  An access track from the field gate to the stables and hard standing in front of the stables is also proposed.  Amended plans dated 21 January 2013 and 23 January 2013 have been submitted which shows the resiting of the stable block into the field to avoid a substantial Ash tree which exists on its eastern boundary.   The access track would run parallel to the field boundary, a sheep netted fence, and have a width of 4m with a turning head in front of the stables. 

In determining this application, it is important to understand what has already been allowed in the locality, as currently the stables would be somewhat divorced from the existing built form.  Planning permission has been granted for a housing development of 60 dwellings at land off Preston Road, Longridge (application 3/2011/0316/P) and also for the erection of four bungalows on land adjacent to the field belonging to Grimbaldeston Farm where an existing stable block currently exists and which has to be demolished to make way for the new access to these four bungalows, which will be through the residential development of 60 dwellings.   Although the site is currently quite isolated, bearing in mind the development that has been approved by the LPA, once built, the stable block will not be seen as an isolated development and thus I am satisfied that the visual impact of the proposals will be acceptable.  

The stables have been sited at the far end of the field away from these residential dwellings to be built and thus I am also satisfied that there will be no impact on residential amenity either.

In relation to highway safety, the highway authority has raised no objection to the proposal whether the stables will be accessed from the existing access lane running adjacent to the Grimbaldeston Farm development or through the approved housing estate.  In relation to the concerns raised by the nearby resident, having looked into the planning history it is apparent that the four bungalows approved behind the property known as The Stables at Grimbaldeston Farm will access Preston Road via the new estate, which is to be built.  There is no indication on the plan or on the decision notice relating to that development that the existing access road will be permanently shut, and having spoken to the applicant, it is his intention to keep the existing access open to access the fields which he still owns and which are let out to a neighbouring farm.  That said, an amended location plan has been submitted which shows that the new access to the stables would be via the new access proposed to the residential development and Mr Monks has confirmed that this will be used once the residential development is in occupation.  The objector wishes that a planning condition will be put on any approval to this effect and the Council will do this.  

I am satisfied that the amended siting of the stable block will no longer affect a mature Ash tree and is sited sufficient distance away from the proposed dwellings, and thus I have no objections to the proposal and therefore 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: 04 January 2013














