Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2015/0379/P

	Development Proposed:
	Proposed ménage and retrospective permission sought for a detached stable building at Intack Farm, Old Clitheroe Road, Dutton

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A


	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adopted Version)

Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DME3 – Site and Species Protection and Conservation



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

	The application relates to a relatively isolated former farmhouse on the lower slopes of Longridge Fell on its southern side in Dutton within the Area of Outstanding Natural Beauty. The property is served by an access road off the southern side of Old Clitheroe Road, that does not serve any other properties. 
The dwelling is situated close to the end of the access track and adjoining the northern boundary of the land that is within the applicant’s ownership. In 2013 permission was granted for a number of alterations and extensions to the dwelling and for the erection of a detached garage in a position close to the western boundary of the land within the ownership of the site (3/2013/0373). 

That permission has been implemented but, in the location of the approved garage, a building of different dimensions and design has been constructed and fitted out internally for use as stables rather than as a garage. 

As originally submitted, this application sought permission only for the formation of a horse training ménage in a location, also adjoining the western boundary of the land and to the south of the detached stable building. At the request of the Local Planning Authority the application has been amended to also include a request for retrospective permission for the detached stable building. An amended site location plan has also been submitted upon which the red edge outlines only the authorised curtilage of the property, the detached stable building and the location of the proposed ménage. The other land within the applicant’s ownership that is not accepted by the Local Planning Authority as authorised residential curtilage, is outlined in blue on the amended location plan. 

The stable building for which permission is retrospectively sought does not differ greatly from the garage for which permission was originally granted. The stable building, therefore, does not have any seriously detrimental effects upon the appearance of the locality. 
Subject to the Council’s prior agreement of the colour of the surface of the ménage, this second element of the application will also, in my opinion, not have any seriously detrimental effects upon the visual amenities of the locality. 

There are no nearby residential properties that would in any way be affected by the proposed development. 

Subject to the use of the ménage and stable building for private recreational use by the owners of the property, the proposal does not have any implications for highway safety. 

Overall, subject to appropriate conditions, I can see no objections to either element of this application and recommend accordingly. 



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 











This report needs to be read in conjunction with the Decision Notice.








