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	Date Inspected:
	19/02/2016
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Redevelopment of former poultry shed to stable building with associated access improvements

	Site Address/Location:
	Howgill Barn, Howgill Lane, Rimington, Lancashire, BB7 4EF

	


	CONSULTATIONS: 
	Parish/Town Council

	Rimington and Middop Parish Council: No objection

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Highway Development Control Section does not have any objections in principle to the proposed stable building with associated access improvements, providing the 

Facilities are for the property owner only.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy EN2 – Landscape 

National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Description of Proposed Development:

This application seeks consent for the redevelopment of a former poultry shed to stable building with associated access improvements at Howgill Barn, Howgill Lane, Rimington. 

The application is retrospective in nature as works were completed by the applicant in August 2015. The single storey stable block replaced a single storey poultry building which was in disrepair. The stable block was built on the existing masonry block plinths and has a length of 11.050m and a width of 5.560m. It has an eaves height of 2.1m and a ridge height of 3.450m and is clad with horizontal timber cladding. The building has a profiled dark grey metal cladding roof. The roof overhangs on the south west elevation to form a modest canopy.

The stable block is used for domestic purposes only; it is used for horses owned by immediate family members and with no livery business associated with it. The former poultry shed was never classed as being used for an agricultural use, nor has it ever related to a wider agricultural holding but was part of a small holding ran ancillary to the main dwelling by the former residents of Howgill Barn. The stable block remains ancillary as part of the enjoyment of the main dwelling.
An additional access was created to facilitate safe and convenient access to the stables for both the horses and vehicles. The works included the widening of the existing gate opening into the drive for the dwelling. The track was finished using recycled dark stone and included the insertion of a wooden gate. The access did not require any change to the existing land levels or any excavation works of any significance. The works have already been completed by the applicant. 


	Site Location/Address:

The application dwelling is a large detached traditional agricultural building located on land defined as Open Countryside and located outside of the defined settlement of Rimington. The application is located at the corner of Howgill Lane and Robin Lane. The barn has been converted and extended following the grant of planning permission in 1974. 

The nearest dwelling to Howgill Barn lies on the opposite side (east of) Robin Lane and is known as

Manor House. Manor House historically was linked with Howgill Barn and would appear to be the main farmhouse for the wider farm holding. Howgill Barn performed an important function as an outlying building within the agricultural holding.

The stable block is located to the North West of Howgill barn and is located outside of the residential curtilage of the application dwelling.  Therefore the works do not constitute permitted development and cannot be considered as works that could be carried out under  The Town and Country Planning (General Permitted Development) (England) Order 2015 to consider is Schedule 2 Part 1 Development within the curtilage of a dwellinghouse Class E as referred to by the Agent in the Planning Statement.


	Relevant Planning History:

N/A


	Impact Upon Residential Amenity:

The nearest dwelling to Howgill Barn lies to the east of the application site on the opposite side of Robin lane and is over 20m away. With regards to the potential impact on the residential amenity of the occupiers of the nearby dwelling Manor House, there is sufficient distance between the stable block and Manor House to avoid an unacceptable impact.



	Visual Amenity/External Appearance:

Key statement EN2 states that development should be in keeping with the character of the landscape, reflecting local distinctiveness, scale, style, features and building materials. Policy DMG1 requires development to be of a high standard of building design and be sympathetic to existing and proposed land uses including any impact on landscape character.

The stable block replaced an existing rural building with another. The stable is relatively small in scale and has no additional impact on the Open Countryside when considered against the appearance and scale of the former poultry shed. The dimensions of the stable block are similar to those of the poultry shed. The stable block is cladded in horizontal timber boarding which is sympathetic to its rural setting. The stable is not located in a prominent position and would not be considered obtrusive within the surrounding area.

The associated access follows the contours of the existing land and adjoins the historic residential curtilage close to the gate on Robin Lane. The use of loose stone to form the track is considered to be appropriate to the rural location of the site and the surrounding area.

The proposals are thus considered to conform to policies DMG1 and EN2 of the Ribble Valley Core Strategy. 


	Landscape/Ecology:

A protected species survey has been submitted which found that there is evidence of a significant summer roost of bats. The works proposed will cause disturbance to the known bat roosts at Howgill Barn. Therefore mitigation measures will be required to address this impact. A Mitigation strategy details a strategy which would need to be implemented should planning permission be granted to comply with National Planning Policy and legislation. 

It has been noted that a bat survey was submitted with the application but due to the works being retrospective this cannot be reasonably conditioned should the application be approved. 



	Observations/Consideration of Matters Raised/Conclusion:

Taking into account the above, it is considered the proposed development would accord with policies DMG1 and EN2 of the Ribble Valley Core Strategy. As the stable block is similar in appearance to existing agricultural buildings in the locality, the proposal would not have any detrimental effect upon the appearance of the surrounding area. Accordingly, it is recommended that the application be approved. 


	RECOMMENDATION:
	That conditional planning consent be granted


