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CONSULTATION RESPONSES/REPRESENTATIONS MADE:
PARISH COUNCIL:
No comments received 

ENVIRONMENT DIRECTORATE (HIGHWAY OFFICER):
No highway objection to the proposal

ADDITIONAL REPRESENTATIONS:

No comments received 

1. Site Description and Surrounding Area
1.1 The application relates to Hawkshaw Farm on Longsight Road in Clayton-le-Dale. Hawkshaw Farm has a diverse use, comprising of the traditional farming activity (dairy farming and ice cream making) as well as being a popular visitor attraction with an associated visitor centre, café/shop. This application specifically relates to the visitor attraction element of the site.  

1.2 Hawkshaw Farm lies within the open countryside and is accessed directly off the A59. There are residential dwellings within the farmstead of Hawkshaw Farm, but outside of the application site the nearest neighbouring residential property to the proposed development is Oak Lea approximately 250m north of the proposed building. 

1.3
The visitor attraction element is located towards the northern end of the farm and consists of a farm shop/café, a visitor centre, a children’s play area and various animals for guest to view. 
2.
Proposed Development for which consent is sought
2.1
The application seeks consent to remove an existing storage shed and replace it with a row of stables. The stables would house a number of Shetland Ponies that have been purchased as a new attraction for the visitor centre and would also allow visitors to access individual animals for feeding and grooming.
2.2
The proposed stable building would measure 27.5m in length by 3.6m wide, with an additional 1.8m overhang of the roof to provide a shelter. In terms of appearance the stable building would be construction using steel profile sheets (Juniper Green colour) with timber doors, and have a simple lean-to roof design. 

2.3
The proposed building would be sited to the north east of the existing shed used to house the Rabbits and Guinea Pigs.     

3.
Relevant History
3.1
3/2007/0313 - Proposed Bird of Prey Centre with a selection of aviaries and flying aviaries and a reception/office/education area – Granted subject to conditions
3.2
3/2008/0413 -  Propose bird of prey centre including reception/office/education centre, together with stand alone toilet block - scheme amendment to approved consent 3/2007/0313P - Granted subject to conditions
4.
Relevant Policies

Ribble Valley Core Strategy (Adopted Version)

Key Statement EN2 – Landscape

Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DMB1 – Supporting Business Growth and Local Economy

Policy DMB3 – Recreation and Tourism Development 

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development and Need

5.1.1
The application seeks to erect a stable building for the housing of Shetland Ponies in conjunction with the visitor attraction at Hawkshaw Farm. Policy DMB1 generally seeks to support business growth and the local economy, and Policy DMB3 relates specifically to recreation and tourism uses. Policy DMB3 requires new tourism development to be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction. 

5.1.2
In respect of the above, the application relates to an established visitor attraction and seeks to improve the recreational/tourism use of the site. The principle of the new building in this particular location is therefore considered to comply with the requirements of Policies DMB1 and DMB3 of the core strategy, as well as Policy DMG2 which allows for new buildings within the open countryside provided they are for small scale tourism or recreational use. 

5.2
Relationship with Neighbouring Uses:
5.2.1
Hawkshaw Farm occupies an expansive area of land and subsequently the nearest residential property to the proposed building, except for the properties within the farmstead of Hawkshaw Farm, is Oak Lea some 250m the north. It is therefore considered that the proposed stable building would have no significant impact upon the amenity of neighbouring uses/residents.  

5.3
Visual Amenity/External Appearance:
5.3.1
When considering proposals for the erection of new buildings within the open countryside, it is important to ensure that buildings are clustered together so as to keep the visual harm to a minimum. In this particular case, the proposed stable building would be sited on a plot of land directly adjacent to the existing Rabbit and Guinea Pig hut/attraction, and as such would not be detached from other buildings at the site. 

5.3.2
In terms of its appearance, the stable is of a simple and standard design that would be expected within the open countryside and the materials proposed (green steel profile sheets) would be in keeping with other buildings at the site and this rural location in general.  
5.4
Highways

5.4.1
The Highway Officer is satisfied that the existing car parking area is sufficient to cater for the additional visitor numbers created by the additional stable building and therefore raised no highway objection to the application.  

6. 
Observations/Consideration of Matters Raised/Conclusion
6.1
In summary, the principle of an additional stable building for the visitor attraction is acceptable in this location and the proposed use would not have any undue impact upon neighbouring land uses or residential properties. The size, design and siting of the proposed building would share an acceptable visual relationship with the surrounding area and the application is recommended for approval. 
RECOMMENDATION: Grant permission subject to the following conditions: 
Commencement of Development 
1.
The development must be begun no later than the expiration of three years beginning with the date of this permission. 

REASON: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.
Drawings and Plans

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed within the submitted application forms and drawings:


Location Plan and Site Boundary (scale 1:5000)
Site Plan

Elevation and Plan drawings
REASON: For the avoidance of doubt and to clarify which plans are relevant and to ensure that the development is carried out in accordance with the approved plans.
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