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	Date Inspected:
	11/11/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use of agricultural land to equestrian and retention of unauthorised field shelters.

	Site Address/Location:
	The Glass House Mellor Brow Mellor BB2 7EX

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	Two letters have been received; one objects to the proposals and relates to the following:
No objection to change of use of land to equestrian but object to change of use of agricultural land to residential curtilage and the erection of a car shelter.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy

Key Statement EN2 - Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework

	Relevant Planning History:

3/2011/0163 - Demolition of two outbuildings and conversion of a third to form a new detached dwelling. Approved with conditions.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought for the change of use of agricultural land to equestrian use and retention of unauthorised field shelters at land to the north of The Glass House, Mellor Brow, Mellor. The Glass House is a residential property formed partly by the conversion of former agricultural buildings that were part of Elswick Farm by application 3/2011/0163. The site is located to the south of Mellor Brow and is served by a single lane access track which coincides with the settlement boundary of Mellor. As such, the land that is the subject of this application is designated open countryside.
The residential unit of The Glass House is defined by application 3/2011/0163 and the curtilage area is closely related to the building. There is a small raised patio on the north-western side of the building that appears to extend beyond the approved curtilage boundary of the property. The application initially proposed to change the use of 500 sqm of agricultural land to residential curtilage with the submitted plans denoting a driveway, garden area and oak framed carport. The principle of a garden extension in this location is not acceptable and has subsequently been removed and the application now relates only to a change of use of land to equestrian use and retention of existing field shelters.
The agricultural land proposed for equestrian use has been subdivided into smaller parcels by post and rail fencing and a turn out area has been created measuring around 11m x 16m. The nearest field shelter to The Glass House is located 65m north-north-west of the dwelling and measures 3.7m x 8.4m with a height of 3m. The second field shelter is located in an open field location approximately 150m from the The Glass House and measures 3m x 3.7m. Both field shelters would be constructed from ship lap cladding with corrugated sheet roofs.

	Observations/Consideration of Matters Raised/Conclusion:
The main considerations in determining this application relate to the principle of the development, its impact on the visual appearance of the area and its effect on the residential amenity of neighbouring. These matters are discussed under the appropriate heading below.
Policy DMG2 serves to restrict development within Tier 2 villages and outside the defined settlement areas. In order to be acceptable development proposals must meet at least one of six considerations. The existing field shelters are relatively small scale buildings and the proposed development is required for private and typically rural recreational use. In my opinion, the proposal satisfies at least one of the requirements of Policies DMG2.
Within the Open Countryside development must be in keeping with the character of the landscape with consideration given to its siting, size, design and use of materials. I note that the creation of the turnout area and subdivision of the field into smaller paddocks has resulted in some change to the character of the land. Subdividing large fields into a number of small paddocks should be avoided if possible especially where these are very visible in the landscape. Whilst the principle of the use of the land is considered acceptable at present, should consent be granted, I consider it reasonable and justifiable to restrict any further subdivision of the field and to prevent any external lighting. 
With regard to the impact of the proposals on the residential amenities of neighbouring occupants, proposals must not cause a nuisance to adjoining or neighbouring occupiers through smell, noise or disturbance. The application site comprises part of an agricultural field which could accommodate a significant amount of livestock without the need for planning permission. The Council’s EHO has not raised any objections and subject to the provision of an appropriate scheme for the containment and storage of manure, I do not consider that the proposals would result in an unacceptable increase in noise and odour levels.
The proposals also include the provision of a natural stone retaining wall around the existing raised patio area to the north of The Glass House. This would provide a clear boundary between the residential curtilage of the dwelling and agricultural land and would be acceptable.

Taking into account the above, the change of use of agricultural land to equestrian use is acceptable in principle and it is considered that the visual impact of the development could be reduced to an acceptable level by appropriate conditions. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved.


