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	Date Inspected:
	07/03/2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Changes to existing buildings, new stable building and new riding menage, improvement to hard surfacing throughout.

	Site Address/Location:
	Land adj Higher Throstle Nest, Saccary Lane, Mellor, BB1 9DL.

	


	CONSULTATIONS: 
	Parish/Town Council

	Mellor Parish Council: No material objections to the application

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	On the basis that the proposed use of the additional facilities will be incidental to the applicant, residential occupation of a nearby dwelling, there are no highway concerns and therefore Highways raise no objection to the proposal.

	United Utilities:
	

	Drainage Comments 

In accordance with the NPPF and the NPPG, the site should be drained on a separate system with foul water draining to the public sewer and surface water draining in the most sustainable way. The NPPG clearly outlines the hierarchy to be investigated by the developer when considering a surface water drainage strategy. We would ask the developer to consider the following drainage options in the following order of priority: 

1. into the ground (infiltration);

2. to a surface water body;

3. to a surface water sewer, highway drain, or another drainage system;

4. to a combined sewer.

We recommend the applicant implements the scheme in accordance with the surface water drainage hierarchy outlined above. 

Water Comments 

The level of cover to the water mains and sewers must not be compromised either during or after construction.A separate metered supply to each unit will be required at the applicant's expense and all internal pipe work must comply with current water supply (water fittings) regulations 1999. 

	

	CONSULTATIONS: 
	Additional Representations.

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

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a plot of land to the south of Higher Throstle Nest on the east side of Saccary Lane. The site is located on land designated as open countryside, approximately around 1.2km north east of the settlement of Mellor. The site comprises of 12 acres if grazing land which slopes away from the main highway. The site is accessed via an existing gate in the south western corner of the site. Directly adjacent to the gated entrance is 2 existing buildings. 

	Proposed Development for which consent is sought:

Consent is sought for the changes to the existing buildings on site, the erection of a stable building and riding ménage, improvement to hard surfacing throughout at Land adj Higher Throstle Nest, Saccary Lane, Mellor.

The proposed changes to the existing buildings on site consist of a number of alterations and extensions to the buildings. It is proposed to increase the eaves and ridge height of “Building 1” by 200m to a maximum height of 3.6m. The proposed works includes an extended cantilevered extension to the roof on the north facing elevation creating and overhand which projects 1.5m from the building. The building will accommodate 3 stables and a store. 
The proposed changed to “Building 2” includes increasing the eaves and ridge height by 200m to a maximum height of 3.2m. The proposed works includes an extended cantilevered extension to the roof on the south facing elevation creating an overhand which projects 1.5m from the building. It is further proposed to erect a single storey lean to extension located on the elevation. It will project 2.1m from the elevation and have a length of 4.2m. The internal alterations will create a store,  a wood store and a fodder & tack room. 

It is proposed to erect a stable block adjacent to the main highway. Due to the topopgraphy of the land it will be set down. It will be L shaped with a maximum length of 16.2m and a width of 12.1m. It will accommodate 3 stables, an open hay barn and a domestic store. The building will have an extended cantilevered extension to the roof creating an overhang which project 0.9m on the east facing elevation. It will have an eaves height of 2.4m with a ridge height of 3m. 

The ménage will be located to the east of Higher Throstle Nest and measure 20m wide and 40m in length.  The proposed development includes post & rail timber fencing around the proposed sand paddock. It is proposed to resurface the existing track and extend the existing track to facilitate access to the ménage.

The proposed buildings and ménage will be used for private domestic purposes only for horses owned by family members and no livery business will be associated with it.

	Impact Upon Residential Amenity:

The nearest dwelling (Higher Throstle Nest) lies over 60m west of the proposed ménage. Taking into consideration the topography of the land it is considered there is sufficient distance between the ménage and Higher Throstle Nest to avoid an unacceptable impact. 
The stable block and buildings 1 and 2 will form a cluster of building located adjacent to the highway. 

The stable block will be located 21m south of Higher Throstle Nest and the nearest dwelling to buildings 1 and 2 is Popes Farm which is located 25m east of the buildings on the opposite site of Saccary Lane. The proposed buildings would be partially screened by the hedgerow along the boundary. The proposed new stable would be closely related to the existing built form and would be seen within the context of the existing building. Therefore taking into account the above, with regards to the potential impact on the residential amenity of the aforementioned dwelling, there is sufficient distance between the buildings and nearby residential dwelling and it is considered that there will be no adverse residential amenity impact. 

	Visual Amenity/External Appearance:

Key Statement EN2 (Landscape) primarily deals aims to protect the Forest of Bowland Area of Outstanding Natural Beauty.  Whilst it is recognised that the current application is not located within the protected landscape designation, it is clear that the remit of the policy extends beyond that of the AONB with the supporting text of EN2 which stating that: 

‘Outside these statutory areas the borough comprises extensive areas of open countryside much of which has an intrinsic value that contributes to the quality of the landscape in the borough. In addition the founding principle of landscape character is that all landscapes have a value.  The Council considers that it is important to ensure development proposals do not serve to undermine the inherent quality of the landscape.  The Council will also seek to ensure that the open countryside is protected from inappropriate development. Developers should adopt a non-standardised approach to design which recognises and enhances local distinctiveness, landscape character, the quality of the built fabric, historic patterns and landscape tranquillity.’

Policy DMG2 of the Ribble Valley Core Strategy requires that ‘development within the open countryside will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build.’
Policy DMG1 is used in the determination of planning applications in terms of their general design and appearance. Policy DMG1 also requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature, as well as scale, massing, features and style. 

Taking into consideration the existing arrangement it is considered that the proposed ménage and stables would have no additional impact on the open countryside when considered against the appearance of the existing buildings. The ménage would be constructed from a sand surface with a post & rail fencing around which is sympathetic to its rural setting. 

The ménage will be located to the east of Higher Throstle Nest; due to the topography of the site it will not be visible from the main highway. Therefore the proposal will not be located in a prominent position and would not be considered obtrusive within the surrounding area.
It is considered that the proposed ménage would be sympathetic and in keeping with the surrounding area/buildings in accordance with Policy DMG1 and would not adversely impact upon the landscape as required by Key Statement EN2 and Policy DMG2 of the Ribble Valley Core Strategy.

	Observations/Consideration of Matters Raised/Conclusion:

Taking into account the above, it is considered the proposed development would accord with Key Statement EN2 and policies DMG1 and DMG2 of the Ribble Valley Core Strategy. 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 planning consent be granted.


