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	Date Inspected:
	30/03/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Stable building for private recreational use.

	Site Address/Location:
	Land rear of Petre Arms Whalley Road Langho BB6 8AB

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy: 
Key Statement DS1 – Development Strategy

Key Statement DS2 –Sustainable Development

Key Statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DMB3 – Recreation and Tourism Development
National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks consent for the erection of a stable building for private recreational use at land to the rear of The Petre Arms, Whalley Road, Langho. The application site lies within the Open Countryside between the settlements of Langho and Billington. The building would be constructed in the south western corner of field that is part of a larger parcel of open land which lies between Langho and Billington Community Centre to the south and the A59 to the north.
The stable building would contain three stables and a tack room. It would be ‘L’ shaped in form with maximum dimensions of 11.5m x 9m with an eaves height of 2.4m and a ridge height of 3m. The building would be of timber construction with a roof of black onduline cladding. A timber clad muck storage building measuring 5m x 4.2m would be located to the east of the stable block and would have a lean-to roof with a height of 4.3m. The building would be accessed across a field in the applicant’s ownership and does not include the laying of any hard surfacing. 

	Observations/Consideration of Matters Raised/Conclusion:

The application site is located in the Open Countryside. Core Strategy Policy DMG2 requires development outside of defined settlement areas to meet at least one of six considerations one of which is the following:
4. The development is for small scale tourism or recreational developments appropriate to a rural area.

In my opinion the proposal is for a small scale recreation development appropriate to a rural area and is therefore acceptable in principle.
Consideration must also be given the visual impact of development. Core Strategy Policy DMG2 states that within the Open Countryside development 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. The proposed stable building would have a height of 3m and would not be seen from Whalley Road to the south. Brief and partial views of the building would be afforded to vehicles travelling west along the A59 but the building would not be a prominent addition to the landscape and is similar in design to other private stable buildings seen in rural areas throughout the borough. The building would be sited close to existing field boundaries and its scale would be commensurate with its intended use as a private stables.

There are concerns regarding the size of the proposed muck store which extends to a height of 4.3m and would be disproportionate to the adjacent stable building. Subsequently the muck store has been reduced to a height of 3m which would reflect the height of the associated stable building. The application also includes the laying of hardstanding to the front (north) of the stables. Should consent be granted, further details of hardstanding and boundary fencing would be required by the imposition of appropriate conditions and any external lighting would be the subject of a further planning application.
In terms of highway safety, the County Surveyor has not raised any objections and the stables use as a private facility would ensure it does not result in a significant number of vehicle movements. The access to the stable building would be via an unmade track across an open field in the applicant’s ownership and the planning agent has confirmed that the application does not include alterations to this access. Given that the stables would be used for private use only this access arrangement is considered acceptable in this case and would be least harmful to the visual appearance of the area.

In terms of its impact on the amenity of the area, the nearest property is Langho and Billington Community Centre around 60m to the south. Given that the application site is agricultural land it could be used to graze livestock without planning consent. Taking into account this fallback position it is considered that the proposals would not have any additional detrimental impact on the amenity of the area regarding noise and odour when compared with the existing situation.
It is noted that there are no bridleways in the immediate vicinity of the site. If the applicant intends to use the surrounding land to exercise horses this would require an application to change the use of the land from agriculture. In the event that the application is approved a note will be attached to the decision notice advising the applicant as such.

Conclusion

The proposed development would accord with Policy DMG2 and would not result in any unacceptable harm to the visual appearance of the landscape or the amenities of the area. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved.


