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	Date Inspected:
	30/03/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of one stable building comprising a single stable, tack room and hay store.

	Site Address/Location:
	The Hawthorns Kiln Lane Paythorne BB7 4JD

	


	CONSULTATIONS: 
	Parish/Town Council

	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 single stable, tack room and hay store at The Hawthorns, Kiln Lane, Paythorne, BB7 4JD. The stable building would be sited on open land to the rear of the Buck Inn and would be for private use by the occupants of The Hawthorns. The Hawthorns is a detached dwelling which is located to the rear of the Buck Inn with its access to the north of the public house. The application site would be accessed via the existing access for The Hawthorns and the site adjoins the residential curtilage of the aforementioned property. South-east of the site is the grade II listed Paythorne Methodist Chapel.
The proposed stable building would measure 9.1m x 3.7m with the dual-pitched roof extending a further 3.3m forwards to cover a proposed hardstanding area. The building would have a maximum height of 3m and would be constructed using corrugated sheets for the roof and timber cladding with a low course of brick. The building would accord with the recommended minimum standards for the keeping of horses. It also proposed to erect a small muck store with a solid concrete base measuring around 4m x 4m. The store would be enclosed on three sides by 1.4m high timber clad concrete block walls.

	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 to 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 be closely related to the existing buildings that form part of a group comprising The Hawthorns, The Buck Inn, The Crofters and Paythorne Methodist Church.

There would be some views of the building from a public footpath (no.23) that runs close to the site to the north 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 buildings scale would be commensurate with its intended use as a private stable. The proposals would not result in any adverse impact on the amenity of the area nor would it harm the significance of Paythorne Methodist Church located 30m away. Moreover, the development would not result in any harm to the residential amenity of the closest residential occupants. 

There are bridleways in the immediate area that could be used for exercise. It is noted that the application site edged red on the location plan also includes a small area of land that would be used for exercising the horse. The application site has already been fenced off by the applicant using post and rail timber fencing. This boundary treatment is considered to be acceptable.

It should be noted that the approval of this application would not have the effect of extending the residential planning unit of The Hawthorns. The application site should be used solely for the keeping and exercising of horses and not for domestic use by the applicant.
In terms of highway safety, the stables use as a private facility would ensure it does not result in a significant number of vehicle movements. Given that the stables would be used for private use only the existing access arrangement is considered acceptable. 
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.


