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	Date Inspected:
	13/10/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed repositioning of muck storage area following planning approval 3/2015/0571. Construction of a storage building.

	Site Address/Location:
	Four Acres Pendleton Road Wiswell BB7 9BZ

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection received and considers the plans to constitute a significant development over and beyond the original planning permission. No further development should be permitted which extends further down the field.

	

	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

	RELEVANT PLANNING HISTORY:

3/2015/0571 - Extension to existing building to create a cattery and stables, construction of manege, midden and access arrangements. Allowed on appeal.

3/2016/0079 - Extension to existing building to create a cattery and stables, construction of manege, midden and access arrangements. Resubmission of planning application 3/2015/0571. Approved with conditions.

3/2016/0533 - Discharge of conditions 3 (drainage of manege), 5 (boundary treatment), 6 (landscaping), 7 (external lighting), 9 (parking, manoeuvring, hard standing), 15 (manure management plan), 17 (swallow nesting boxes) of planning permission 3/2015/0571, granted on appeal. Approved with conditions.

3/2016/0605 - Discharge of condition(s) 4 (menage materials) and 14 (detail of construction, cat flaps and balconies and visitor times) of planning permission 3/2015/0571. Approved with conditions.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks consent for the re-positioning of a muck storage area and the construction of a storage building following planning consent 3/2015/0571 at Four Acres, Pendleton Road, Wiswell. Planning application 3/2015/0571 sought consent for the extension of an existing building to create a cattery and stables, construction of a manege and a midden and was allowed on appeal on 13th May 2016. The application site is a 1.5 hectare field to the rear of the residential dwellings known as Four Acres, Steps Cottage, and both numbers 1 & 2 Tithe Barn Cottages. The field is accessed via an existing access point off Pendleton Road, adjacent to Four Acres. The development approved by planning consent 3/2015/0571 is reaching the stage of completion.
This application seeks to re-position the muck storage area which is currently earmarked for construction close to the site access to an area to the west of the cattery and stables building. The muck store would measure 3m x 5m and would be contained on three sides by a 1.8m high concrete block wall. It is also proposed to erect a small extension on the west side of the building. The extension would have a mono-pitched roof and would measure 3.8m x 6.8m. It would be used to store machinery including the applicant’s quad bike. In order to facilitate this, the hardstanding areas previously approved would need to be extended further into the field by approximately 11m.

	Observations/Consideration of Matters Raised/Conclusion:

Key statement EC1 states that employment development will be directed towards the main settlements of Clitheroe, Whalley and Longridge, however it also states that developments that contribute to farm diversification, strengthening of the wider rural and village economies or that promote town centre vitality and viability will be supported in principle.

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.

Policy DMB3 is also broadly supportive of recreation and tourist development subject to a number of detailed criteria regarding location, design and access. The use of the site as a commercial stables and cattery has already been established and this application seeks a minor layout alteration and extension of the use.
Consideration must 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 extension would have a height of 3.2m and would be a minor and subservient addition to the existing building. It would not result in a significant increase in the size or massing of the existing building and would be constructed using materials to match.
Whilst I note the concerns raised in the objection received, the proposals do not amount to a ‘significant development’. The proposal to re-locate the muck store from the front (south-east) of the site would appear to place it in a more functional location where it would also be out of view from vehicles and pedestrians travelling along Pendleton Road. Whilst the proposals would result in the loss of a small area of undeveloped land, this would not cause any greater visual harm that when compared with the existing arrangement. It is noted that, should consent be granted, the proposed development would prevent the implementation of the fencing and landscaping details agreed as part of the approved development. As such, therefore would be a requirement for the applicant to provide revised details to take into account the necessary amendments. It would also be important to condition any consent to ensure that only one muck store is built at the site.
The proposals would not impact on the residential amenities of neighbouring occupants nor would it result in any concerns regarding highway safety.

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.


