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	Date Inspected:
	10th October 2017
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application for a new stable block

	Site Address/Location:
	Shireburn Barn Farm, Longridge Road, Hurst Green BB7 9QP

	


	CONSULTATIONS: 
	Parish/Town Council

	Aighton, Bailey & Chaigley Parish Council – No Objection.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways: No objection subject to a condition being added to any permission to ensure that the facility will only be used for private recreational use ancillary to the main dwelling on the site and not used for commercial purposes or financial gain.

United Utilities: 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. A water main crosses a portion of the site. As UU need access at all times, they will not permit development in close proximity to the main.

	

	CONSULTATIONS: 
	Additional Representations.

	No observations received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy EN2 - Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)

	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The stable is to be erected on land approx. 21m south-east of ‘Shireburn House Barn’ which is located just under 1 mile west of Hurst Green. The property lies within an Area of Outstanding Natural Beauty and is accessed off Longridge Road.

	Proposed Development for which consent is sought:

Consent is sought for the erection of an equine stable block for private use only to include three stables, haylage store, tack and feed room and jump store with a covered muck midden to the south-east of the stables. 

The building is to be located approx. 21 metres south-east of the main property on a separate parcel of land.

The size of the building as initially proposed measured 11.6m x 11.6m x 2.9m in height to the eaves and 4.4m in height to the ridge.  It was considered that a reduction in the size of the building would result in it appearing more appropriate and less prominent within the locality. Amended plans were received on the 6th of November 2017 which shows that the building has been reduced to 11.6m  x 7.9m. The ridge height and eaves level is to remain the same. Materials to be used in its construction are timber cladding to the walls, corrugated roofing sheets with six translucent panels inserted.

Access to the stables is to be from an existing access to the property and will involve the removal of a portion of wooden fencing which currently separates land within the applicants’ ownership. 

	Impact Upon Residential Amenity:

The nearest dwelling to the proposed development (Shireburn House) lies to the north-west of ‘Shireburn Barn Farm’ and is approx.  over 90 metres from the proposed stable block. With regards to the potential impact on the residential amenity of this property, it is considered there is sufficient distance between the proposed equine stable building and ‘Shireburn House’ to avoid an unacceptable impact. 

	Visual Amenity/External Appearance:

Policy DMG1 requires development to be of a high standard of building design and be sympathetic to existing and proposed land uses including any impact on landscape character. The application is located within an Area of Outstanding Natural Beauty (AONB) therefore in accordance with EN2 of the Core Strategy development will be expected to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials and will need to contribute to the conservation of the natural beauty of the area. Furthermore, within the National Planning Policy Framework (NPPF) government guidance states:

“Great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty” (Para. 115).

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 and recreational developments appropriate to a rural area.

In my opinion the reduction in the size of the stable ensures that it constitutes as ‘small scale’ development in compliance with DMG2. Furthermore, as the building is located 21 metres from the main dwelling I consider that it would not appear as isolated development but will be viewed as part of a group within the public realm. On this basis, I consider that the development would not unduly harm the landscape character of the area or appear unduly prominent. The proposal is thus considered to conform to policies DMG1, EN2 and DMG2, DME2 of the Ribble Valley Core Strategy.

	Conclusion:

Taking into account the above, it is considered the proposed development would accord with policies DMG1, DMG2, DME2 and EN2 of the Ribble Valley Core Strategy. The proposal would not have any detrimental effect upon the appearance of the application site and the surrounding area nor would it result in harm to the amenity of neighbouring properties. Accordingly, it is recommended that the application be approved.

	RECOMMENDATION:
	That conditional planning permission be granted


