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	Date Inspected:
	04/01/2018
	

	Officer:
	RH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	New stable building with storage (private use only)

	Site Address/Location:
	Black Hall Cottage, Garstang Road, Chipping

	


	CONSULTATIONS: 
	Parish/Town Council

	No observations received at the time of determination.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	No observations received at the time of 

	

	CONSULTATIONS: 
	Additional Representations.

	No observations received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy EN2 – Landscape

Policy EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape & Townscape Protection

Policy DME4 – Protecting Heritage Assets

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 to the south-eastern side of Garstang Road which is associated with the property approx. 0.3 miles south-west of the main settlement of Chipping within an Area of Outstanding Natural Beauty. Presently the parcel of land to be used is fenced and has an existing hardstanding. ‘Black Hall Farm ‘directly north-west of ‘Black Hall Cottage’ is Grade II Listed.

	Proposed Development for which consent is sought:

Consent is sought for the erection of an ‘L-shaped’ equine stable block to facilitate three loose boxes and storage area for private use only in association with ‘Black Hall Cottage’.
The building is to measure 11.2m to the north-western elevation, 10.5m to the south-western elevation and 3.9m to the gable ends and a maximum of 3.5m in height with a pitched roof. Construction materials are to include a natural stone base, timber cladding to the walls and a natural grey cement fibre sheet roof. Access to the building is off Garstang Road.

	Impact Upon Residential Amenity:

The nearest dwelling to the proposed stables not associated with ‘Black Hall Cottage ‘ is ‘Black Hall Farm’ which is sited just under 40 metres from the site and across the main road. 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 ‘Black Hall Farm’ to avoid an unacceptable impact. To ensure that the level of activity associated with the proposed stables is kept to a minimum it will be appropriately conditioned to ensure that their use is for private domestic purposes only.

	Visual Amenity/External Appearance/Impact upon setting of Listed Building:

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, 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. 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 proposal is for a small scale recreation development appropriate to a rural area and is therefore acceptable in principle.

The proposed materials are also considered sympathetic to their rural setting and I note that similar developments of this type, design and materials are within the immediate vicinity to the southern side of Garstang Road. The proposed building would not in my opinion be viewed as an isolated structure or be considered obtrusive within the surrounding area. Furthermore, to safeguard the visual amenity of the locality the stables shall be conditioned so that any external lighting shall not be attached to the stables or erected upon the land without prior consent of the Local Planning Authority, and sight of materials prior to their use will be required. 
The stable block is sited on a separate parcel of land just under 40 metres south-east of Grade II Listed property ‘Black Hall Farm’ and not directly across from the property. The appearance and setting of the dwelling will not in my opinion be unduly harmed by the proposal thus according with EN5 and DME4 of the Core Strategy.

	Conclusion:

Taking into account the above, it is considered the proposed development would accord with policies DMG1, DMG2 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 setting of the neighbouring Grade II Listed property or the amenity of neighbouring properties. Accordingly, it is recommended that the application be approved. 

	RECOMMENDATION:
	That planning consent be granted.


