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	Date Inspected:
	11/06/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Demolition of an existing stable and erection of a new stable and arena.

	Site Address/Location:
	Bookers Farm Slaidburn Road Waddington BB7 3JJ

	


	CONSULTATIONS: 
	Parish/Town Council

	No Objections have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections have been received in respect of the proposed development.

	CONSULTATIONS: 
	Additional Representations.

	No additional representations have been received in respect of this development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMB3 – Recreation and Tourism Development
National Planning Policy Framework (NPPF)

	Relevant Planning History:

No relevant planning history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is a detached stable building approximately 30m to the east of Bookers Farm, the dwelling associated with the existing and proposed stables. The site lies approximately 1km north of Waddington and is located within the Forest of Bowland Area of Outstanding Natural Beauty (AONB). 

	Proposed Development for which consent is sought:

The application seeks consent for the demolition of the existing stables and the construction of a new stable block including 4 stables a store and a tack room, the stables will be in an L shape formation and will measure approximately 3m to the ridge and approximately 2.5m to the eaves, the proposal will measure approximately 19m on the northern elevation and approximately 12m on the western elevation with an approximate width of 4.5m including the canopy at the front of the stables. 
The planning application also includes the construction of a new arena measuring approximately 60m by 20m; the arena will have a surface of mixed fibre, sand and rubber with a post and rail perimeter fence.

	Principle of Development:

The application site is located in the open Countryside. Outside the defined settlement areas development is required to meet at least one of six considerations contained in Core Strategy Policy DMG2, one of which is that development is for small scale tourism or recreational developments appropriate to a rural area. As such, the development is considered acceptable in principle by being for small scale recreational facilities.

	Impact Upon Residential Amenity:

 The proposed stables will be replacing an existing stable block, while increasing the facilities from being able to stable two horses to four horses. This increase is not considered to result in any further significant impact on the residential amenity of the neighbouring property Bookers Barn which lies approximately 28m to the south west of the proposed stables, due to the distance and orientation of the neighbouring dwelling and the proposed development. The application property Bookers Farm is not considered to be impacted by the proposal in the same way a farm house is not considered during an agricultural application. 

	Visual Amenity/External Appearance:

It is important to consider the visual impact of the proposals on the surrounding landscape. Policy DMG2 and EN2 require development to be in-keeping with the character of the landscape and be appropriately designed and sited so as to protect the scenic beauty of the area. The proposed development will be replacing the existing run down timber stables with an L shaped development faced with render and fibre cement slate; the development will be located to the east of the farm with the proposed arena located further to the east in an adjacent field. This is considered well related to the existing complex of dwellings and buildings at Bookers Farm to the south and west. 
The proposed arena would be a low level feature within the landscape. The site of the proposal is relatively flat and would not require any significant alteration of land levels. The boundary treatment comprising a timber post and rail fence is considered acceptable in this location. In order to protect the visual amenity of the area no lighting of the manège would be permitted without prior consent from the local planning authority.  Taking account of the above, it is considered that the proposed development would not result in an unacceptable impact on the visual appearance of the landscape. It is noted that there is a footpath approximately 230m to the east of the arena, the proposed development is not considered to be out of character for the area and as such will not have any significant impact on the enjoyment of the footpath or its users. 

	Observations/Consideration of Matters Raised/Conclusion:

Having consideration to all the above, the proposed development would accord with the Ribble Valley Core Strategy Policies DMG1, DMG2, DMB3 and EN2 and have no significant negative impact on the visual or residential amenity of the surrounding area. As such it is recommended accordingly. 

	RECOMMENDATION:
	That planning consent be granted.


