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	Date Inspected:
	
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of timber framed stable building to accommodate 6 horses, feed and tack

	Site Address/Location:
	Harkers Farm, Catlow Road, Slaidburn

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection to this application

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	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 DME1 – Protected Trees and Woodlands

Policy DME2 – Landscape & Townscape Protection

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



	Relevant Planning History:

n/a


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to land associated with the residential dwelling known as Harkers Farm on Catlow Road outside Slaidburn. The application site occupies an isolated location within both the open countryside and AONB. A United Utilities pipe crosses through the site.


	Proposed Development for which consent is sought:

The application seeks consent to erect a stable building on land to the south of the dwelling at Harkers Farm, close (6m) to the boundary shared with Catlow Road. The stable building would be for personal use and include stables for six horses, as well as feed and tack. 

In terms of size the building would measure 15m x 11.4m with a pitched roof design measuring 4.3m to the ridge and 2.8m high to the eaves. The building would have a concrete base up to 1.4m high with horizontal timber boarding above. The roof would be fibre cement sheeting. 

The original submission proposed to site the stable building to the east of the dwelling, however after discussions with the LPA the location was revised as detailed above. 


	Principle of Development:

The application seeks consent to erect a stable building within the open countryside and therefore Core Strategy Policy DMG2 is relevant in the consideration of this application. This policy requires development outside of the 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.

It is considered that the erection of a stable building for personal/family use represents a small scale recreational development of a type that is appropriate to this rural area and consequently complies with the above criterion contained with DMG2. 

It is accepted that a stable building for the housing of six horses is considered to be the higher end of what could be considered to be for “personal” use. However the applicant has explained that they have recently moved to the area and the family already have six horses. As such the proposed stable building is required to house the existing horses the family already own. 
In view of the above, the broad principle of erecting this stable building for personal/family use within the open countryside is considered to be acceptable, subject to compliance with other relevant policies within the Core Strategy. A condition has been attached to ensure the stable building is only used for personal use. 


	Impact Upon Residential Amenity:

In terms of residential amenity, the application site occupies an isolated location with the nearest residential property (apart from applicant’s own house) is at Clough Farm some 300m from the application site. At such a distance it is considered that the proposed stable building would have no undue impact on neighbouring amenity.  



	Visual Amenity/External Appearance:

The original submission sought to erect the stable building 30m to the east of the existing dwelling house. Upon undertaking a site visit it was apparent that the site is isolated within the landscape and siting stable building 30m to the east of the dwellings would have made it visual prominent when viewed from long distances along Catlow Road. It was therefore considered that the siting of the building in this particular location was contrary to Policy DMG2 which states that proposal should not introduce built development into an area devoid of structures in the AONB. 
In view of the above the applicant has revised the positioning of the stable building, so that it is to be located to the south of the dwelling and much closer to the road. The revised location would result in the building being screened by the dwelling when approaching from the north, being viewed against the backdrop of the dwelling when approaching from the south, as well as being partially screened by existing trees and hedgerow along the roadside boundary. Furthermore, the repositioning of the building has moved it away from the UU underground pipe. 
In respect of design and appearance, as mentioned above the stable building is reasonably large in terms of footprint, however its ridge height measuring 4.3m to the highest point is not considered to be excessive. The building would be constructed in a concrete base with vertical timber boarding above, to give the appearance of an agricultural building which is common with the AONB.  
In view of the above, it is considered that the proposed development, would be sympathetic and in keeping with the surrounding landscape and building in accordance with Key Statement EN/2 and Policy DMG1 of the Core Strategy. 


	Highways:

Being for private use only there is no requirement for any additional car parking and the building would be accessed via the existing point which serves the dwelling. 
 

	Conclusion:

For the reasons outlined above the principle of the proposed development is considered to be acceptable in this location and the proposal would share an acceptable relationship with surrounding land uses in terms of its impact and its visual appearance. 


	RECOMMENDATION:
	That planning consent be granted.


