	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2019/0278
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk





	Date Inspected:
	30/04/2019
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use of land for horses, construction of new vehicular access, stables and hardstanding.

	Site Address/Location:
	Land adj Lower Cock Hill Barn Hothersall Lane Ribchester PR3 2XB

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	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

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Planning consent is sought for the change of use of land for horses, construction of a new vehicular access and the erection of stables and hardstanding at land adjacent Lower Cock Hill Barn, Hothersall Lane, Ribchester. The application site is an agricultural field to the south of Lower Cock Hill Barn and is located in the open countryside. The site frontage, facing Hothersall Lane, is denoted by a roadside hedge and there is an existing field gate.

The application proposes to change the use of the land so that it can be used lawfully for the keeping of horses for non-agricultural purposes. It is proposed to construct a new access track from the gate opening in the south-western corner of the field to the proposed new stable building which would be located in the fields south-eastern corner. Vehicular parking and turning areas would be provided adjacent to the proposed stables. In addition, a new 3 metre wide footpath would provide access directly from Lower Cock Hill Barn to the stable building from the eastern end of the site.

The stable building itself would be faced with vertical timber boarding and would have a pitched roof constructed of dark grey profiled roof sheets. The building would measure 11.9m x 9.2m and would have a ridge height of 4.9 metres. There would be two stables provided alongside a tack/feed room and a washdown area. 

	Observations/Consideration of Matters Raised/Conclusion:

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.

The proposal is for a small scale recreation development appropriate to a rural area and is therefore acceptable in principle. It terms of the visual impact of the proposed development, the proposed building is low-key and would be constructed using materials to minimise its visual prominence. Furthermore, the building is proposed to be located in close proximity to the applicant’s primary residence; it would not be detached or isolated from other built form.
The stable building would provide modest facilities that would be commensurate with its private use by the occupants of Lower Cock Hill Barn. The proposals would require widening of the existing access with a bound surface from the carriageway to the gate which would be setback into the site by around 10m. The proposed access would not require the removal of hedgerow and so biodiversity would not be adversely affected by the proposals. 
The remainder of the track would be surfaced with two strips of crushed stone. The yard area adjacent to the stable block would be concrete. All hedgerows within or on the edge of the application site should be protected and retained. 
Taking into account the above, the proposals would not result in any significance adverse visual harm to the surrounding area. In addition, it is not considered that the change of use of the land for private equestrian use would have any undue negative impact given that the landscape area is not considered to be highly sensitive to change in this location. The land is flat, and the area well settled with dispersed clusters of farm buildings and residential dwellings.
In terms of highway safety, the County Surveyor has not raised any objections and the stables use as a private facility would ensure it does not result in a significant number of vehicle movements.
There are no neighbouring properties within close proximity to the proposed building and therefore no harm to residential amenity would arise from the proposals.

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.


