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	Date Inspected:
	26/06/2019
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Exercise area for horses.

	Site Address/Location:
	Black Hall Cottage Garstang Road Chipping PR3 2Q

	


	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 to the proposal subject to condition.

	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

Key Statement 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:

No relevant planning history


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site relates to a parcel of land adjoining to the south of the previously approved stables (3/2017/1154) which is located 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. ‘Black Hall Farm ‘directly north-west of ‘Black Hall Cottage’ is Grade II Listed.


	Proposed Development for which consent is sought:

The application seeks consent for the construction of a manege/ exercise area for horses measuring approximately 15m by 25m with 1.3m tall post and rail fencing around its perimeter. The application also includes the introduction of some new tree-planting to the west of the proposed manage.


	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 of the manege is considered acceptable in principle by being for small scale recreational facilities, in conjunction with the household Black Hall Cottage.


	Residential Amenity:
The nearest dwelling to the proposed arena 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 exercise area 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:
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 arena would be a low level feature within the landscape. The site of the manege is relatively flat and does 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 manege will 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.



	Observations/Consideration of Matters Raised/Conclusion:

The proposed development will not result in any significant impact on the residential or visual amenity of the area nor would it result in harm to the setting of the neighbouring Grade II Listed property. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


