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	Date Inspected:
	07/06/2019
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Construction of timber-framed American barn to house six horses, fodder, feed and tack. Retrospective application for 42m by 22m post and rail riding ménage.

	Site Address/Location:
	Ease Barn Farm Gallows Lane Ribchester PR3 3XX

	


	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:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMB3 – Recreation & 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 property is an old farmstead located within the open countryside approximately 1km north east of the settlement of Ribchester and approximately 3km south west of the settlement of Hurst Green. 


	Proposed Development for which consent is sought:

The application seeks consent for the erection of an American barn style stables measuring approximately 18.9m by 11.4m for the stabling of 6 horses and associated feed and tack. The proposal also includes the retrospective consent for the ménage which was constructed at some point between 2003 and 2013 as can be seen on google earth. The current owners off Ease Barn Farm bought the property in 2014. The existing ménage measures 42m by 22m with a post and rail fence and is located to the east of the proposed stables.


	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 manage and stables is considered acceptable in principle by being for small scale recreational facilities, in conjunction with the household Ease Barn Farm.



	Residential Amenity:
The adjoined neighbouring dwellings to the north of the application property, Swallows Nest and Ease Farm House, are located approximately 32m to the north west of the application site. As such the proposed stables are not considered to result in any significant impact on the residential amenity of the aforementioned neighbouring dwellings.


	Visual Amenity:
It is important to consider the visual impact of the proposals on the surrounding landscape. Policy DMG2 and EN2 (open countryside) 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 constructed in an American barn style faced with treated timber boarding and Cement sheeting “Antracite”; the development will be located to the south east of the farm house with the existing arena located further to the east in an adjacent field. This is considered well related to the existing complex of dwellings and buildings at Ease Barn Farm, and will not result in any significant negative impact on the visual amenity and character of the area.
The existing arena would be a low level feature within the landscape. The site of the ménage is relatively flat and did not require any significant alteration of land levels. The boundary treatment comprising a timber post and rail fence are considered acceptable in this location. In order to protect the visual amenity of the area no lighting of the ménage 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.



	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. With all the above taken into consideration it is recommended accordingly.


	RECOMMENDATION:
	That planning consent be granted.


