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	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed stable block, paddock area and associated landscaping works.

	Site Address/Location:
	Tan Yard Farm, Ribchester Road, Hothersall, PR3 3YA.

		

	CONSULTATIONS: 
	Parish/Town Council

	Hothersall Parish Council:
	Consulted 14/3/24 – no response.

	

	Ribchester Parish council:
	Consulted 14/3/24 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions.

	

	RVBC Countryside:
	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME2: Landscape And Townscape Protection
Policy DMB5: Footpaths And Bridleways

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0074:
Proposed two-storey and single-storey rear extensions, alterations to roof-pitch over existing lean-to, detached garage and extension to domestic curtilage (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached farmhouse property situated on the Eastern outskirts of Longridge. Access to the application property is from Ribchester Road via an existing access track which also serves as Public Rights Of Way FP0335027 and FP0323003. Two barn buildings lie immediately adjacent to the West of Tan Yard Farm which were recently approved for conversion to residential use under planning application 3/2023/0075. Tan Yard Farm and the adjacent barn buildings are set back approximately 170 metres from Ribchester Road with fields and woodland encompassing the site


	Proposed development for which consent is sought:

Planning consent is sought for the construction of a stable building, paddock area and associated hard and soft landscaping.


	Principle of Development:

The application site lies within the open countryside. Policy DMG2 of the Ribble Valley Core Strategy allows for the provision of development outside the Borough’s defined settlement areas subject to the following criteria:

1. The development should be essential to the local economy or social well-being of the area.

2. The development is needed for the purposes of forestry or agriculture.

3. The development is for local needs housing which meets an identified need and is secured as such.

4. The development is for small scale tourism or recreational developments appropriate to a rural area.

5. The development is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated.

6. The development is compatible with the enterprise zone designation.

In this instance, planning consent is sought for the construction of a stable building, paddock area and associated hard and soft landscaping. The proposed stable building and paddock area would serve the property known as Tan Yard Farm which is to be redeveloped with the works approved under recent planning application 3/2023/0074. It is understood that the stable building and paddock area would accommodate horses which would be ridden by the applicant’s wife and children with the proposed development to be solely utilised for private / recreational use.

The original conception of the proposed stable building comprised a storage / tack room and six individual stalls, with the total width of the building being just over 30 metres. As such, it was conveyed to the applicant that the stable building was considered to be oversized relative to a proposed private / recreational use to serve just one dwelling. Following this, an amended proposal has since been submitted with the footprint of the proposed stable building having been significantly reduced to incorporate a storage / tack room and three individual stalls which is considered to be proportionate relative to the private / recreational use proposed.

Taking account of the above, the proposed development is considered to constitute a recreational development that would be appropriate within a rural area and as such would satisfy the requirements of criteria point 4 of Policy DMG2. The proposal is therefore considered to be acceptable in principle subject to a condition which restricts the use to a private recreation facility only, and subject to an assessment of additional material planning considerations.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

The proposed stable building and paddock area would be sited in reasonably close proximity to two adjacent barn buildings which are to be adapted for residential use however given the scale and nature of the use proposed it is not considered that private recreational use of the stable building and paddock area would generate any adverse noise levels or disturbances therefore it is not considered that the proposed development would have any undue impact upon the amenity of any neighbouring residents. The proposal would therefore satisfy the requirements of Paragraph 135 (f) of the NPPF and Policy DMG1 of the Core Strategy.


	Visual Amenity/External Appearance:

Paragraph 135 (c) of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

Policy DMG1 of the Ribble Valley Core Strategy provides general design guidance as follows: 

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

As previously conveyed, the original conception of the proposed stable building comprised a sizeable structure which included a storage / tack room and six individual stalls, with the total width of the building being just over 30 metres. Following negotiation, an amended proposal has since been agreed whereby the footprint of the proposed stable building has been significantly reduced to incorporate a storage / tack room and three individual stalls which is considered to amount to a more sympathetic development in terms of scale / massing. Having regard to the proposed paddock area, analysis shows that the size of this would be equally proportionate relative to the private / recreational use proposed for the site. Accordingly, it is not considered that the proposed stable building and paddock area would read as over dominant additions to the application site. 

Having regard to the siting of the proposed development, both the stable building and paddock area would be located in reasonably close proximity to Tan Yard Farm and the adjacent barn buildings and as such would not read as isolated features within the surrounding landscape. 

With respect to materiality, the proposed stable building would consist of vertical timber cladding, steel posts and corrugated metal roofing sheets, all of which would largely reflect the vernacular of modern rural buildings within the locality and as such is considered to be acceptable. The proposed paddock area would comprise a gravel / sand based surface which is also considered appropriate in the context of an equestrian development.  
Having regard to the visual impact of the proposed development, Public Rights Of Way FP0335027 and FP0323003 could potentially provide some public views towards the development however the proposed development would otherwise remain largely screened from public view due to the existing woodland cover in place on the North-eastern perimeter of the site and by virtue of the proposal site being set back from Ribchester Road. As such, the cumulative visual impact of the proposed development would be relatively low and is therefore considered to be acceptable.

No specific details have been provided with respect to boundary treatments for the proposed paddock area or elsewhere within the site, nor have any specific details been provided with respect to the provision of hard and soft landscaping however it is considered that a satisfactory scheme of boundary treatments and landscaping could be accommodated within the confines of the application site. As such, further details of boundary treatments and hard / soft landscaping have been requested through the imposition of planning conditions.

Notwithstanding the above, it is not considered that the proposed development would be harmful to the visual amenities of the immediate or wider area. Accordingly, the proposed development would satisfy the requirements of Paragraph 135 (c) of the National Planning Policy Framework and Policy DMG1 of the Core Strategy.


	Highways and Parking:

Lancashire County Council Highways initially responded to the application (informally via email) with a request for further clarification with respect to the extent of development’s blue and red edge boundaries and confirmation of the number of dwellings to be served by the stable building and paddock area. Further details have since been provided in the form of amended location and site plans with the applicant also confirming that the proposed development would solely serve the dwelling known as Tan Yard Farm. The above details have been subject to further review by the LHA who have raised no issues with respect to access, internal layout or general highway safety. The LHA have recommended for the imposition of conditions with respect to construction management and restricting the future use of the development to private / recreational use. On this basis, it is not considered that the proposed development will have any undue impacts upon highway safety as such the proposal satisfies Policy DMG1 of the Core Strategy (highways). 


	Landscape/Ecology:
 
Trees

An Arboricultural Impact Assessment has been provided in support of the application which recommends for the removal of a grouping of two Common Ash trees (grouping G2 on the submitted tree survey) due to these trees being in substantial decline. The trees to be removed hold low category value (U) and their loss would be compensated for through replacement tree planting within the vicinity of the proposed paddock area therefore no concerns are raised with respect to the removal of these trees. Furthermore, the root protection areas of all remaining trees within the application site would be protected during the construction phase of the proposed development. 

BNG

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as the application was submitted prior to the relevant legislation being in force with respect to biodiversity net gain for small sites. 


	Observations/Consideration of Matters Raised/Conclusion:

The proposal constitutes a recreational development appropriate for use within a rural setting and it is not considered that the proposed development would detract from the visual amenities of the area or have any undue impacts upon neighbouring amenity, highway safety or the ecology of the area.

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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