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	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed stables, tack room, hard standing and access. 

	Site Address/Location:
	Higher Elker Farm, Whalley Road, Billington, BB7 9HY

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received with respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	GMEU:
	No objection. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	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

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/0707: Proposed demolition of existing garage and erection of two storey side extension, first floor rear extension and new garage (Approved). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an area of land situated to the east of the residential property known as Higher Elker Farm. The dwelling is situated within a small cluster of residential properties located to the west of Whalley Road and just beyond the defined settlement area of Billington within the Open Countryside. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of stable block comprising 2no. stables and a tack room, along with associated hardstanding and access. 

The proposed stable block would comprise an L-shape footprint measuring 7.2m by 9m at its maximum and would incorporate a pitched roof design with an eaves and ridge height of 2.3m and 2.9m respectively. To the eastern facing elevation, 2no. stable doors would be featured along with a single personnel door to the northern elevation, serving the tack room. 

In respect to materiality, the proposed building would be finished in timber cladding to the external elevations and a black Onduline roof. 


	Principle of Development:

The proposal site lies outside of any defined settlement area. Policy DMG2 of the Ribble Valley Core Strategy states that proposals for development outside of the defined settlement area can be considered as justifiable if ‘the development is needed for the purposes of forestry or agriculture’. 

The construction of a stable building to support the housing of 2no. horses is synonymous with rural areas and is considered justifiable in this particular instance.  Furthermore, the building would be relatively modest in size and scale in as much that the stable would comprise a footprint of approximately 45m2 and maximum height of 2.9m. The proposal is therefore considered to be appropriate in terms of size for the proposed use. 

As such, the proposed development would not be in conflict with Policy DMG2 and is acceptable in principle subject to an assessment of the material planning considerations.  


	Impact Upon Residential Amenity:

The proposed development would be sited approximately 33m from the nearest residential receptor at Higher Elker House. Given this separation distance, it is not anticipated that the proposed development would result in any significant detrimental harm upon the existing amenities of any nearby residents that would warrant the refusal to grant planning permission. 


	Visual Amenity/External Appearance:

The proposal site is located within a small cluster of residential properties situated to the west of Whalley Road and accessed via a private access track. The proposed development would therefore not be afforded a high level of visibility from the public highway; however, the proposal would be publicly viewable from a Public Right of Way which extends directly to the south of the application site. 

Despite this, the proposed building would appear relatively small scale, with a total footprint of 45m2 and height of 2.9m. The proposal would also be located immediately adjacent to the eastern boundary of Higher Elker Farm and a short distance from the main dwellinghouse and associated garages. The stables would therefore appear well related to the existing built form and not an isolated or incongruous addition to the surrounding landscape. 

Furthermore, the proposed building would comprise timber cladding to the external elevations and a black Onduline roof, both of which are commonly used in the construction of rural agricultural/ equine buildings. The building would therefore appear appropriate to its immediate context and its proposed use as a stable block. 

It is also not considered that the proposed area of concrete hardstanding and new access would result in any significant adverse impact. 

Taking account of the above, it is not anticipated that the proposed works would result in any significant detrimental harm upon existing visual amenities of the proposal site or wider locality that would warrant the refusal of the application. 


	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and raised no objection. 

The proposal would be privately used by the residents of Higher Elker Farm and therefore it is not expected to intensify the use of the private road which is accessed from Whalley Road and used by multiple properties. As such, the Local Highway Authority are of the opinion that the proposed development would not have a significant impact on highway safety, capacity, or amenity in the immediate vicinity of the site, subject to the imposition of a condition restricting the use of the stable block. 

	Landscape/Ecology:

A Biodiversity Net Gain Strategy has been submitted in support of the proposed development which has been subject to review from Greater Manchester Ecology Unit. The response received from GMEU, dated 29th November 2024, states that there are no objections to the application on ecology grounds. The habitats to be affected by the new stable block are not regarded as notable and the proposed tree planting would achieve a required Biodiversity Net Gain for the development. The tree planting is not regarded as providing ‘significant’ on site biodiversity gain, and therefore securing the biodiversity gain for 30 years with a S106 agreement is not required in this instance. However, the tree planting and future maintenance has been secured by way of a planning condition. 


	Observations/Consideration of Matters Raised/Conclusion:

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


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