
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/EL

	Application No: 
	3/2006/0015/P

	Development Proposed:
	Proposed stables, yard and open floodlit ménage at land at Moor Lane Farm, West Bradford, Clitheroe



	CONSULTATIONS: Parish/Town Council

	Town Council - No comments or observations received within the 21 day statutory consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Chief Traffic and Development Engineer - The proposed development will increase the use of Moor Lane and its extremely substandard junction with Waddington Road by slow moving horseboxes as well as the applicant’s own means of transport. If the use of the site is restricted to the applicant and his immediate family for their personal use only and is not used commercially there will not be a significant increase in traffic and this development in isolation could be tolerated. 
 
However I must be aware that approval of this proposal would create a precedent for similar developments along the whole length of the lane by persons who do not live on the site or even along the lane which could have a significant detrimental impact on highway safety particularly at the above junction and for existing residents walking in the lane. 
 
I am therefore prepared to support a refusal of this application in the interests of good highway planning and highway safety.



	CONSULTATIONS: Nearby Residents

	Three letters of objection have been received, with the two main points made:

· Concerns that the proposed flood lighting will be a nuisance to local residents, bearing in mind that the area surrounding the proposed site is unlit by any form of lighting, It would be detrimental to wildlife and cause unnecessary light pollution, and that 

· The single lane track via which access to the site is proposed is already in a poor state of repair, and deteriorating rapidly with current usage. As such, any increase in extra vehicles would be dangerous to the current users of the lane.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy 1 - Development in Rural Areas - Lancashire Structure Plan 1991 - 2006 "Greening the Red Rose County".

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT16 - Development Involving the Keeping or Riding of Horses.



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, ENV1 and RT16 – adverse impact on visual amenity and highway safety.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application seeks planning permission for the erection of an L-shaped stable block (dimensions of 15m x 9.3m x 3.53m to the ridge); a 25m x 45m ménage; a hard standing yard area between the stables and the ménage and; planting to the north and west of the site. Access to the site is from the north east corner of the field from Eaves Hall Lane. The land on which the development is proposed is classed as agricultural and lies within the Forest of Bowland Area of Outstanding Natural Beauty as defined by the Ribble Valley Districtwide Local Plan (adopted June1998).

The site of the stables and ménage is at the top of a southerly sloping field, approx. 180m from the nearest residential properties. The ménage is to be illuminated by four 6m high floodlights. The proposed location of the development will be clearly visible from the surrounding countryside, from neighbouring residential dwellings, and from the three nearby footpath routes, and although there is some screening, this is sporadic and insufficient in my view. Policy ENV1 states “The landscape and character of the Forest of Bowland Area of Outstanding Natural beauty will be protected, conserved and enhanced. In addition development will also need to contribute to the conservation of the natural beauty of the area. The protection, conservation and enhancement of the natural environment will be the most important considerations in the assessment of any development proposal.” Policy RT16 also states “Planning Permission will be granted for development involving the keeping or riding of horses unless it would materially worsen the impact on nearby housing or the landscape in terms of noise, smell or appearance, or traffic generation”. As such, it is considered that the combined visual impact of a large stable block with yard area, ménage and floodlighting in such an open area, particularly considering the close proximity to public rights of way, does not protect, contribute too or enhance the AONB, and an approval of such a development would be to detriment of the visual amenity of the area. The floodlighting in particular is inappropriate to a rural area, and would not be well screened from the nearby area or the surrounding dwellings.

In addition to objections on visual grounds, County Highways Engineer has raised concerns about the proposed development increasing the use of Moor Lane and its extremely substandard junction with Waddington Road by slow moving horseboxes as well as the applicant’s own means of transport. Although he does mention that is the use of the site is restricted to the applicant and his immediate family for their personal use only and is not used commercially there will not be a significant increase in traffic and this development in isolation could be tolerated. Although he is aware that approval of this proposal would create a precedent for similar developments along the whole length of the lane by persons who do not live on the site or even along the lane which could have a significant detrimental impact on highway safety particularly at the above junction and for existing residents walking in the lane, and he is therefore prepared to support a refusal of this application in the interests of good highway planning and highway safety.

The visual impact and effect on highway safety are therefore unacceptable and contrary to Local Plan Policy, and the application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 07/02/2006





TELEPHONE CLLRS:  YES / NO
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