
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT/JS

	Application No: 
	3/2006/0100/P

	Development Proposed:
	Construction of Indoor Riding Arena at land at Robinson’s Farm, Easington Road, Slaidburn, Lancs


	CONSULTATIONS: Parish/Town Council

	Newton-in-Bowland Parish Council – The Parish Council wish to object on the grounds that;

1.
They feel that the scale of the building is too large, and

2.
The building would be detrimental to the landscape as it is within an Area of Outstanding Natural Beauty.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - Chief Traffic and Development Engineer – No objections to the proposal providing the relevant conditions are imposed to ensure the use is only as described.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	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. 

PPS7 – Sustainable Development in Rural Areas



	POLICY REASONS FOR REFUSAL:

	 Policies G1, G5, ENV3, RT16 and Policy 1 of the Lancashire Structure Plan – inappropriate development to the detriment of visual and residential amenity.



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

	The application seeks planning permission for the erection of an indoor riding arena (dimensions of 60m x 20.84m x 4.5m to the ridge), which will run parallel to the current stable building and barn on site at present. The proposed indoor arena is shown to be constructed of rendered plinth with Yorkshire boarding to break up sections of solid render under an Eternit profile roof which has a number of roof lights inserted. The plans also denote three additional areas of landscaping around the site. There is already an outdoor riding arena at the site. To the north east of the site are three stone built dwellings, which all share the vehicular access to the existing and proposed equestrian facilities. 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).

Whilst the applicant owns the field in which the buildings would be sited, they live approx. ¾ of a mile away from the existing facilities.  Dwellings in the immediate vicinity, to the northeast, are a collection of cottages and barn conversions.  

The proposed site for the indoor arena is at the top of a northeasterly to southwesterly sloping field. The plans show that where the building will be erected, the land will be raised in order that the buildings are all on the same level. As such, due to the proposed location of the development, the proposed building will be prominent and clearly visible from the surrounding countryside, from neighbouring residential dwellings, and from the nearby footpath routes, and although there is some screening at present and the applicant proposes additional screening, I do not consider that this will screen it sufficiently.

In terms of assessing the appropriateness of this against plan policy, G5 allows for small-scale development in open countryside areas.  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 by virtue of the size and massing of the building, and the raising of the land levels in such an open area, particularly considering the close proximity to public rights of way, the proposal 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.

According to the application, the proposal is for personal use only, however due to the sizeable arena on site at present, I cannot justify the need for a larger additional building on a site so detached from the applicants dwelling.

Therefore, I am of the opinion that this scheme is over intensive in nature for the area, and will create a dominant and clearly visible building, the approval of which would be to the visual detriment of the surrounding countryside.

In terms of impact on residential amenity, given the nature of the scheme is commercial I am concerned about the possible impact on surrounding properties, not only from the increased comings and goings from the site but also the intensification of use on the site itself.  

As such, having regard to all of the above, I recommend the application accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 1/03/2006





TELEPHONE CLLRS:  YES / NO


DATE:














