
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/EL

	Application No: 
	3/2006/0245/P

	Development Proposed:
	ERECTION OF A BUILDING FOR THE STABLING OF 12 HORSES AND ASSOCIATED FEED STORE AND OUTDOOR MÉNAGE AT LAND OFF NORTHCOTE ROAD, LANGHO

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this application in principle but wish to ask the following questions:

1. 
Are the trees shown in the plans going to be planted at a later date?

2.
The plans show no outside lighting, will there be lighting installed in the future?

3.
The Council are worried about the impact of horses on the highway, if they are to be ridden off the site.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – In view of previous consent granted for stables along Northcote Road, I am unable to raise a highway objection to the principle of this application for personal use but cannot accept the proposed access on the apex of the highway bend with extremely restricted forward visibility for right turning traffic.  Consideration will therefore need to be given to relocating the access away from the bend in order to achieve sight lines of at least 2.4m x 120m.  However, as submitted I must recommend that the application be refused in the interests of highway safety.



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

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



	POLICY REASONS FOR REFUSAL:

	G1 – highway safety, G1, ENV3, RT16 – detrimental to visual amenity.



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

	This application details a stables, covered middon and ménage area on land to the north west of Northcote Road within land designated open countryside.  It is proposed to access the stables via an existing vehicular access at a bend in the road with a gravel finished driveway running approximately 130m along the field boundary towards facilities outlined above.  The stable building would have dimensions of 28.2m x 13.7m x 5.9m to the apex of its pitch constructed of blockwork walls with dark green profile sheeting above and to the roof.  The roof would have seven roof lights to each elevation with the side walls again having seven window openings to serve the 12 stables, tack room and office to be housed within the building.  Access is gained via doors in the gables.  To the north west of t his would be a covered middon of mono-pitched constructions some 6m x 6m x 3m in height with three block walls under a corrugated sheet roof.  In front of this is a yard area some 16m x 13m with a continuation of the track to the ménage area which itself measures 25m x 65m with no details submitted of the proposed surfacing.  The plans also denote new tree planting.  

In assessing the appropriateness of this scheme, it is important to have regard to its visual impact and matters of highway safety as well as the principle of development.  With regard to the latter, the policies of the Local Plan are generally supportive of schemes involving horses provided there is no adverse visual or traffic generation impacts.  In this particular instance, it must be noted that the building would be set in an isolated position unrelated to existing built form in the vicinity – a pavilion is set to the south of the applicant’s land ownership.  It is a sizeable building which will be prominent in the wider area and perpetuate the sporadic nature of development that is apparent on this stretch of road.  No details of the ménage area have been submitted but the extensive track and yard area will have a potentially scarring effect on the landscape.  In terms of highway safety, the County Surveyor has expressed reservations and the should the access be relocated as he requests, the visual intrusion from the track would be even greater.  

Therefore, having carefully considered the above I am of the opinion that this private stable building would be unduly prominent in the wider landscape to the visual detriment of the area and as submitted would be to the detriment of highway safety.  I thus recommend accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO


DATE:














