
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/EL

	Application No: 
	3/2008/0785/P

	Development Proposed:
	Stabling and accommodation block with six stables and tack/hay store and three accommodation/holiday lets at land off Stoneygate Lane, Ribchester

	CONSULTATIONS: Parish/Town Council

	Parish Council – Object to the application for the following reasons: 

1.
Detrimental to visual amenity.

2.
The proposal is not a diversification of an existing agricultural use and therefore conflicts with Policies ENV4 and M12.

3.
Lighting adds an incongruous feature close to the AONB.

4.
Difficult to see how the proposal would benefit the local economy.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No formal observations received but informally has raised no objection.

County Archaeology – No objections subject to imposition of conditions.



	CONSULTATIONS: Additional Representations

	12 letters of objection have been received which can be summarised as follows:

1.
Question demand for the development and that it is a precursor to getting a dwelling on site.

2.
Concerns over highway safety.

3.
Loss of agricultural land and wildlife habitats.

4.
Reference to developments in the locality that have been resisted and question why this should be any different.

5.
Question impact of development on the route of a roman road.

6.
A Greenfield site such as this should only be developed through necessity – this is not a necessity.

7.
Set a precedent for new build holiday cottages.

8.
The proposed bridle path is of no value.

9.
Light pollution.

10.
There are no buildings on site at present and this would extend the ribbon of development up Stoneygate Lane.

11.
Question the commercial viability of the scheme.

12.
Development should not be allowed on greenbelt land.

13.
The applicant is not a farmer but a developer.

14.
Drainage and flooding.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT18 - Footpaths and Bridleways - Improvements.



	POLICY REASONS FOR REFUSAL:

	G1, ENV2, ENV3 and RT1 – Detrimental to visual amenity.



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

	This application seeks consent for the erection of six stables, tack and hay/straw store in an L shaped building with overall approximate dimensions of 25.5m x 13m x 3.8m in height (4.4m for the hay/straw area).  Construction materials of this element would be vertical timber boarding under a fibre cement sheeted roof.  

To the south of the above building would be a grassed area and set approximately 6m distant a new build single storey stone structure to accommodate three holiday lets.  Overall approximate dimensions of this element are 19m x 8.2m x 5.2m in height with piked roof porch projections to the west, south and eastern elevations.

These buildings are set approximately 45m to the east of Stoneygate Lane with a car park of crushed stone, some 15m x 26m and new access track on the intervening land.  There is external lighting proposed throughout the site.  

The site is set within land designated open countryside to the immediate south of an existing brick built sub-station.  It is approximately 60m from the junction of Stoneygate Lane and Clitheroe Road.  Land to the opposite side of Clitheroe Road is designated Area of Outstanding Natural Beauty.  

Matters for consideration are the principle of development, highway safety and impact on visual and residential amenity.  With regard to the principle of development, the site is outside any defined settlement limit where Policy G5 of the Plan allows for small scale tourism developments and small scale recreational development appropriate to a rural area.  It cross references to Policy RT1 which concerns itself with recreation and tourism proposals.  In particular the proposal must be physically well related to an existing group of buildings, should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design and be well related to the highway network.  This is in an equestrian holiday centre with the accompanying design and access statement outlining two options for use – those equestrians who will hack from one site to another and will only stay overnight and those who will bring their horses for the week and use the premises as a base to explore the Ribble Valley on a daily basis.  They also envisage that the accommodation will be used by cyclists and walkers who also wish to explore the borough.  A concessionary bridleway is proposed across the land.  Given the basis for the application I am of the opinion that the scheme would constitute a small scale tourism use appropriate to a rural area.  It is thus important to consider the visual and highway implications of the scheme.  I have discussed the proposal with the County Surveyor who has informally raised no objections to the development on highway safety grounds.  The closest properties are to the opposite side of the main road to the north namely two residential dwellings and a public house currently under refurbishment and I consider that these are set sufficient distance away so as not to be adversely affected by the scheme as outlined.  

Visual amenity is the remaining consideration and in this respect I am mindful of the rising nature of the land form and proximity to the AONB.  I am also aware of pre-application discussions regarding the scheme of this nature but with different layout and lack of elevational details.  On the approach from the south it is the holiday let building that will be dominant and it has been designed with a domestic fenestration detailing – the addition of porches results in a suburban appearance which is considered out of context in this location.  It would be an unduly prominent structure and change the approach to the AONB to the north when approaching up Stoneygate Lane.  For this reason I am of the opinion that the proposal would undermine the visual amenities of the area.  in respect of the stables element of the scheme these are of a lower height more closely related to an existing hedgerow and even though of an L shaped appearance which accentuates their massing, they would not, I believe, in themselves prove to be significantly detrimental to the visual amenities of the area.  It is the associated development which in visual terms leads me to conclude that the scheme should be resisted.  



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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