
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2008/0964/P

	Development Proposed:
	erection of stable block and store at lowergate barn, twiston lane, twiston, bb7 4de.



	CONSULTATIONS: Parish/Town Council

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



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5 and ENV1 – Adverse impact on visual amenity on the basis of the introduction of additional built form into an open area of the A.O.N.B.


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

	The application seeks planning permission for the erection of a stable block (dimensions of 8.839m x 5.792m x 4.23m to the ridge as measured from ground level at the front of the block), a muck/hay store (dimensions of 5.5m x 4.268m x 3.794m to the ridge) and collecting yard on land to the east of the applicants dwelling at no. 1 Lower Gate Barn. Access to the site is off the existing access road up to the property. 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. 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.”

The site of the stables and muck/hay store is on land at the top of a southerly sloping field within the ownership of the applicant, which is separated from the applicant’s property and the other nearby residential property by an access track. Due to the location of the site on higher land than the surrounding properties, it is considered that the buildings will be clearly visible from the surrounding countryside, from neighbouring residential dwellings, from the nearby footpath routes and from the adjacent highway, Twiston Lane, despite the larger building being set into the ground. In addition, by virtue of the sites separation from the nearby property, i.e. on the other side of the access track, and away from other built form, the proposed additional built form would also be to the detriment of the visual amenity of the area.

As such, it is considered that the combined visual impact of a stable block, muck/hay store and yard area in such an open area away from the existing built form on site, particularly considering the close proximity to public rights of way, other residential properties and the visible adjacent highway, the scheme 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 visual impact is therefore unacceptable and contrary to Local Plan Policy, and the application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 27/11/2008





TELEPHONE CLLRS:  YES / NO


DATE:














