Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2009/0351/P

	Development Proposed:
	Retrospective application for erection of equine building and range of commercial stables and construction of ménage at Lower Monubent Farm, Hellifield Road, Bolton-by-Bowland

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations were received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Land Agency Manager – See 10 September 2009 Committee report.

Environment Directorate (County Surveyor) – See 10 September 2009 Committee report.

Environment Directorate (Landscape Advisor) – See 10 September 2009 Committee report.



	CONSULTATIONS: Additional Representations.

	See 10 September 2009 Committee report.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.



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

	This application was one of three applications (the other two being 3/2009/0350/P & 3/2009/0637/P) relating to this site that were considered by the Planning and Development Committee under a single report on 10 September 2009.  All three were recommended for approval.  The Committee resolved however, that application 3/2009/0350/P be approved in accordance with the recommendation but that 3/2009/0637/P be refused.

In respect of application 3/2009/0351/P, to which this Delegate Item File Report relates, the Committee resolved that a decision be deferred and delegated to the Director of Development Services for further information following a re-consultation with the County Surveyor, and for an additional condition to be imposed to further restrict the stable and livery element of the proposal. 

In a single response concerning all three applications, the County Surveyor originally had no objections to any of the applications commenting that, although the developments would result in some additional traffic movements to and from the service road and Hellifield Road, the scale of the development would not place any particular strain on the local highway network or act to the detriment of local residents.  

The site is served by an approximately 1 mile long access track from Hellifield Road that also serves four residential properties. 

Acting on behalf of one of the other residents who use the track as access to their property, a planning consultant asked for the imposition of conditions requiring the following:

1. 
Resurfacing the access track and provision of passing spaces.

2. 
Prohibiting floodlights anywhere on the site.

3. 
Confining the livery element to the specific use applied for to avoid a general or DIY livery which would vastly increase traffic.  

4. 
Relocation of the bale storage area. (This particular comment relates to application 3/2009/0637/P that was refused).

In the Committee report, it was recommended in respect of this application (3/2009/0351/P) that planning permission be granted subject to the following conditions:

1. 
The use of the meange shall be strictly in association with the stables at the site, and it shall not be used for competitive events or for the exercising or training of horses other than those which are stabled or kept on a permanent basis at the site.


REASON: In the interests of highway safety and the amenities of nearby residents and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

2. 
No permission is implied or granted for any floodlighting of the ménage or any other element of the equine development.  No such floodlights shall be installed or erected unless a further planning permission has first been granted by the Local Planning Authority.


REASON: In the interests of the amenities of nearby residents and the appearance and character of the Area of Outstanding Natural Beauty and to comply with Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.  

In further consultation with the County Surveyor following the Committee decision to defer and delegate, he confirms his opinion that a requirement for the resurfacing of the entire length of the access track could not be justified for the level of use that would result from the various proposed developments.  This, however, was dependant upon a condition to restrict the livery element of the development to precisely what was applied for in order to avoid a general or DIY livery that could significantly increase the volume of traffic using the access track.  

In the Design and Access Statement and the Agricultural Appraisal submitted with the applications, it is stated that the equestrian use comprises the provision of livery for brood mares as a form of agricultural diversification that uses the specialised knowledge and skills of the applicant’s wife.  It is therefore considered appropriate that, in addition to the two conditions recommended in the Committee report, the permission should also be subject to a third condition that restricts the livery use to precisely what is stated in the supporting documents submitted with the application, and stating categorically that the equine buildings shall not be used for DIY stabling/livery.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development does not have any seriously detrimental effects upon the appearance of the Area of Outstanding Natural Beauty, the amenities of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














