
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2009/0811/P

	Development Proposed:
	Partially retrospective application for the retention of two stable blocks and tack room and static caravan for occasional use and proposed erection of a new stable block (8 stables) for private use on land adjacent Mill Hill Farm, Slaidburn Road, Waddington

	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects to the application based on the fact that the development is not in keeping with the local surrounding area and that a static caravan in particular is not in keeping with the local area.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections in principle on highway safety grounds.

He has had no adverse reports concerning the impact of vehicular and equestrian activity related to the existing stable blocks.  In view of this, he had no reason to assume that the additional block, bringing the total number of stables up to 8, and static caravan would have a detrimental impact on the immediate highway network.

This is subject to the use being only for the benefit and pleasure of the family of the applicant.  There should be no commercial use of the stables and land whatsoever.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations

	No 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 and ENV1 – detriment to the visual amenities of the Area of Outstanding Natural Beauty.



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

	The application is part retrospective as two stable buildings and a caravan have already been erected/sited and a shale surface has been formed.  Permission is also sought for a third stable block containing 3 stables, to give 8 stables in total within the 3 buildings.

In the Design and Access Statement, it is stated that “two stable blocks on skids along with a static caravan have already been sited on the application site and that the applicant is applying to make these stables permanent and also apply for a further stable block”.  This seems to be implying that the applicant/agent consider that the existing structures on site do not represent development.  By virtue of their size and permanence, I would not agree with this contention.

Under the heading “Use” the following is an extract from the Design and Access Statement:

“The applicants own in excess of 12 horses and donkeys, and stables some of them elsewhere at Winney Corner.  The applicant has recently purchased this land to provide further grazing for her horses and donkeys and the stables will be used to provide housing for these animals during cold an wet periods.  The tack room/feed store will be used to house ancillary items such as feed bridles, saddles etc.  The caravan will be used on an infrequent basis when the mares are due to foal, as it is essential that someone is on site during this period to ensure the health and welfare of both the brood mare and the foal.”

The opinion is also expressed in the Design and Access Statement that the scale of development is in keeping with the site and would provide a modest amount of stabling; that the applicant has used traditional materials for the construction of the stables and, as the site is not directly overlooked and is screened from the northern part of the site, any impact on the surrounding area will be very minimal if the application is approved.

I do not concur with the opinions expressed in the Design and Access Statement. On the contrary, I consider a static caravan and three stable buildings to represent an inappropriate development in a relatively prominent location within the Forest of Bowland Area of Outstanding Natural Beauty.  Whilst the development is screened by trees when viewed from the north, it is clearly visible in the landscape when viewed from other directions, including from Slaidburn Road to the west.  In my opinion, the development as existing unacceptably detracts from the appearance of the AONB, and the proposed additional stable building would exacerbate this detrimental effect.

I consider accordingly that planning permission should be refused.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 26 NOVEMBER 2009





TELEPHONE CLLRS:  YES / NO


DATE:














