
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: GT

	Application No: 
	3/2010/0156/P


	Development Proposed:
	Proposed erection of stable, covered open muck store and formation of collecting yard 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

	One letter has been received from a nearby neighbour who objects to the proposal for the following reasons,

· The building would be a ‘blot’ on what is an Area of Outstanding Natural Beauty,

· Appearance of the land should be absolutely conserved and maintained for the enjoyment of future generations,

· Once allowed this would set a precedent for other types of development in the area,

· The application notes the land is ‘agricultural’, however given the excessive planting of non-indigenous shrubs and trees over the last few years we would suggest this is not the case, and the land would not lend itself to being a paddock,

· The field has been cut weekly with a ride on mower in the summer with the resultant appearance being one of a lawn and not ‘agricultural’,

· Public footpath has already been re-routed and the existing path is obstructed,

· The two blue containers on site which have been used whilst the house has been worked upon are still in situ, even though the work appears to have been completed,

· Previous schemes have been submitted and refused for garaging at the site, in similar positions to that proposed, and we wonder how a smaller building could be looked at more favourably?

	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 – Given the location of the scheme, the proposed development would be an incongruous feature to the detriment of visual amenity thereby prejudicing the aims and enhancement of the A.O.N.B.

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

	The application is a re-submission of a scheme previously refused for the proposed erection of stable, covered open muck store and formation of collecting yard at Lowergate Barn, Twiston Lane, Twiston. The scheme has been revised since the previously refused proposal, and now seeks a stable block with dimensions of approx. 4.26m x 4.06m x 3.73m to the ridge (as measured from ground level at the front of the block), an attached muck store with dimensions of approx. 2.43m x 3.35m x 2.75m to the ridge (as measured from ground level at the front of the block) and the formation of an enclosed collecting yard surrounding the new block, incorporating a new dry stone wall and planting. The site is still in the same position on land to the east of the applicants dwelling, and is still accessed 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, muck store and collecting yard is in the same position as the previously refused scheme, 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. Given the reduction in the proposed built form on site and the introduction of the enclosed yard area with dry stone wall and planting, the main consideration is whether or not these alterations to the proposal ensure that the development will have a satisfactory visual impact on this location within the A.O.N.B.

Additional details have been requested from the Agent, which include an indication of the ground levels through the site so that a more accurate assessment could be made as to the impact of the proposed ground works involved to create the sunken yard area, the introduction of the built form of the stables and the introduction of additional planting on site. Whilst cutting into the hillside to keep the buildings on a lower level to the surrounding fields will of course partially reduce the visual impact of the built form itself, due to the location of the site on higher land than the surrounding properties, it is considered that as the site is clearly visible from the surrounding countryside, from neighbouring residential dwellings, from the nearby footpath routes and from the adjacent highway, Twiston Lane, 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, the ground works involved and the building of a new dry stone wall to enclose the site will undoubtedly introduce development that is considered to be incongruous and at variance with the existing open nature and landscape character of this area, and the Polices involved, to the detriment of the visual amenity of the area.

Whilst I note the letter from the applicant outlining his reasons for requiring a facility to stable his horses at the site, I do not consider this to outweigh the visual harm the proposed development will have on the site location. 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 and contrary to Local Plan Policy, and as such the application is recommended accordingly.



	RECOMMENDATION: That permission be refused.


NOTE: Permission has been sought from LCC to divert the footpath that runs through this site (see documents submitted with application).
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