
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2011/0114/P

	Development Proposed:
	Erection of a general purpose equestrian building on agricultural land off Knotts Lane, Tosside

	CONSULTATIONS: Parish/Town Council

	Parish Council – Have expressed objections to the application on the following grounds:

1. 
The development will be very visible being on the crest of a hill on what at present is an area of unspoilt grassland.

2. 
Although there is a farm and a converted barn on the opposite side of Knotts Lane, they are not associated with, nor have any interest in, this proposed development.  The development will therefore be a completely new development where there is no existing curtilage and appears to be only associated with a relatively small plot of land.  

3. 
The development appears to be disproportionately large both in relation to its intended purpose for the stabling of three horses and also in relation to the size of the site.

4. 
The applicant has extensive stabling and agricultural buildings close to his dwelling.  There is therefore no need for this significant additional facility that is some distance away from the applicants dwelling and on a relatively small piece of undeveloped land.  



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No representations have been received.



	CONSULTATIONS: Additional Representations

	Three letters have been received from nearby residents who express objections to the application on grounds similar to those of the Parish Council but with additional points as follows:

1. Noise nuisance to nearby residents.

2. Adverse effect on view from nearby dwellings.

3. Adverse effect on privacy of nearby dwellings.

4. There is no electricity to the site.  This large facility would therefore be restricted to daytime use.

5. The applicant only has the right to extract water from a borehole to serve one sheep trough, not horses.

6. Roof lights on a barn are unnecessary and inappropriate.  

7. Disruption to neighbours during construction of the building.

8. The area is an AONB and should be protected as such.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.



	POLICY REASONS FOR REFUSAL:

	Policies G1 and ENV1 – inappropriate and excessively large building on a prominent undeveloped site detrimental to the appearance and character of the Area of Outstanding Natural Beauty.



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

	Permission is sought for an L shaped building with overall dimensions of 19.9m x 12.8m. One leg of the L is 11.1m long x 6.5m wide and has maximum eaves/ridge heights of approximately 2.8m/4.2m.  (Maximum heights are stated as the application site does not comprise level ground).  This part of the building would accommodate three stables.  

The other leg of the L would have dimensions of 12.8m x 8.8m with maximum eaves/ridge heights of approximately 3.6m/5.5m.  It is stated on the plans that this part of the building, within which there are no internal partitions, would be a ‘barn’.  

The building would be constructed with an internal layer of concrete blockwork with a 100mm cavity and an external face of random stone.  There would be one barn type door in each of the two parts of the building, two timber windows with stone heads and sills and a total of seven conservation type roof lights.  The roof would be natural slate.  

In a letter and a Design and Access Statement submitted with the application, the applicants agent expresses the opinions that the use, size, location, design and external appearance of the building are all appropriate and that the development is in accordance with the relevant Policies of the Local Plan.  

It is stated in the letter that ‘this location was identified as most suitable between the applicant and the planning officer who met on site prior to the application being submitted’.  This statement is untrue.  The case officer of this current application arranged to meet the applicant, Mr Kendray, at the site on 15 February 2010.  The applicant, however, did not turn up for that meeting.  The case officer therefore carried out the site visit unaccompanied and took appropriate photographs.  The following day, the case officer telephoned Mr Kendray and advised him that, in itself, the proposal to erect the building using stone and slate would be acceptable (because Mr Kendray had specifically asked for advice relating to the use of those materials). However, the case officer advised Mr Kendray that he was concerned about the prominent position of the building on the undeveloped side of the road, within the AONB.  The case officer commented that the building would be better sited on the opposite side adjoining the existing farmhouse and converted barn.  Mr Kendray, however, explained that he did not own any land on that side of the road.  Mr Kendray noted the concerns of the case officer but said that he would probably submit a planning application anyway and would include some screen planting.  The case officer neither encouraged or discouraged this course of action.  

I maintain the concerns I expressed to the applicant in February 2010. The proposed building is not essentially required for any agricultural purpose.  I consider it to be excessively large and high for a building only intended to accommodate three horses.  It is in a very prominent position within the Forest of Bowland Area of Outstanding Natural Beauty.  No additional screen planting has been proposed in the application but, in any event, I do not consider that this would overcome my concerns about the proposed development.  

There is no particular justification for this building which is for recreational equestrian use.  Even if it was required and intended for essential agricultural use, the Local Planning Authority would require it to be located close to any existing farm buildings associated with the land, rather than isolated from any existing related buildings.  I do not consider that the existence of dwellings (in different ownership) on the opposite side of the road justifies the proposed building on this particular site.  

The open and undeveloped nature of the application site and immediately surrounding land on that side of the road is an important part of the appearance and character of this particular part of the AONB.  I do not consider that this should be changed without justification, and the proposed development does not represent such justification.  

The building would, in my opinion, therefore represent a very prominent feature that would be seriously detrimental to the appearance and character of this part of the Forest of Bowland Area of Outstanding Natural Beauty contrary to the requirements of Policies G1 and ENV1 of the Ribble Valley Districtwide Local Plan.

I therefore consider that permission should be refused for that reason. 



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 18 April 2011





TELEPHONE CLLRS:  YES / NO


DATE:














