
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/EL

	Application No: 
	3/2011/0166/P

	Development Proposed:
	Proposed golf practice tee and green within existing plot at Hollins Farm, the existing pond to be tidied with respect to the ecology of the site and a new timber fence to span the width of the plot at Hollins Farm, Clerk Hill Lane, Sabden

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – Has ‘no observations’ to make on this application.

Sabden Parish Council – Has ‘no objections’ to make on this application.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A



	CONSULTATIONS: Additional Representations

	A letter has been received from a nearby resident who objects to the application for reasons that are summarised as follows:

1.
The application is misleading as it should ask permission for the change of use of 1.3 acres of agricultural land to domestic leisure facilities.  

2.
The proposed changes to the land will have a significant negative visual impact on the surrounding area.  

3.
Hollins Farm has five stables, garages, gardens and ménage covering almost 2 acres.  The proposal would leave only 1.2 acres as grazing land and this insufficient to support five horses and equestrian facilities.  

4.
The proposed change will have significant negative effects on local wildlife as golf courses do not provide good habitat for wildlife, flora or fauna.  

5.
The proposed change will have a negative impact on the adjoining fields as stray golf balls are potentially lethal to large farm animals if ingested.  

6.
The proposal will have detrimental effects upon existing hedgerows and established trees.  

7.
The facility will be clearly visible from Clerk Hill Road and along the access drive. 

8.
It is stated that the proposal would be a low key leisure facility but what exactly is low key?  Could it include clay pigeon shooting, paintballing and quad biking for example and how would the use of the land be policed by the Council?

9.
If the area is to become suitable for its intended use as a golf hole, it will be sanitized, pruned and mown like a golf course and the hedges will be turned into shrubberies.  This would have significant negative effects on local wildlife and will not enhance this area of open countryside.

10.
There is no need for a golf practice area at Hollins Farm as Whalley Golf Course is less than half a mile away.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

Policy H12 - Curtilage Extensions.



	POLICY REASONS FOR REFUSAL:

	G1, ENV3 and H12 – the proposal is tantamount to an extension of the residential curtilage to the detriment of the appearance of the rural locality.  



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

	Hollins Farm is a dwelling situated at the eastern end of an approximately 330m long access drive off the eastern side of Clerk Hill Lane, Sabden.  Land to the south of the access track is also in the applicant’s ownership.  This application relates to a roughly triangular part of the land with sides measuring approximately 80m, 110m and 160m.  It is approximately two thirds of a field that is used for the grazing of horses.  It contains a small pond and there are a number of trees within the site and also on its boundaries.

Permission is sought for the land to be adapted for use as a single golf hole.  This would involve the laying of an all weather tee and green, and a 1.1m high timber fence would be erected across the field to separate the golf hole from the remainder of the field that would be retained as a paddock.

The plans show the retention of the pond and it is stated on the application forms that the existing pond would be ‘tidied with respect to the ecology of the site’.  Although not specifically stated in the application, it is likely that, in addition to the laying of the two artificial surfaces, much of the field between the tee and the green would be more closely mown to form a fairway.

Overall, I consider that, if approved, this proposal would change the appearance of the land in question from a natural looking grazing field/paddock to a more manicured appearance similar to a residential curtilage.  In view of this change to its appearance plus its intended use for a purpose incidental to the enjoyment of the dwelling, I consider the proposal to be tantamount to the extension of the residential curtilage.  As such, in accordance with saved policy H12 of the Local Plan, and consistent with numerous refusals of applications and curtilage extensions in rural locations, I consider that the application should be refused for a reason relating to its detrimental effects upon the appearance and character of the rural locality.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 15 April 2011





TELEPHONE CLLRS:  YES / NO


DATE:














