
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0718/P

	Development Proposed:
	Proposed stable block with feed store at land adjacent to Abbott Barn, Back House Lane, Chipping.

	CONSULTATIONS: Parish/Town Council

	Chipping Parish Council – Objects to the proposal on the following grounds:

· The building should not be built on a green field site; and 

· The building is excessively large 

The Parish also note that Abbott Barn was sold by St Bartholomew’s Church, Chipping and has no connection with the field on the opposite side of the road on which the stables are planned.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	CONSULTATIONS: Additional Representations

	Two letters of representation have been received who raise the following concerns:

· Detrimental to the visual amenities of the open countryside/ locality;

· The building is not in keeping with the character and appearance of the AONB and is thus detrimental;

· Harmful to the openness of the green belt;

· Proposed scale and materials result in an incongruous development within the locality;

· The development would involve significant concrete hard standing for access and stable management purposes not shown within the submission resulting in more harm to the visual amenities of the locality;

· The Design and Access Statement alludes to the stable block being appropriately located to Abbot Barn Farm yet there is no link between the two sites;

· There has been no development on the West side of Back House Lane besides the wooden field shelter erected by the applicants some 2 to 3 years ago, and it would be inappropriate to do so now; and,

· Adverse effect on residential amenity of both Abbot Barn Farm and the associated barn approved for residential conversion due to the intended use of the building, the change in site location, building scale and access compared to that of the existing field shelter.

	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV3 – Development within Open Countryside

Policy RT1 - General Recreation and Tourism Policy

National Planning Policy Framework

	POLICY REASONS FOR REFUSAL:

	Policy ENV1 – incongruous and prominent addition detrimental to visual amenities of AONB

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

	Permission is sought to erect a stable block on the west side of Back House Lane within the Forest of Bowland Area of Outstanding Natural Beauty, which is approximately 0.7 miles from the village of Chipping and within the setting of a Public Right of Way no. 64 in the Parish of Chipping that runs across the front of the site.  

Three stables and a feed and bedding storage area is proposed forming an ‘L’ shaped arrangement and would be sited towards the southern end of the Abbot Barn Farm complex albeit on the opposite side of the lane.  The stables would measure approximately 16.85 metres in length x 5.9m in depth.  The feed/ bedding storage area would have a depth of 8.5 metres and would have a south facing gable projection on the eastern end of the building. The stables would have a maximum height of 3.58m.  The rear and side elevations (North, East and West) would be constructed in random stone with the front (South facing elevation) would have timber stable doors and windows with the walling rendered.  

Policy G5 of the Local Plan supports small scale developments which are appropriate to a rural area such as the erection of stables, as does Policy RT1, where developments do not undermine the character, quality, or visual amenities of the borough. Referring to the Area of Outstanding Natural Beauty (AONB) Policy RT1 states:

“In the Forest of Bowland Area of Outstanding Natural Beauty … the site should not introduce built development into an area largely devoid of structures (other than those directly related to agriculture or forestry)”

Policy ENV1 concerns itself with the protection, conservation and enhancement of the Forest of Bowland Area of Outstanding Natural Beauty where this development would be located.

Within the National Planning Policy Framework (NPPF) government guidance states:

“Great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty.” (Para.115)
Back House Lane is characterised by rolling countryside with the odd isolated farmstead; the nearest being Abbot Barn Farm built in circa 1700s and considered to be a heritage asset (see Planning Application 3/2011/0887/P for reasons). Within the Lancashire Landscape Character Assessment, the locality is classed as ‘undulating lowland farmland’.  The west side of Back House Lane is devoid of any structures, which is a noticeable feature of the locality with the east side occupied by the same rolling farmland with the exception of the occasional farmstead, as referred to above.  This lack of development within a wholly rural landscape contributes significantly to the AONB’s special landscape value.  The erection of a stone built stable block with rendered front elevation, in an area largely devoid of any structures, would disrupt the uninterrupted views which exist from both Back House Lane and the surrounding PROW network which exists in the vicinity to the detriment of the visual amenities of the area.  When viewing the site from the PROW affected by the development, no. 64, and other nearby footpaths, the scenic beauty of the area would be interrupted by the stable block which would be seen as an intrusion in to this otherwise uninterrupted lowland farmland.  

I note that the building has been sited close to the southern gable of one of the barns forming Abbott Barn Farm, albeit on the opposite side of the road, however, I still consider when travelling in either direction along Back House Lane, and along the PROW network, the development would appear as an intrusion in to the landscape which would not conserve, enhance, or protect the visual amenities of the AONB, a landscape of national and local importance, and as such should be resisted.  Its rendered elevation/s would also appear at odds against the barns and farmhouse of Abbot Barn which adds further weight to my reason.

I also have concerns about the extent of hard surfacing proposed surrounding the proposed stable block and whether any yard area would need to be enclosed by the provision of some kind of fencing to prevent horses directly going to and from the field.  No details of these have been submitted for me to assess the impact of this.  Also, no details of an access track to and from the stable block have been submitted.  Notwithstanding this, I have concerns that the provision of areas of hard standing, access treatments and any boundary treatment would further suburbanise this rural area to its detriment.

With regards one of the main objections to the application which refers to the proposal being unjustified development within the green belt, to clarify the site is not located on land designated as green belt.  The site in question is a green field site within the AONB and has been assessed on this basis.

Objections to residential amenity have been received; which raise concern about the impact of the development on the occupiers of Abbot Barn farmhouse and any future occupiers of a barn which has recently been granted permission for residential conversion (Planning Application 3/2011/0887/P).  Whilst I acknowledge that the uninterrupted views experienced from that barn that currently exist would be lost as a result of the development, however, loss of vies is not a material planning consideration and therefore no weight can be given to this argument.  Subject to the suitable storage of manure, if the application were approved, I do not consider the effect on residential amenity would be so bad as to justify refusing the application on this ground.

Taking all of the above comments in to consideration, in the interests of protecting the visual amenities of this special landscape, I thus recommend the application be refused.

	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 14 SEPTEMBER 2012

















