Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0978/P

	Development Proposed:
	Retrospective   application   for   the   change   of   use   of   a previously  approved  tractor store into additional  stable facilities and for the formation of an outdoor horse exercise  arena and the erection  of 4no 4 metre  high poles with floodlights on, to the edge of the arena at Little Snodworth Farm, Snodworth Road, Langho


	CONSULTATIONS: Parish/Town Council

	Parish Council - The Parish Council object to this application due to light pollution and the effect this lighting will have on neighbouring properties.  The Parish Council have already received several complaints from local residents.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections. 



	CONSULTATIONS: Additional Representations.

	A letter  has been  received  from  the proprietors  of  a nearby  business who object  to the application for reasons that are summarised as follows:
1. 
The original permission 3/2005/0221/P included a condition that no sand paddock, fences or lighting associated with such a facility shall be erected without a further planning permission having first been granted.   No such further permission appears to have been granted but the arena was built within 2 years of the original permission with fences and lights.   This application cannot therefore seek permission for the reorientation of a previously approved horse exercise area as no such previous permission has been granted.
2. 
In the original application it was stated that 20 stables would be offered for full or half livery rather than DIY.  The business is now being advertised on the basis that there is stabling for 42 horses on the site.
3. 
A large  hardstanding  area  has  also been  formed  that  is used  for  the  storage  of caravans,  vehicles,  trailers  and horse  boxes.    Clients are charged for storage of these items and there does not appear to have been any planning permission for this aspect of the activities at this site.
4.  It is stated in documentation submitted with the original application that the applicants farmland would be used for riding rather than local roads.  This is not the case as the horses from Little Snodworth Farm regularly use the roads around the area for riding. This is again a breach of the original permission 3/2005/0221/P.

5. 
We object to this application including doubling the number of horses and for using this site for non-related activity for which no planning permissions have been applied for obtained (ie vehicle storage, not just vehicles, trailers and caravans, the creation of a large manmade area with no application to change it from greenfield into what it has become.


	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adopted Version)

Key Statement EN1 – Greenbelt.

Key Statement EC1 – Business and Employment Development.

Policy DMG1 - General Considerations.
Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection.

Police DMB3 - Recreation and Tourism Development.
National Planning Policy Framework (NPPF).


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

	Little Snodworth Farm is situated at the end of an approximately 1OOm long access track which runs off the southern side off Snodworth Road approximately 1OOm from its junction with the York Road.   There are two dwellings close to the junction of the farm access with Snodworth Road but not dwellings particularly close to the farm buildings  complex itself. The general locality is open countryside designated as Green Belt and lies to the south east of the settlement of Langho. The buildings within the complex and the proposals for them as comprised in original application 3/2005/0221/P are as follows:
1.
The existing farmhouse which now has a pebble dashed finish.  This building was not affected by the original application.
2.  A barn attached to the farmhouse which is of stone construction with a stone slate roof.  Under the original application this was to be converted into a three bedroom holiday let with disabled facilities.
3. 
A small detached barn across the yard in front of the farmhouse, that is a mixture of stone and block work with a slate roof.  Under the original application this was to be converted (without the need for any additional door or window openings) into a small single storey one bedroom holiday let.
4.
A modern agricultural building immediately adjoining the detached barn that was of block work construction with a corrugated sheet roof was not considered to be of any visual or architectural merit. Under the original application this building was therefore to be demolished and replaced on almost exactly the same footprint with a building of profiled sheet construction that was to become a new tractor shed.
5.
A large modern agricultural building of block work and profiled sheet construction that is attached to the rear of the attached barn.   In perhaps the main element of the original application, this building was to be converted into 20 stables that were to be offered for full or half livery rather than DIY livery.

On  the  application  form  for  3/2005/0221/P there  is  no  mention  of  any   proposed menage/outdoor  horse  exercise  area,  but  a  possible  location  of  what  is  stated  as  an "Outdoor Arena Space" is shown on one of the submitted drawings.   No details, however, were submitted in relation to the proposed surface of any such outdoor arena nor any details of fencing and lighting.  In relation to this specific issue therefore the original permission was subject to a condition that no such arena be formed without a separate planning permission having first been granted.
Notwithstanding this condition, an arena has been formed in the approximate position of that indicated on one of the originally submitted application plans.  The arena, however, is reoriented from that originally submitted plan because, as constructed, the longer sides of the rectangular arena run approximately north to south whereas on the originally submitted drawing, the longer sides ran from east to west.   The arena has a surface of silica and rubber; it is surrounded by an approximately 1m high post and rail fence and there are four floodlights at the top of 4m high poles.
As stated on the submitted forms, the first element of this current application is therefore to seek permission for the reorientation of a previously approved outdoor horse exersize arena including its fencing and floodlights.   The description of the application, however, is incorrect as no permission has previously been granted for the arena. The description of the development has therefore been amended so that retrospective permission  is now therefore sought for this aspect of the development in its entirety as opposed to just seeking permission for a reorientation of a previously approved horse exercise arena.
The  second  element  of  this  application  relates  to  what  was  approved  in  the  original application as a new building to be used as a tractor shed (see point number 4 above).  This building has been constructed but it is in use as stables for a further 11 horses plus a tack area.  This current application therefore seeks permission retrospectively for this particular use of this building.
With  regards  to  the  horse  exercise  area,  the  Parish  Council  objects  to  the  proposed floodlights on the grounds of light pollution and comments  that it has already  received a number of objections in this regard from nearby residents.   So far as I am aware, no such complaints have been received on this matter by the Local Planning Authority.  The exercise area  is located  a  considerable  distance  from  any  nearby  residential  property  such that, subject to a condition to ensure that the lights are always appropriately directed down onto the surface of the exercise area (in order to minimise light spread) I can see no objections to this element of this retrospective application.
The equestrian developments at this farm were originally proposed and approved as an agricultural diversification.    The use of existing buildings for equestrian purposes in this location were considered to be acceptable in principle.  This is a business that is appropriate to the rural locality and of benefit to the local rural economy.
The second aspect of this application is, effectively, a result of the success of the diversification scheme, as it has become apparent that stabling for an additional number of horses is required.  The decision to use the approved replacement tractor shed for this additional stabling accommodation results in no detriment to the visual amenities of the locality.   Furthermore, there are no residential properties close enough to be in any way affected by this particular element of this application.
The application,  therefore, effectively, relates to an extension/improvement  of  an existing equestrian  business  that  is  appropriately  located  in  this  rural  locality. The original development was approved in 2005 as an agricultural diversification that was considered to comply with the relevant policies of the former Local Plan. Those policies have now been replaced by similar policies in the adopted Core Strategy. I will now therefore consider this current application in relation to the relevant Core Strategy policies. 
With regards to Key Statement EN1, the developments for which permission is sought do not have any effects upon the openness of the greenbelt over and above the effects of the originally approved development. 

Amongst other things, Key Statement EC1 expresses support for agricultural diversification proposals as they strengthen the rural economy. As an extension/improvement of an approved farm diversification scheme, the application is in accordance with the aims of Key Statement EC1. 

The aspects of the development for which permission is presently sought do not have any adverse effects upon the matters that are protected by Policies DMG1, DME2 and DME3. 

As it relates to a relatively small scale recreational development in a rural area, the application accords with the requirements of Policies DMG2 and DMB3. 

Overall, I consider that the application is in compliance with the relevant policies of the adopted Core Strategy and the sustainability requirements of NPPF, particularly the content of Section 3: Supporting a Prosperous Rural Economy. 

With regards to the comments expressed in a letter from a third party, any unauthorised developments at Little Snodworth Farm that are not included within this application would be addressed through the Council’s planning enforcement powers should such action be deemed necessary.

Overall, it is considered that the developments comprised in this retrospective application are acceptable and in compliance with the relevant policies of the adopted Core Strategy. It is accordingly considered that conditional permission should be granted. 



	RECOMMENDATION: That conditional planning permission be granted.


This report needs to be read in conjunction with the Decision Notice.








