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	Date Inspected:
	28/09/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Construction of barn to house mares. Re-submission of application 3/2016/1016.

	Site Address/Location:
	Land off Trapp Lane Simonstone Lancashire BB12 7QW

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	None received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

3/2014/0607/P - Proposed stables, livery, indoor arena and external riding arena area. Refused.

3/2015/0283/P - Redevelopment of existing equestrian centre to form horse stables and livery, indoor arena and external riding area, including the demolition of the existing dilapidated building. Approved.

3/2016/0297/P - Proposed relocation of an existing steel frame storage unit for animal feed and equestrian equipment. Approved.

3/2016/0678/P - 15m diameter, round, covered horse exercise arena. Approved.
3/2016/1016/P - Proposed new building to accommodate mares at the existing equestrian centre.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	This application seeks consent for the erection of a new building in connection with the equestrian complex comprising stables and livery, indoor arena and external riding area that was granted consent in 2015 at land off Trapp Lane, Simonstone. The complex is sited in an open countryside location off the western side of Trapp Lane and to the west of the Higher Trapp Hotel to the north of the settlement of Simonstone. The landform is such that the gradients fall in a southerly direction across and beyond the site limits with dwellings that front onto Whins Lane set at a much lower level approximately 120m to the south of the site.

The development proposed by this planning application is identical to that of an earlier application at the site which was refused in December 2016. The application proposes the erection of a new steel frame building for additional winter housing for equines on the premises. The building would be located to the east of the stables building and adjacent to the car park of the Higher Trapp Hotel. The proposed mare building would have an eaves height of 4m and an overall ridge height of 5.6m and would have a footprint of 10m x 24m. It would have a band of natural coursed stone at low level with a timber boarding finish above. The roof would be constructed from dark grey profiled metal sheeting. There would be a large timber sliding door on the east elevation and the south elevation would be open. 
This application is submitted with additional supporting information including a Planning Statement and veterinary statement.

	Observations/Consideration of Matters Raised/Conclusion:
In determining the application it is important to consider the impact of the proposed development on the visual appearance of the landscape. The application site is located in the open countryside. Policy DMG2 allows development for small scale tourism or recreational developments appropriate to a rural area provided they are in keeping with the character of the landscape by virtue of its size, design, materials, landscaping and siting. 
In considering the proposed development I am mindful of the planning history of the site. There was previously an equestrian centre on site which has now been redeveloped to form a modern equestrian complex including the provision of 20 stables, solarium, stores and indoor arena. Consent was approved more recently for the erection of an ancillary storage building (retrospective) and a horse exercise arena within the red edged boundary of the site. It is also important to consider that the site is restricted for private use only by condition and is not permitted to be used in connection with any commercial enterprise. During the processing of the application for the re-development of the site (ref.3/2015/0283/P), the case officer sought confirmation of the intended use from the applicant’s agent. In an email dated 9 June 2015, the agent stated “our client confirmed that the redeveloped equestrian centre is for personal private use, and livery will be only on a social basis”.
It is considered that the existing complex is generously sized for private use. Concerns have been raised that the complex is being used for a commercial enterprise and this is supported by various online sources which indicate that the complex, named White Hill Stud, is a ‘purpose built facility aiming to breed, produce and compete top quality competition horses in dressage and eventing’.  The supporting Planning Statement also confirms that the stud employs eight people. I am therefore in no doubt that a business is operating from the complex in breach of condition no.5 of the original planning consent which reads:
· The stables, indoor arena and outdoor arena hereby permitted shall be for private use only and shall not be used in connection with any commercial enterprise such as livery stables or riding school and shall not be used for the holding of competitions or events that might attract visitors or spectators.

The submitted Planning Statement states that the existing complex is built to a high quality and replaced the ‘run-down appearance’ of the previous equine facility. It is also noted that the case officer for the original application did not impose any restriction on the number of horses that the applicant chooses to own. Whilst that is the case, the number of horses that the applicant keeps at the site is dictated by the capacity of the existing facilities and therefore I am unwilling to accept the argument that the proposed building is required as ‘a necessity’ for animal welfare purposes. The existing complex of buildings at White Hill Stud was purposely built to accommodate a certain number of horses and the erection of additional buildings to accommodate an increasing number of animals at the site on the whim of the applicant is not sufficient justification to allow a proliferation of buildings in this exposed area of the open countryside.
The main equestrian building is a prominent addition in the landscape particularly given its elevated and exposed location which can be seen from long range views to the south. Concerns were raised during the assessment of the first application (3/2014/0607/P) for the main complex building with regard to scale, design and massing of the built form and since construction of the main complex ancillary buildings have been erected including a storage building and round horse exercise arena. These are closely related to the main building and within the confines on the approved site boundary. 

The proposed mare building incorporating a new hard standing area would be located to the south east of the site and outside the approved site boundary. The building would have a floor area of 274sqm and would be 5.6m in height to the ridge – it would therefore be a sizeable and bulky addition. The siting of the building would result in an extension of the site onto open land and would remove the existing visual gap between the main complex building and the group of domestic and commercial building to the east of the site. 

Policy DMG2 allows small scale recreational developments and it is considered that the quantum of development that would be provided should this application be approved would be inappropriate due to the cumulative impact of incremental development and would not constitute ‘small scale’ development. The unbridled expansion of this private recreational development onto adjacent land would harm the character of the rural area by virtue of its size without offering any distinct economic, social or environmental benefits and the proposed mare building would diminish any remaining sense of openness within the site. For these reasons it is considered the proposed development would be harmful to the visual appearance and inherent character of the area when viewed from the rear gardens of properties along Wicken Tree Row around 120m south, intermittent views when travelling along Whins Lane and from the public footpath to the east of the site contrary to Key Statement EN2 of the Core Strategy 
Consideration must also be given to the visual impact associated with keeping horses on the surrounding land. The fields to the north of the application site are currently being used to keep horses which is evidenced by the erection of field shelters, subdivision of the fields with post and rail fencing and construction of a perimeter stone track. If the horses are being kept on the land for anything other than grazing this would result in a material change of use of the land. There is therefore considered to be a requirement to regularise the use of this land in association with the equestrian complex prior to any further additions to the complex itself to ensure sufficient land is available for the number of horses on site. The application fails to indicate if any additional horses would be catered for on-site however the main complex building provides stabling for 20 horses which is considered a substantial allowance.
It must be noted that the applicant sought pre-application advice from the Council in February 2017 following refusal of planning application 3/2016/1016/P. Given that the detailed plans provided were no different to those submitted with the earlier planning application, the advice contained within the Council’s letter of response dated 14 March 2017 does not support the proposals and recommends that the applicant seeks to alter or remove condition no.5 (private use) before requesting any further expansion of the site facilities.
Taking into account the above, it is considered that the proposed mare building, by virtue of its siting, size and scale and the accumulation of built form, would be harmful to the visual appearance and inherent character of the area and would be injurious to the openness of the site without sufficient justification and would be contrary to Core Strategy Policy DMG2.

	RECOMMENDATION:
	That planning consent be refused for the following reasons:

	1. The proposal, as a result of its siting, size and the accumulation of built form, would lead to inappropriate development in the open countryside which would be injurious to the openness of the area and of detriment to the visual appearance and inherent character of the surrounding countryside without sufficient justification contrary to Policies DMG2, DMG1 and EN2.


