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	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Proposed construction of stud managers house, adjacent to existing equestrian centre. Re-submission of application 3/2016/1001.

	Site Address/Location:
	The Old Stables Higher Trapp House Trapp Lane Simonstone BB12 7QW

	


	CONSULTATIONS: 
	Parish Council

	No representations have been received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions.

	CONSULTATIONS: 
	Additional Representations.

	One letter has been received which raises objection to the development as it would result in a loss of light/outlook from an adjacent dwelling. It is also alleged that staff already live on site at The Shippon.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in favour of Sustainable Development

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH3 – Dwellings in the Open Countryside and AONB
Policy DME1 – Protecting Trees and Woodlands
National Planning Policy Framework

	RELEVANT PLANNING HISTORY:
3/2016/1001/P - Proposed accommodation for equestrian personnel.

3/2015/0706/P - Proposed new dwelling for essential specialist equestrian care. 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.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	The application relates to a site 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 application site is located between the recently built equestrian complex, White Hill Stud, to the west and residential properties including The Old Stables, Coppice View, Higher Trapp Barn and The Coaching House. Consent is sought for the erection of a dwellinghouse to be used in association with the equestrian centre for the purpose of housing specialist equestrian personnel dealing with the breeding and general keeping of horses.
The proposed new two storey three-bed detached dwelling would measure 12m x 7.5m and would have a ridge height of 8.1m. It would have a linear plan form and would be constructed from natural coursed stone, blue roof slate and would have aluminium window frames and doors. There would be a porch of the south east elevation and a lean-to utility room on the north west elevation. 

	Observations/Consideration of Matters Raised/Conclusion:

In determining the application it is important to consider the principle of the development, its impact of the visual appearance of the surrounding area, its effect on the residential amenity of neighbouring occupiers and its impact on trees. This application is a re-submission of applications refused in March 2016 and December 2016, albeit the design of the proposed dwelling has now been amended. The first application (ref. 3/2015/0706) was refused for the following reason:-
1. The application seeks full planning permission for a dwelling 'for essential specialist equestrian care'. The equestrian development to which the application is claimed to relate was granted full planning permission on 12 June 2015 under reference 3/2015/0238/P subject to a condition restricting the use of the approved development to private use only and not to be used in connection with any commercial enterprise. As such, there is no special justification for the proposed dwelling which would therefore constitute a new dwelling in an isolated location in the open countryside which would not represent sustainable development and would be contrary to Key Statements DS1 and DS2 and Policy DMH3 of the Ribble Valley Core Strategy.  

The second application (ref. 3/2016/1001) was refused for the following reasons:-

1. The proposal is considered contrary Policies DS1, DMG2 and DMH3 of the Ribble Valley Core Strategy in that the approval would result in the creation of a new dwelling in the open countryside without sufficient justification which would cause harm to the development strategy for the borough.

2. The proposed development would, by virtue of its scale, design, mass and proximity to the neighbouring property, result in a development that would have an overbearing impact resulting in the loss of daylight and outlook from The Old Stables. This would be detrimental to the residential amenity of its occupants and would be contrary to Policies DMG1 of the Ribble Valley Core Strategy.

3. Insufficient evidence has been submitted to assess the potential impact of the development on trees. In the absence of such information therefore, the likelihood that the proposed works would result in the loss of trees that contribute to the visual amenity of the surrounding countryside cannot be determined.

Principle of the Development
The Development Strategy put forward in Key Statement DS1 of the Core Strategy seeks to direct the main focus of new house building to the Strategic Site, the Principal Settlements of Clitheroe, Longridge and Whalley and Tier 1 villages which are considered the more sustainable of the 32 defined settlements. The application site lies outside of settlement boundaries and in the Open Countryside. Policy DMG2 underpins Policy DS1 and identifies that development in either Tier 2 villages or outside a defined settlement must meet at least one of six criteria. These criteria include proposals that are: essential to the local economy or social well-being of the area; needed for forestry or agriculture; local needs housing; small scale tourism or recreational developments; small scale uses appropriate to a rural area; and uses compatible with an enterprise zone designation. The proposed development would not accord with any of the considerations listed in this Policy. 
Core Strategy Policy DMH3 deals specifically with new dwellings in the open countryside and states that within the Open Countryside and AONB, residential development will be limited to “Development essential for the purposes of agriculture or residential development which meets an identified local need. In assessing any proposal for an agricultural, forestry of other essential workers dwelling, a functional and financial test will be applied”. Paragraph 55 of the NPPF is also relevant and states that “Local Planning Authorities should avoid new isolated homes in the countryside unless there are special circumstances such as the essential need for a rural worker to live permanently at or near their place of work in the Countryside”. 
Cancelled PPS7 Annex A criteria and tests still have a valid role in assisting to evaluate workers dwelling proposals. It refers specifically to new isolated dwellings associated with ‘other rural based enterprises’ and advises that local planning authorities should apply the same stringent levels of assessment to applications for such new occupational dwellings as they apply to applications for agricultural and forestry workers’ dwellings in a manner and to the extent that they are relevant to the nature of the enterprise concerned. In order to determine whether there is justification for an equestrian workers dwelling at White Hill Stud it must therefore be established that there is an existing functional and financial need for a workers dwelling. 
A functional test is necessary to establish whether it is essential for the proper functioning of the enterprise for one or more workers to be readily available at most times. The application provides evidence to support the view that there is a functional need for the proposed dwelling at White Hill Stud. The applicant contends that living accommodation for specialist equestrian personnel is required on site for the constant monitoring of the horses and the frequent emergency procedures required. The proposed dwelling would accommodate two of the eight permanent staff, one of whom would be the stud manager. During foaling, the busiest three months of the year, the other bedrooms would be occupied by other staff members. According to the Planning Statement, current stocking levels are: 10 broodmares; 10 foals; 4 x yearlings, 1 x stallion and 9 x ridden horses.

The Planning Statement comments that on site staff supervision is essential at all times but especially when a mare is foaling and can be the difference between life and death of the foal and mare. The Planning Statement document states that this case can be considered in some respects similar to an agricultural workers dwelling, and that it would be acceptable to condition any permission to restrict occupancy to a person employed at the site. A letter from Equine Vets Ltd is submitted alongside the application to further evidence a functional need for a worker to be available at the site on a permanent basis. The letter states that ‘it is highly important that the process of giving birth is monitored and supervised’ and that ‘if any problems arise they must be dealt with swiftly to minimise the risk of serious life-threatening complications’. Mares and stallions occasionally suffer from conditions such as colic and emergencies can occur at any time of the day or night with affected horses requiring constant monitoring and medication. It is also stated to be advisable to have staff on site at all times to ensure the safety of the horses present and in the event that one of the horses escaped.
Notwithstanding the evidence provided to demonstrate a functional need for a new workers dwelling, new permanent accommodation cannot be justified unless the rural enterprise is economically viable. A financial test is necessary for this purpose. PPS7 Annex A prescribes that the rural activity/enterprise concerned must have been established for at least three years, have been profitable for at least one of them, are currently financially sound, and have a clear prospect of remaining so. The application is not supported by any information to show that it meets the financial test and as such a new permanent dwelling could not be supported. 

PPS7 Annex A paragraph 15 states that in order for special justification to exist for a new isolated dwelling ‘the enterprise itself, including any development necessary for the operation of the enterprise, must be acceptable in planning terms and permitted in that rural location, regardless of the consideration of any proposed associated dwelling’. 

The applicant received planning consent under application 3/2015/0283/P for the redevelopment of the site to form stable and livery, indoor riding arena and outdoor riding arena with vehicular access and parking spaces which was for the private use of the applicant and his family. During the processing of that application, 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”. Permission was granted by Notice dated 12 June 2015 that contains 9 conditions.  Condition no.5 and its reason are as follows:

· The stables, indoor arena and outdoor arena hereby permitted shall be for a 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.”
Reason: In the interests of the amenities and character of the locality the amenities of nearby residents and highway safety and to comply with Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Adopted Version).

The main complex building approved by application 3/2015/0283/P currently provides basic facilities including sitting area and WCs. The fact that the on-site activities have, in the opinion of the applicant, given rise to the need for dedicated staff accommodation indicates that the intensification of the use of the site exceeds that would be normally be expected from a privately used facility and this could be a matter for consideration by the Council’s Enforcement staff separately from the consideration of this current application for a dwelling. It is noted that the Council’s Enforcement Officers have previously investigated the nature of the use of the site following complaints that a commercial enterprise was operating in breach of condition no.5 (private use). This was a claim that the planning agent refuted but was nonetheless advised in March 2017 that an application to remove or appropriately vary condition no.5 of planning permission 3/2015/0283/P would have to be submitted to, and approved, by the Council should the applicant wish to operate a business from the site.
Notwithstanding the information submitted in support of the application, the proposals must be considered on the basis of the equestrian development “as approved” (i.e. for a stables and riding arenas for private use).  New permanent accommodation cannot be justified on a functional test alone and, as such, there is absolutely no special justification for the proposed dwelling. The submission of financial accounts as part of any future application for a workers dwelling would be seen as irrefutable evidence that the site has been used in connection with a commercial business in breach of conditions imposed on the original consent for the site.

The application therefore falls to be considered in the same manner as any other application for a dwelling in the open countryside. The proposal is not essential to the functioning of the complex and the erection of a 3-bed detached dwelling would be in no way commensurate in scale with needs of the equestrian facility. Furthermore, an online property search finds numerous properties for sale in, or on the perimeter of, nearby settlements including Sadden and Simonstone within acceptable travelling distance of the site which reduces yet further any need for a workers’ dwelling.
In addition to the above evidence and adding further weight to the Council’s view that there would be no reasoned justification for the erection of a new dwelling in this location, it has been confirmed by the planning agent that the applicant owns two residential properties within close distance of the site, The Coaching House and a terraced property. It is stated that these are occupied by persons not connected with the stables.
In order to verity the Council’s view, the LPA’s agricultural advisors have been asked to comment on the application and their response is summarised as follows:

· It is accepted that trained staff need to be present on the premises for foaling and in case any horses are ill as they do occasionally suffer from colic which can be life threatening if not treated. Also that when serving mares, insemination with frozen semen is more difficult to achieve a successful pregnancy than natural service and requires scanning as well as insemination at intervals throughout the day and night. This would again require trained staff to be present and the proposed number of 2 onsite permanently is not unreasonable.

· Given that the stud is in open countryside, the staff should be housed using any existing houses on site (for example could the Coaching House be used to house the staff), or any of the houses available locally.

· The agent does states [sic] (Email dated 22 November 2017) that both the Old Coaching House and the terraced house are occupied by others (not connected with the stables). These houses appear sufficiently close to the stables to ensure adequate supervision of the horses. Close circuit cameras could be used to watch the brood mares, thus there is only a need to visit the stables/ foaling boxes if the mare is about to foal or one of the horses appears in discomfort.

· Further clarification needs to be sought to specifically ascertain if there is a commercial use operating from the stables – i.e. is it a breeding business or any other business for such activities. It is accepted that no livery or commercial riding is undertaken at the site. Without this information, and if there is no commercial enterprise, it could be considered that the application may be contrary to both national and local policy.

· The specific need for an additional dwelling on the site cannot be identified on the site from the submitted information, if there is no commercial use at this site, there is no identified need in this instance. It is acknowledged that the applicant owns nearby homes which are in close proximity to the site location, the option of using one of those homes for accommodating the stud manager should be explored by the applicant. In light of the above, it is considered the need for housing at the site cannot be justified.

Other issues for consideration

With regards to the detailed considerations relating to visual amenity, the proposed dwelling would be commensurate in height with neighbouring buildings including adjacent residential properties. The materials proposed, including natural coursed stone with stone detailing and blue roof slates would respect the appearance of the existing properties and would generally respect local vernacular. Nonetheless, the proposed development would be inappropriate in this countryside location and would result in the creation of a new dwelling in the open countryside without sufficient justification.
There are concerns regarding the proximity of the proposed dwelling to the gable elevation of The Old Stables and the occupants of this property have raised concerns relating to loss of outlook and light. There are ground floor living room windows and first floor windows serving bedrooms on the west elevation of The Old Stables which would face the gable elevation of the proposed dwelling from a distance of 9m. It is estimated that the height of The Old Stables is around 6.5m and therefore it is akin to a 1 ½ storey dwelling. It is considered that the proposed dwellinghouse, with a ridge height of 8.5m, would result in an unacceptable loss of outlook and light for the occupants of The Old Stables contrary to DMG1 of the Core Strategy. 
The application fails to determine whether the proposed parking area for the new dwelling would be with the root protection area of a mature tree adjacent the application site. The tree in question contributes to the visual amenity of the area and is worthy of retention. The Council cannot determine the impact of the development on trees which is a material planning consideration. Even so, there would be sufficient space on land surrounding the proposed dwelling to accommodate the required number of parking spaces without encroaching within the RPA of the aforementioned tree. Should consent be granted, a revised parking layout would be required to ensure that there was no adverse impact on the tree.
It is accordingly considered that the application should be refused for the reason that the proposed development is unacceptable in principle being contrary to Policy DMH3 of the Core Strategy. Furthermore, the proposal would harm the residential amenity of neighbouring occupants contrary to Policy DMG1. The application is therefore recommended for refusal.

	


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

	1. The proposal is considered contrary Policies DS1, DMG2 and DMH3 of the Ribble Valley Core Strategy in that the approval would result in the creation of a new dwelling in the open countryside without sufficient justification which would cause harm to the development strategy for the borough. 

	2. The proposed development would, by virtue of its scale, design, mass and proximity to the neighbouring property, result in a development that would have an overbearing impact resulting in the loss of daylight and outlook from The Old Stables. This would be detrimental to the residential amenity of its occupants and would be contrary to Policies DMG1 of the Ribble Valley Core Strategy.


