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	Date Inspected:
	18/10/17
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Retention of unauthorised horse turnout area and change in ground levels

	Site Address/Location:
	Lower Clerk Hill, Clerk Hill Road, Whalley

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection 

	

	CONSULTATIONS:
	Highways/Water Authority/Other Bodies

	Highways:
	No objection 



	CONSULTATIONS: 
	Additional Representations.

	No representations have been received


	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement  DS1 – Development Strategy

Key Statement  DS2 – Sustainable Development

Key Statement  EN2 – Landscape

Key Statement  DMI2– Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape and Townscape Protection

Policy DMB3 – Recreation and Tourism Development

National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location/Address:

The application relates to an existing horse turn-out area that has been erected to the west of the dwelling at Lower Clerk Hill off Clerk Hill Road in Whalley. Lower Clerk Hill was historically a dairy farm built more recently has been used as a dwelling with numerous equine facilities. In addition to the horse turn-out area is the main dwelling house, a stables and a manege/paddock.

In 2017 planning permission was granted to demolish the existing farmhouse and erect a replacement dwelling at this site. 
Historically the application site was subject to a TPO (1954) however these trees no longer exist and having viewed aerial photography from the site it would appear that these trees have been removed considerable time ago. The Council’s Countryside Officer is aware that these trees have been historically removed and it is believed the works were undertaken by United Utilities. The applicant (current owner) is therefore not responsible for the removal of these trees and they were removed long before the turnout area was installed.


	Description of Proposed Development:

The application seeks retrospective consent for the horse turn-out area that has been constructed to the west of the dwelling, along with the associated alterations to the land levels to provide a level/flat area for the turn out area.  
The turn-out area measures some 59m in length by 17m wide and is enclosed 1.5m high timber post and rail fence, with a crushed stone surface. In terms of levels, the land gradually sloped down from north to south and thus at the maximum point the natural land level has been increased by 1.3m to create a level surface for the turnout area.



	Relevant Planning History:

3/2017/0577 - Demolition of existing dwelling and erection of replacement dwelling – granted subject to conditions 


	Principle of Development:

The application site is within the defined open countryside and Policy DMB3 is supportive of proposals for recreational use in rural areas. The application site has been used for equine purposes for a considerable period of time with the submission accompanied by a signed declaration from the previous owner which states that the site has been used for equine purposes since they purchased the land and property in 1970. 

Prior to the installation of the turn-out area subject of this application, the site consisted of a stables, a paddock and a manege, as well as an informal horse turn-out area which the signed declaration states “…was very poor with a dense rocky base unsuitable for any other purpose”. Since the applicant/current owner purchased the site they have levelled the land to the west of the site and formalised the turn-out area as detailed within the “Description of Development” section of the report and it is for this new turn-out area that the application seeks consent, along with the associated level changes. 

The submitted application comments that the signed declaration proves that the area in question has been used for a significant period of time as turn-out area, and a Lawful Development Certificate could be sought for this use of the land, however as engineering operations have taken place to formalise the turn-out area, the application seeks full consent for all these works under one application.   

The LPA requested further information as to why a separate turn-out area and manege were required and the applicant has explained that the manege is an area where the horses and riders are trained, whereas the turnout area is an area for them to be left alone with other horses to run/play. The LPA accept the reasons given by the applicant for requiring separate turn-out and manege areas 

In view of the above, the site has a long established history of equine use, and as such the broad principle of a turn-out on this site is considered to be acceptable, however the visual impact of the proposal must be fully considered in accordance with the relevant policies of the Core Strategy. Furthermore, the applicant’s agent has confirmed that the equine facilities on site are for personal use only and a condition has been attached to the recommendation. 


	Impact Upon Residential Amenity:

Policy DMG1 seeks to ensure that development proposals do “not adversely affect the amenities of the surrounding area” and “provide adequate day lighting and privacy distances”. 

The nearest residential dwellings to the turn-out area, outside of the land associated with Lower Clerk Hill, is the property known as Lowenva some 120m to the west and to the east the dwellings on Hollins Farm which are more than 200m from the turn-out area. 

In view of the above, it is considered that the proposal would have no undue impact upon residential amenity in this area, and conditions have been attached to ensure that no external lighting is erected and that the turn-out area is for personal use only. Furthermore the area in question was formerly used as a turn-out area for horses by the previous owners of the site.     



	Siting/Visual Amenity/External Appearance:
The accompanying text within Key Statement EN2 (Landscape) states “the Council will seek to ensure that the open countryside is protected from inappropriate development” and Policy DMB3 states that proposals for recreational use should be physically well related to an existing group of buildings. 

The turn-out area has been sited relatively close to the existing buildings at Lower Clerk Hill so as to minimise the visual impact on the open countryside, and as mentioned above the area in question has a long established use as a turn-out area used by horses. 
The application also seeks retrospective consent for the engineering operations involved in creating a level area for the turn-out area. The land upon which the turn-out area has been constructed, and the surrounding landscape in general, slopes down from north to south. The works involved have resulted in a raising of a section of the land by up to1.3m however on the wider landscape such an alteration would be barely noticeable. When viewed from the south (lower level) the raised surface of the turnout area would not be visible, and when viewed from public vantage points from the north, the turn-out area would be obscured by the higher land levels and general topography of the land. 

In view of the above the visual impact of the turnout area on the landscape character of the area is considered to be minimal and thus the proposal complies with policies DMB3 and DMG1, as well as Key Statement EN2.  

    

	Highways:
The Highway Officer has raised no objection to this application. 


	Conclusion:

The turn-out area would not have any undue impact upon the amenity of nearby residents or the visual quality of the area. The application is therefore recommended for approval.  



	RECOMMENDATION:
	That planning permission be granted subject to conditions


