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	Officer:
	LE
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSE

	

	Development Description:
	Erection of new stable block and change of use of land for all-weather manege for private use

	Site Address/Location:
	Kitchens Cross Lane Bashall Eaves BB7 3NA

	

	CONSULTATIONS: 
	Parish/Town Council

	No response to date 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	Have a number of concerns discussed more below

	

	CONSULTATIONS: 
	Additional Representations.

	None received

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:


	Ribble Valley Core Strategy:
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development 
Policy EN2: Landscape 
Policy DMI2: Transport Considerations 
Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DME1: Protecting Trees and Woodlands 
Policy DME2: Landscape and Townscape Protection 
Policy DME3: Site and Species Protection and Conservation 


	Relevant Planning History:
None on this site. 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application site is an open field located adjacent to Cross Lane in Bashall Eaves. It is opposite two dwellings, Kitchens and Kitchens Cross Farm. Oakfield house lies approx. 100 metres to the West and Talbot Bridge House approx. 200m to the East. Other than these two the surrounding area is largely undeveloped. The site is within the AONB. 

	Proposed Development for which consent is sought:
The application seeks consent for an equestrian facility, consisting of an American barn to house 6 stables, tack room and feed room, 20m x 60m sand arena, muck storage and hardstanding sufficient to accommodate horse trailers and tractor access. 

	Principle of Development:
The site lies within open countryside and the AONB. Policy DMG2 seeks to direct development towards the principle settlements and the more sustainable villages. Where development is outside the defined settlements or within the less sustainable “tier 2 villages” the proposal must meet certain exceptions on of which is small scale recreation development appropriate to a rural area.  However, it must be in keeping with the character of the landscape. 

Furthermore DMG2 states that the most important consideration when assessing applications within the AONB is the protection, conservation and enhancement of the landscape and character of the area and the avoidance of habitat fragmentation. This reflects the NPPF which states that great weight should be given to the conservation and enhancement of AONB’s.
 
The planning statement says that the applicant has six horses on various livery yards and the proposal will allow them to be kept near to the house. It also states that the barn design looks like an agricultural building so it is in keeping with a rural area and is commensurate to the number of horses owned by the applicant. It states that it is in accordance with Policy ENV2 although this is a local plan policy superseded by the current core strategy. 

The proposed development, whilst close to the applicant’s house is on a separate parcel of land on the opposite side of the road. The site is completely open and physically detached from the applicant’s house and other clusters of buildings; it is also devoid of any structures. The development is not considered to be small scale and will result in significant built form and associated paraphernalia in this sensitive landscape.  Whilst it is a similar design to an agricultural building that would be found in rural areas it is not needed for the purposes of agriculture and agricultural buildings should still be clustered with other buildings where possible.  The development is for private use and there is no local need or benefit that would justify it.  Furthermore, the scale of the proposal would fail to conserve or enhance the character of the AONB.

The proposal is therefore considered to be unacceptable in principle. 



	Residential Amenity:
The proposed development is opposite the applicants own dwelling and could potentially be linked to it with a planning condition. However, being on a separate parcel of land there is potential for it to be severed in the future if circumstances change. Vehicular access is proposed for horse boxes and tractors as well as secure storage for tack etc. The premises would be self-contained and unreliant on the house. However, the use of the site as described is unlikely to raise any issues with regards to residential amenity and any future changes could be assessed on their own merits. 

	Visual Amenity / Landscape:
Notwithstanding the above matters of principle, although the building is a similar design to an agricultural building this does not justify inappropriate development in the open countryside and AONB. The development will result in significant built form in open countryside and the AONB and will have a detrimental impact of the visual quality of the area. The development is not in keeping with the open undeveloped character of the AONB and it would fail to conserve or enhance the special qualities of the landscape. 

Whilst it is acknowledged that equestrian uses are likely to be found in areas such as this, the development associated with them if not done sensitively and in appropriate locations will have a cumulative impact on the character of the landscape which makes the AONB special.  

LCC’s highway officer has advised that amendments would need to be made to the access in order for the proposal to be acceptable in highway terms. These would include increasing the width, management of hedgerows and laying of metalled surfacing, it is likely that this would have a further urbanising impact on the site which would be unacceptable visually. 

The proposal due to its scale and isolated position is contrary to core strategy policies EN2, DMG1 and DME2


	Biodiversity:
The site is currently grazing land with mature trees and hedgerows to the boundary it adjoins Braddup Wood South which is a biological heritage site. The proposal will develop a corner of the site and form hardstandings and an arena. LCC’s highway officer has advised that amendments would need to be made in order for the proposal to be acceptable in highway terms including widening of the access and hedgerow management and this may result in the loss of hedgerows and result in habitat fragmentation. The application fails to include a proper assessment of the proposal’s impact on biodiversity, proposed enhancement or how any losses would be mitigated. 

	Highways:
The highway officer acknowledges that this proposal is for private use but has still advises that a number of amendments would be required to make the proposal acceptable in terms of formalisation of the access. This would include
1. Creation of an oversized length of accessway to allow two vehicles to pass unhindered accessing and egressing the public highway
2. Laying of metalled surfacing
3. Creation of an appropriate view line envelope
4. Vegetation and hedgerow management

The area is rural and accessed via narrow lanes with poor visibility. In its current form the proposed access to the site is inadequate and would require amendments to prevent conflict between vehicles using the site and other road users. 

	Observations/Consideration of Matters Raised/Conclusion:
The proposal is unacceptable in terms of local and national planning policy and for the reasons discussed above it is recommended accordingly. 

	RECOMMENDATION:
	That planning consent be refused. 
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