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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed timber stables for the isolation of horses and ancillary storage area.

	Site Address/Location:
	White Hill Stud, Higher Trapp House Equestrian Centre, Trapp Lane, Simonstone. BB12 7QW

		

	CONSULTATIONS: 
	Parish/Town Council

	Simonstone Parish Council – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN2 - Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations

NPPF December 2023


	Relevant Planning History:

2023/0353 – Variation of Condition – redevelopment of existing equestrian centre to from shores stables and livery, indoor arena and external riding area, including the demolition of the existing dilapidated building (pursuant to variation of condition 5 on permission 3/2015/0283) to allow for commercial enterprise use – Approved.

2022/0755 – Proposed timber stables for the isolation of horses and ancillary storage area – Refused.

2021/0005 - Proposed structure to provide ancillary storage for equipment, feed, bedding and materials, for use in the adjacent equestrian facility (Refused)

2017/0878 - Proposed construction of stud managers house, adjacent to existing equestrian centre. Re-submission of application 3/2016/1001 (Refused)

2017/0876 - Proposed new building to accommodate mares at the existing equestrian centre (resubmission of 3/2016/1016) (Refused) 

2016/1016 - Proposed new building to accommodate mares at the existing equestrian centre (Refused) 

2016/1001 - Proposed accommodation for equestrian personnel (Refused) 

2016/0854 - CCTV posts, external arena lighting and general external lighting off building (Refused) 

2016/0678 - 15m diameter, round, covered horse exercise arena (Approved) 

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

2015/0706 –Proposed new dwelling for essential specialist equestrian care (Refused) 

2015/0283 - 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) 

2014/0607 - Proposed stables, livery, indoor arena and external riding arena area (Refused) 

2013/0870 – Change of use from agricultural pasture land to equine facilities, to create a fenced menage arena and 4 paddocks – Withdrawn.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing 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.


	Proposed Development for which consent is sought:

Consent is sought for the retention of a building comprising a stable block and storage area for the isolation of horses. The building has been in situ since the previous application was refused in October, 2022 with work commencing on ground levelling prior to the determination of that application (3/2022/0755).

Amended plans have been received which reduce the height of the structure and propose additional planting to the south and eastern boundaries.


	Principle of Development:

The application site comprises an extensive planning history, most of which relates to the period following the original approval of the equestrian complex in 2015. An application for a similar building was refused in 2022.

The previous approval of the equestrian complex in 2015 was limited by way of a condition which read as follows: 

‘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.
 
Reason: In the interests of the amenities and character of the locality the amenities of nearby residents and highway safety’.

The 2023/0353 application sought to vary this condition to the following:

The stables, indoor arena and outdoor arena hereby permitted shall not be used for the holding of competitions or events.
 
Reason: To discourage visitors, spectators and other members of the public from visiting the site 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.

Of relevance are three previous applications which were refused in 2016, 2017 and 2021, all three of which were for the construction of a building sited on an area of hardstanding located immediately adjacent to the North-eastern side of the main complex. 

The refused applications from 2016 and 2017 related to the proposed construction of an additional building to accommodate mares while the 2021 proposal was for the construction of a large storage building. All three of these applications were refused on the basis of their visual impact within the surrounding open countryside and insufficient justification in the context of the private recreational use of the complex.

Furthermore, the fields to the North of the application site are used to keep horses, as evidenced by the erection of field shelters, subdivision of the fields with post and rail fencing and the construction of a perimeter stone track. It was stated previously that horses being kept on this land for anything other than grazing would constitute a material change of use of the land which in turn would require the regularisation of the use of this land.

This application seeks to retain a timber stable block and storage area which was previously refused in 2022 on an area of hardstanding located immediately adjacent to the North-eastern side of the indoor arena element. This is in the same location as previously refused applications and was in evidence when the site was visited.

The building, whilst slightly smaller than that previously refused, would nonetheless be a building of significant size comprising a footprint of almost 180m2 and standing at around 4.5 m to ridge. However, the length and depth of the building, as revised, would still be significant and result in a large, bulky addition to this site to the detriment of its visual amenity.

In terms of justification for the proposal, the application’s supporting information states that the proposed building would allow for the isolation of horses with infectious diseases. The supporting information states that such isolation measures are recommended by veterinarians. 

Whilst, Policy DMG2 of the Ribble Valley Core Strategy allows for small scale recreational developments appropriate to a rural area the quantum of development proposed in this instance would be inappropriate due to the cumulative impact of incremental development therefore the proposal would not meet the definition of a small scale.

Taking all of the above into account, it is considered that the revised proposal would still constitute an inappropriate form of development without sufficient justification. As such, the proposal fails to accord with the requirements of Policy DMG2 and is therefore is unacceptable in principle.

	Impact Upon Residential Amenity:

The proposed building would be located directly adjacent to the existing main complex approximately 40–50 meters away from the nearest neighbouring properties to the north-east therefore the proposed building would not result in any undue harm to residential amenity. 


	Visual Amenity:

The equestrian complex is a large addition in the surrounding landscape by virtue of its elevated position, however, its location is somewhat screened by existing built form and landform to the south. Concerns were raised during the assessment of previous applications, the most recent being 2022/0755, with regards to the impact on the visual appearance of the landscape in terms of scale, design and massing. This addition is closely related to the main building and the site boundary.

The stable block & storage building has been sited on an area of hardstanding located immediately adjacent to the north-east side of the complex. This location was the same for the previously refused accommodation and storage buildings which were refused by virtue of their visual impact within the surrounding landscape.

Whilst the proposed building has been reduced since the first application (3/2014/0607) and the subsequent application (3/2017/0876), and its ridge height has been reduced by approx. 0.6m since the 2022 application, its footprint and siting is unchanged as that refused in 2022 which was considered to result in a bulky addition to the existing built form on site. In addition, its siting would remove the existing visual gap between the main complex building and the group of domestic and commercial buildings to the East of the site. It is noted that the majority of these dwellings are now in the same ownership as the application site and are understood to be occupied by staff for the site.

Key Statement EN2 of the Ribble Valley Core Strategy states:

‘…it is important to ensure development proposals do not serve to undermine the inherent quality of the landscape… the Council will seek to ensure that the open countryside is protected from inappropriate development.’

Furthermore, Policy DMG2 states:

‘Within the open countryside development will be required to be in keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, landscaping and siting.’

Moreover, Policy DMG1 states:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing and style [and] consider the density, layout and relationship between buildings, which is of major importance…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

Taking into account the above, it is still considered that the building, by virtue of its siting, scale, bulk and massing and the accumulation of built form, would be harmful to the visual amenities and inherent character of the area and would be injurious to the openness of the site without sufficient justification, all of which would be contrary to the aims and objectives of the above Core Strategy Policies and National Planning Policy Framework.

Whilst the restrictive condition applied to the 2015 permission for the complex was varied in 2023 this does not any concerns about the visual harm.

	Ecology:

No ecological constraints were identified in relation to this application.


	Highways:

The construction of timber stables for the isolation of horses would not result in any undue highway safety concerns. Notwithstanding that the surrounding roads are narrow and winding any intensification of the use and increased access by deliveries and horseboxes is unlikely to lead to any undue impact on highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

The development is considered an inappropriate form of development in a countryside area with insufficient justification given on the need for such a large building which would harm the character of the rural area and reduce the sense of openness within the site. For these reasons it is considered that the development would be harmful to the visual appearance and inherent character of the area. Therefore, it is recommended accordingly.


	RECOMMENDATION:
	That planning permission be refused for the following reason:

	01
	The proposal, as a result of its siting, scale and bulk, 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 site and surrounding countryside without sufficient justification. This is contrary to Policies DMG2, DMG1 and EN2 of the Ribble Valley Core Strategy 2008 – 2028.
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