	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	KH
	Date:
	22/05/24
	Manager:
	LH
	Date:
	23/5/24

	

	Application Ref:
	3/2023/0720
	[image: ]

	Date Inspected:
	28/02/24
	

	Officer:
	KH
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	ARROVAL

		

	Development Description:
	Proposed stable block

	Site Address/Location:
	Scott House, Green Moor Lane, Ribchester PR3 2YR

		

	CONSULTATIONS: 
	Parish/Town Council

	Ribchester Parish Council – no objections but there was some doubt expressed that the replacement is described as marginally larger than the current stable as the details suggest this is a much larger structure.  It may, however, be of minimal impact to immediate neighbours.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways – no objection subject to a condition for domestic use only.


	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
Policy DME3 – Site and Species Protection and Conservation

NPPF December 2023


	Relevant Planning History:

3/2022/0979 – Proposed single storey side extension to from granny annexe – Approved.

3/2003/0482 – Change of use of part of agricultural field to form menage for private use – Approved.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an existing equestrian complex comprising stables in an open countryside location off Green Moor Lane to the north west and is an area with agricultural buildings and large houses mainly associated with agriculture in the immediate area.

There are a number of footpaths which dissect the area including 3-35-FP18 which crosses through the land associated with Scott House to 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a stable block.  There is an existing agricultural building on the site which measures 65.5 sq.m. this building would be demolished with the proposed building to be erected measuring 16.9m x 12m equating to 202.8sq.m of floorspace.  The plans have subsequently amended to reduce the building 14.9m x 9m resulting in 134.1sq.m. floor space.


	Principle of Development:

The proposed building would result in a building of significant size comprising a footprint of over 134sq.m. with a height of 3.012m. As such, the proposed building would be a significant building for a private recreational use where the applicant has stated they currently own 4 horses.

Policy DMG2 of the Ribble Valley Core Strategy allows for small scale recreational developments appropriate to a rural area, however, the quantum of development sought in this instance would be inappropriate due to the size of the proposed building which would be sufficient to cater for up to six horses, as well as a large hay room, separate tack room and circulation space. The size is considered to be beyond that typically considered appropriate private equestrian development, and therefore the development as proposed would not meet the definition of a small scale recreational development appropriate to a rural area.

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


	Impact Upon Residential Amenity:

The proposed building would be located to the rear of the existing buildings to the east away from existing neighbouring properties.  Greenmoor Lane Farm lies a considerable distance to the west and Long house and Cob Castle to the north-east therefore the proposed building would not result in any undue harm to residential amenity by virtue of loss or light or overbearing impacts, or noise and odour. 


	Visual Amenity:

The stable block would be sited on the location of an existing stable building which has a footprint of approximately 65sq.m. Whilst this location is accepted the proposed increased in size is not and would result in a much greater impact within the surrounding landscape.

The number of openings including double timber doors and upvc windows would result in an overtly domestic appearance of this large, detached building sited some 40m from the associated dwelling.

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 considered that the building, by virtue of its size, scale and design 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.


	Ecology:

A bat survey has been submitted which seems to consider the proposal in terms of extension and alterations of the existing stables rather than demolition and new build.  The report takes the form of a scoping survey and concludes that whilst there is a low potential for roosting bats within the building individual bats could roost here on a casual basis and recommends that a dusk-emergence survey should be undertaken to confirm this with any further recommendations to be made based on the findings. There is also hedgerow and shrubbery nearby which would provide nesting habitat for birds as well as feeding habitat for bats.  There is also evidence of swallow nests within the building.

On this basis as the report requires further surveys to be carried out and that this proposal is for demolition and new build and not conversion and extension (as stated in the report) then this proposal fails to accord with policy DME3 as it has not been demonstrated that there would be no adverse impacts upon potential impact on protected species and their habitat as a result of the development.


	Highways:

The construction of stables would not result in any undue highway safety concerns. A condition to restrict the use to domestic only has been requested by LCC Highways if the scheme was to be approved.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would be an inappropriate form of development in a rural area and result in harm to the character of the rural area by virtue of its size and design.  The potential impact of the replacement dwelling on ecology has not been satisfactorily addressed.

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:
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	The proposal, as a result of its siting, scale and design, would lead to inappropriate development within the open countryside and 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. The proposal is therefore contrary to Policies DMG1 and DMG2 of the Ribble Valley Core Strategy 2008 – 2028 and the National Planning Policy Framework.

The bat survey submitted with the application does not reflect the development proposal and recommends the need for further surveys. As such the proposal has failed to demonstrate that it would not result in harm to protected species and/or their habitat which is contrary to Policy DME3 of the Ribble Valley Core Strategy 2008 – 2028 and the Wildlife and Countryside Act 1981 (as amended).



image1.jpeg
&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk




