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1. Recommendation

1.1 It is recommended that this application is approved with conditions.

2. Main Issues

2.1 Principle of development;
2.2 Whether the scale and design is acceptable together with the impact upon

the character/appearance of the surrounding area;
2.3 Impact upon highway safety;
2.4 Impact upon the living conditions of neighbouring residents;
2.5 Drainage; and
2.6 Other matters.

3. Application Details

The Site

3.1 This application relates to part of a field approximately 1941 square metres in
area located within open countryside 257 metres west of Newtown of
Rockcliffe village. The site is situated on the southern side of the U1074 101
which leads from Newtown of Rockcliffe village towards Blackdyke Farm and



Riding Centre . The field has a topography which gently slopes north-south
and is bound by native hedgerows to the north, east and west together with
stock proof fencing to the south. High voltage power lines traverse across the
site in a north to south direction with a large pylon located within the centre of
the site. There is also a line of smaller pylons which run across the northern
boundary of the field in a west-east direction.  Access to the site is via a gate
in the north eastern corner of the field and at the time of the officer site visit
the land was used for the grazing of horses.

3.2 The application site is wholly surrounded by agricultural land with the nearest
residential property located approximately 257 metres to the east.

Background

3.3 The available planning history illustrates that an agricultural livestock building
(with a footprint of 221 square metres positioned 25 metres into the field
adjacent to the western boundary) was refused on the site in April 1998
under application 98/0164 for the following reason:

The application involves the erection of a substantial livestock shed on a
holding less than 2 hectares. The site is located in open countryside,
unrelated to any settlement or group of farm buildings. As such, it is
considered that due to its scale, siting and design it would be an
unacceptable visual intrusion into the open countryside, contrary to Policy 14
of the Cumbria and Lake District Joint Structure Plan, and Policy E2 of the
Carlisle District Local Plan.

Reason: the proposed development if permitted, would establish an
undesirable precedent which would make it difficult to resist further such
applications, resulting in sporadic development leading to the erosion of
open countryside to the detriment of the character of the area.

3.4 In August 1998 a further application (reference 98/0497) for an agricultural
storage shed (with a footprint of 200 square metres and a ridge height of 5.5
metres) was refused on the site for a similar reason to application 98/0164.
An appeal was subsequently submitted and dismissed on the grounds that
there was no justification for the proposal which would allow an exception to
the planning policies which sought to restrict development within the open
countryside and to allow such an exception would create a precedent for
further erosion of the landscape character of the area. The second reason
for the dismissal was due to the siting of the building. The Inspector
considered that the location of the agricultural building midway across the
field 25 metres from the boundary did not take advantage of existing natural
screening. As such the Inspector was of the opinion that the large size of the
building together with its isolated location would have a harmful effect on the
character/appearance of the area.

The Proposal

3.5 The current application seeks full planning permission for the erection of
stables, associated hard standing and a relocated access. The submitted



plans illustrate the provision of three stables and a tack room which will be
located in the north-western corner of the site behind existing hedgerows.
The stable building, which will be constructed from stained timber walls
under a felt tiled roof, will have a footprint of 80 square metres, an eaves
height of 2.2 metres and a ridge height of 3.47 metres. The existing field
access into the site is to be closed off with a hedgerow planted in its place. A
new field entrance is to be formed within the existing hedgerow to the east of
the proposed stable block with an inward opening gate. A compacted hard
core internal access and turning area is to be formed within the site to the
immediate south of the proposed stables with new post and wire fencing
within the field to form a grass/paddock to the east and to separate the
stable area from the grazing land to the south.

3.6  The application is accompanied by a design and access statement which
confirms that the development will provide private/domestic stabling for the
applicant's 5 horses and will not be associated to any form of business
classification.

3.7 Members should be aware that when the application was first submitted the
development was described as 'Erection of Stables and Change of Use of
Land to Training School' with the submitted plans illustrating the erection of 5
stables and a tack room with a footprint of 121.5 square metres, land
designated as a training school to the west and a hard surfaced area to the
south measuring approximately 1080 square metres. Following concerns
raised by Officers and confirmation from the agent that the development was
for private purposes only the application was amended to that outlined in
paragraphs 3.5-3.6 above.

4. Summary of Representations

4.1 This application has been advertised by the display of a site notice. In
response to the consultation undertaken one objection has been received.

4.2 The objection is summarised as follows:

1. agricultural field with no existing buildings;
2. numerous livery yards and training facilities in the locality;
3. adverse impact upon landscape;
4. creeping urbanisation of the countryside;
5. buildings are not in keeping with the locality;
6. loss of hedgerow;
7. impact upon highway safety of any emergency vehicles attending

Blackdyke Farm and Riding Centre; and
8.  may lead to further development such as residential use.

5. Summary of Consultation Responses

Cumbria County Council - (Highways & Lead Local Flood Authority): - no
objection subject to the imposition of 4 conditions relating to visibility splays,



surfacing of the access drive, use not commencing until the access has been
formed and the approval of all measures to prevent surface water discharging
onto or off the highway.  Standing advice received regarding highway permits
and soakaways.

Westlinton Parish Council: - strongly object to this proposal. This is a green
field site. The proposed development of a 5 stable block and training area is a
recreational facility. It would be a business enterprise on farming land.

The access to the field is from a road barely wide enough to allow 2 vehicles
to pass. There would have to be off road parking to be safe as refuse lorries
use this road going to Hespin Wood tip.

Westlinton PC is therefore opposed to this application on these grounds:
business development on green field site and safety concerns for road users.

Following the submission of further details the Parish Council has confirmed
that they still object to the application on the following grounds:

1) it is a green field site that they say has never had any buildings on it. It
should remain green used only for agricultural purposes;

2) the road, the field has access from, is not wide but has quite heavy traffic
on going to Hespin Wood tip and Blackdyke Farm Equestrian Centre. They
would want access at least 2 times a day, increasing the risk factor.

3) the PC have concerns that if given permission for stables the next thing
would be to want accommodation as has happened in 3 fields within a mile of
this one, allowing urbanisation on agricultural land.

Following the submission of amended plans the Parish Council has
commented as follows:

We are still opposed to any building on this green field site for the following
reasons:

1) there has never been a building there, so there is no precedent for one;

2) the access would give onto a road not wide enough to allow 2 vehicles to
pass easily. The applicant wants hardstanding for a wagon. Would this have
to sit on the road whilst they open the access?

3) drainage is poor so where would any run off from stables roofs and
hardstanding go?

4) from past experience when stables go up, next thing is wanting to put a
caravan or static on site - urbanisation

National Grid UK Transmission - Plant Protection: - no objection, standing
advice received.



6. Officer's Report

Assessment

6.1 Section 70(2) of the Town and Country Planning Act 1990/ Section 38(6) of
the Planning and Compulsory Purchase Act 2004, requires that an application
for planning permission is determined in accordance with the provisions of the
Development Plan unless material considerations indicate otherwise.

6.2 The relevant planning policies against which the application is required to be
assessed are the National Planning Policy Framework (NPPF), the Planning
Practice Guidance (PPG) together with Policies SP1, SP2, SP6, EC13,  IP3,
IP6, CC5, GI1, GI3 and GI6 of the Carlisle District Local Plan 2015-2030. The
Cumbria Landscape Strategy and Toolkit (adopted 2011) and the Council's
'Trees and Development' Supplementary Planning Document are also
material considerations.

6.3 The proposal raises the following planning issues:

1. Principle of Development

6.4 At the heart of the National Planning Policy Framework (NPPF) is a
presumption in favour of sustainable development.  Paragraph 83 of the
NPPF states that in order to support a prosperous rural economy planning
decisions should enable the sustainable growth and expansion of all types of
business in rural areas, both through conversion of existing buildings and
well-designed new buildings; and, enable the development and diversification
of agricultural and other land-based rural businesses.

6.5 Policy SP2 (Strategic Growth and Distribution) of the Carlisle District Local
Plan 2015-2030 (CDLP) seeks to promote sustainable development through
concentrating development within existing settlements and ensuring that
developments within the remote rural area are assessed against the need to
be in the location specified. The revised paragraph 84 of the NPPF
recognises that there are instances where sites may have to be found beyond
existing settlements and in locations not well served by public transport to
serve local business and community needs.  In such circumstances it is
important to ensure that development is sensitive to its surroundings, does
not have an unacceptable impact upon local roads and exploits any
opportunities to make a location more sustainable.

6.6 Policy EC13 (Equestrian Development) of the CDLP states that proposals
relating to the development of stables, riding areas and/or riding centres will
be permitted provided that there is: 1) no unacceptable impact on the
landscape character of the area; 2) the building/structure is sited where
practical to integrate with existing buildings and/or take advantage of the
contours of the land and any existing natural screening; 3) the proposal will
not have a detrimental effect on surrounding land uses; 4) the surrounding
roads and bridleways are safe for the increased use by horse riders with the
roads being suitable for all users; and 5) the scale and intensity of use is



proportionate to the equestrian needs and appropriate for the site and
character of the area.

6.7 The submitted Design and Access Statement confirms that the site has been
used mainly for horse pasture over the past 15-20 years with occasional
sheep for grazing. The aims/objective of the proposal is to provide
private/domestic stabling for the applicants 5 horses. The horses are currently
not stabled so the proposals would improve the welfare of some older horses
or horses in foal. The applicant requires this number of stables on the land so
most of the horses can be stabled individually with the remaining horses
being left outside and blanketed. The proposal is on land already established
as equestrian pasture and permitting stables on the land would allow
substantial savings to the applicant in respect of livery charges compared to
stabling elsewhere.

6.8 As the application relates to the siting of three stables and a tack room for
private/domestic purposes within a field currently used for the grazing of
horses the principle of the proposal is acceptable. The scale/design of the
proposals and impact of the development on the character/appearance of the
surrounding area is discussed in the following paragraphs below.

2. Whether The Scale and Design Is Acceptable Together With The
Impact Upon The Character/Appearance Of The Surrounding Area

6.9 The NPPF attaches great importance to the design of the built environment
recognising that good design is a key aspect of sustainable development,
creates better places in which to live and work and helps make development
acceptable to communities. The NPPF states that planning decisions should
ensure developments function well and add to the overall quality of the area;
are visually attractive; are sympathetic to local character and history whilst not
preventing or discouraging appropriate innovation or change; establish or
maintain a strong sense of place; and, optimise the potential of the site to
accommodate and sustain the appropriate mix of development. Paragraph
130 of the NPPF states that permission should be refused for development of
poor design that fails to take the opportunities available for improving the
character and quality of an area and the way it functions, taking into account
any local design standards or style guides in plans or supplementary planning
documents. Paragraph 131 goes on to confirm that in determining
applications, great weight should be given to outstanding or innovative
designs which promote high levels of sustainability, or help raise the standard
of design more generally in an area, so long as they fit in with the overall form
and layout of their surroundings.

6.10 Policy SP6 of the Carlisle District Local Plan 2015-2030 also seeks to secure
good design and contains 12 design principles of how proposals should be
assessed. For example proposals should respect landscape character and
respond to local context.

6.11 As stated in paragraph 6.6 of this report Policy EC13 of the CDLP seeks to
ensure that proposals for equestrian uses have no unacceptable impact on
the landscape character of the area; the building/structure is sited where



practical to integrate with existing buildings and/or take advantage of the
contours of the land and any existing natural screening; and, the scale and
intensity of use is proportionate to the equestrian needs and appropriate for
the site and area.

6.12 With regard to landscape impact it is appreciated that Policy GI1 of the CDLP
seeks to protect landscapes from excessive, harmful or appropriate
development. Proposals should be assessed against the criteria within the
Cumbria Landscape Character Guidance and Toolkit (CLCGT) with regard to
a particular landscape character areas key characteristics, local
distinctiveness and capacity for change.

6.13 The site falls within subtype 2c "Coastal Plain" of the CLCGT the key
characteristics of this landscape are: flat and slightly undulating coastal plain,
long and narrow fields in undulating areas with larger fields in flat areas,
intersected by shallow rivers and watercourses, hedges form main field
boundaries, scarce tree cover, predominately pasture with some arable in
drier areas, frontiers of Roman Empire - Hadrian's Wall World Heritage Site is
a significant archaeological feature in the Solway, and, historic field pattern
strongly linked to settlements.

6.14 With regard to equestrian development the CLCGT states that horse grazing
and equestrian uses should be encouraged to respect field boundaries and
patterns. Stables and other facilities should be sited sensitively with
appropriate landscape mitigation to prevent the erosion of pastoral farmland
character.

6.15 As stated in paragraph 3.5 the application seeks full planning permission for
the erection of stables, associated hard standing and a relocated access. The
submitted plans illustrate the provision of three stables and a tack room which
will be located in the north-western corner of the site behind existing
hedgerows. The stable building, which will be constructed from stained timber
walls under a felt tiled roof, will have a footprint of 80 square metres, an
eaves height of 2.2 metres and a ridge height of 3.47 metres. The existing
field access into the site is to be closed off with a hedgerow planted in its
place. A new field entrance is to be formed within the existing hedgerow to
the east of the proposed stable block with an inward opening gate. A
compacted hard core internal access and turning area is to be formed within
the site to the immediate south of the proposed stables with new post and
wire fencing within the field to form a grass/paddock to the east and to
separate the stable area from the grazing land to the south.

6.16 As the proposed stables and associated hard standing will be located in the
north-western corner of the field directly behind an existing mixed species
hedgerow it is considered that the siting of the development would take
advantage of existing natural screening. The submitted block plan illustrates
that additional planting will take place to the east of the stable block which will
also provide further screening of the development. The additional planting will
comprise of a mixed species hedgerow which will complement the existing
landscaped boundaries. The proposed stable block will have a relatively low
ridge and eaves height resulting in the majority of the development being



inconspicuous and obscured from public viewpoints by the existing hedgerow
with only the roof visible which will hip away from the north. Any public
viewpoints of the development would be seen in the context of the existing
field hedgerows.

6.17 The proposal will provide 3 stables and a tack room which will have a
footprint of 80 square metres. The size of the development is commensurate
to the size of field which is currently used for the grazing of horses. The
development also meets the guidelines for the sizes of stables set out by the
British Horse Society.

6.18 The stables will be constructed from treated timber walls under a felt tiled
roof. This is a typical standard design of a stable block which would be in
keeping with the sites rural setting.  The design of the new field access is also
appropriate to the area and the size of the compacted hard core
access/turning area is sufficient to allow a vehicle towing a horse box to enter
and leave the site in a forward gear.

6.19 Overall the scale and design of the development is deemed appropriate to
the site and would not have an adverse impact upon the
character/appearance of the surrounding area.

3. Impact Upon Highway Safety

6.20 The application seeks to block up the existing field access located in the
north-eastern corner of the site and create a new access towards the west of
the site. A compacted access and hard standing will be created within the
field to enable a vehicle towing a horse trailer or a medium sized horse box to
enter and leave in a forward gear.

6.21 The new access will provide 215 x 2.4m visibility in either direction. The
submitted design and access statement confirms that it is envisaged that
there may be 2 traffic movements back and forth from the site each day to
feed, water and turn out the horses.

6.22 The relevant Highway Authority has been consulted on the proposal and has
raised no objections subject to the imposition of four conditions relating to
visibility splays, surfacing of the access drive, use not commencing until the
access has been formed and the approval of all measures to prevent surface
water discharging onto or off the highway.

6.23 Given that there are no objections from the Highway Authority it is not
considered that the development would have an adverse impact upon
highway safety.

4. Impact Upon The living Conditions Of Neighbouring Residents

6.24 The application site is wholly surrounded by agricultural fields with the
nearest residential property located 257 metres to the east. Given the
separation distances involved the proposed development will not have an
adverse impact upon neighbouring properties in terms of loss of light,



overlooking or over dominance.

 5. Drainage

6.25 The submitted design and access statement confirms that 50% of the surface
water from the roof of the stables will be disposed of via a soakaway with the
remainder of the water collected and reused for the horses. The proposed
hard standing will be naturally draining. Horse manure is to be spread on land
under the applicants ownership as a natural fertilizer.

6.26 The Lead Local Flood Authority has been consulted on the development and
has raised no objections to the proposed drainage methods. Although the
principle of the drainage strategy is acceptable, a relevant condition has been
imposed requesting full details of the proposed drainage arrangments.

6. Other Matters

6.27 As confirmed in paragraphs 3.3-3.4 of this report two applications have been
refused on the application site (one of which was dismissed at appeal) for the
erection of an agricultural building. This application in comparison to the
previously refused applications is for the stabling of horses which are
currently grazed on the land. The stables will be sited in the north-western
corner of the site and will therefore make use of existing natural screening.
Whilst the appeal is a material planning consideration it is appreciated that
there has been a change in planning policies since the previous refusals and
for the reasons outlined in paragraphs 6.4-6.26 the principle of stables on the
land are acceptable, and, the scale and design of the development is deemed
appropriate to the site.

6.28 It is appreciated that the Parish Council has raised concerns that the
development of stables within the field may lead to further development on
the site. The current application has to be dealt with on its own merits and for
the reasons outlined in the report the development is acceptable.

6.29 The human rights of the occupiers of the neighbouring properties have been
properly considered and taken into account as part of the determination of the
application.  Several provisions of the Human Rights Act 1998 can have
implications in relation to the consideration of planning proposals, the most
notable being:

Article 6 bestowing the "Right to a Fair Trial" is applicable to both
applicants seeking to develop or use land or property and those
whose interests may be affected by such proposals;

Article 7 provides that there shall be "No Punishment Without Law" and
may be applicable in respect of enforcement proceedings taken
by the Authority to regularize any breach of planning control;

Article 8 recognises the "Right To Respect for Private and Family Life".

6.30 Article 1 of Protocol 1 relates to the "Protection of Property" and bestows the
right for the peaceful enjoyment of possessions.  This right, however, does
not impair the right to enforce the law if this is necessary, proportionate and



there is social need.

6.31 Article 8 and Article 1 Protocol 1 are relevant but the impact of the
development in these respects will be minimal and the separate rights of the
individuals under this legislation will not be prejudiced.  If it was to be alleged
that there was conflict it is considered not to be significant enough to warrant
the refusal of permission.

Conclusion

6.32 The principle of the proposal is acceptable as the application relates to the
siting of three stables and a tack room for private/domestic purposes within a
field currently used for the grazing of horses. The size of the stables is
commensurate to the field in which it is to be located. The scale and design of
the development is deemed appropriate to the site and given the positioning
of the stables behind existing hedgerows which delineate the field it is not
considered that the development would have an adverse impact upon the
landscape character of the area. Accordingly the application is considered to
be compliant with the criteria of the relevant Development Plan policies and is
therefore recommended for approval subject to the imposition of relevant
conditions.

7. Planning History

7.1 In 1998 full planning permission was refused for the erection of an agricultural
livestock shed (reference 98/0164); and

7.2 In 1998 full planning permission was refused and dismissed at appeal for the
erection of an agricultural storage shed (reference 98/0497).

8. Recommendation: Grant Permission

1. The development shall be begun not later than the expiration of 3 years
beginning with the date of the grant of this permission.

Reason: In accordance with the provisions of Section 91 of the Town
and Country Planning Act 1990 ( as amended by Section 51 of
the Planning and Compulsory Purchase Act 2004).

2. The development shall be undertaken in strict accordance with the approved
documents for this Planning Permission which comprise:

1. the submitted planning application form received 24th September 2019;
2. the site location and block plan received 23rd October 2019 (Drawing

No.005 Rev D);
3. the proposed floor plan and elevations of the stables received 24th

September 2019 (Drawing No.010 Rev B);
4. the swepth path analysis received 23rd October 2019 (Drawing



No.19-C-15602/01);
5. the design and access statement Rev v3 received 24th September

2019;
6. the Notice of Decision; and
7. any such variation as may subsequently be approved in writing by the

Local Planning Authority.

Reason: To define the permission.

3. The development hereby approved shall be used only for private use and
shall at no time be used for any commercial purposes including for livery,
stabling, equestrian tuition or leisure rides.

Reason: To preclude the possibility of the use of the premises for
purposes inappropriate in the locality in accordance with
Policies SP6 and EC13 of the Carlisle District Local Plan
2015-2030.

4. The development shall be landscaped in accordance with a detailed scheme
to be submitted to and approved in writing by the Local Planning Authority
which shall indicate the proposed types, species planting heights and
planting densities of all trees and shrubs to be planted together with the
heights and profiles of any proposed earth modelling.  The scheme shall be
implemented during the planting season following the completion of the
development hereby approved and any trees or shrubs which die, become
diseased or are lopped, topped, uprooted or wilfully destroyed within the
following five years shall be replaced by appropriate nursery stock.

Reason: To ensure that a satisfactory landscaping scheme is prepared
in accordance with Policies SP6 and GI6 of the Carlisle District
Local Plan 2015-2030.

5. Prior to the commencement of any development, a surface water drainage
scheme, including a sustainable drainage management and maintenance
plan for the lifetime of the development, based on the hierarchy of drainage
options in the National Planning Practice Guidance with evidence of an
assessment of the site conditions shall be submitted to and approved in
writing by the Local Planning Authority. The surface water drainage scheme
shall then be installed in accordance with the approved details.

Reason: To ensure a satisfactory form of development and to prevent
an undue increase in surface water run-off and to reduce the
risk of flooding in accordance with Policies SP6 and CC5 of the
Carlisle District Local Plan 2015-2030 and to promote
sustainable development, secure proper drainage and to
manage the risk of flooding and pollution in accordance with
policies within the National Planning Policy Framework and
National Planning Practice Guidance.

6. The development shall not commence until visibility splays providing clear
visibility as per Drawing No.1835-005D have been provided .



Notwithstanding the provision of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any Order revoking and
re-enacting that Order) relating to permitted development, no structure,
vehicle or object of any kind shall be erected, parked or placed and no trees,
bushes or other plants shall be planted or be permitted to grow within the
visibility splay which obstruct the visibility splays. The visibility splays shall be
constructed before general development of the site commences so that
construction traffic is safeguarded.

Reason: In the interests of highway safety. To support Local Transport
Plan Policies LD7 and LD8.

7. The access drive shall be surfaced in bituminous or cement bound materials,
or otherwise bound and shall be constructed and completed before the
development is brought into use. This surfacing shall extend for a distance of
at least 15 metres inside the site, as measured from the carriageway edge of
the adjacent highway.

Reason: In the interests of highway safety. To support Local Transport
Plan Policies LD5, LD7 and LD8.

8. The use of the development shall not be commenced until the access has
been formed with 10 metre radius kerbs, to give a minimum carriageway
width of 5.5 metres, and that part of the access road extending 15 metres
into the site from the existing highway has been constructed in accordance
with details approved by the Local Planning Authority.

Reason: In the interests of highway safety. To support Local Transport
Plan Policies LD7 and LD8.

9. Details of all measures to be taken by the applicant/developer to prevent
surface water discharging onto or off the highway shall be submitted to the
Local Planning Authority for approval prior to the development being
commenced. Any approved works shall be implemented prior to the
development being completed and shall be maintained operational
thereafter.

Reason: In the interests of highway safety and environmental
management. To support Local Transport Plan Policies LD7
and LD8.








