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DEVELOPMENT DESCRIPTION:

APPLICATION FOR THE EXTENSION TO A STEEL PORTAL FRAMED BUILDING FOR THE STABLING AND WORK AREA FOR THE EXISTING BUSINESS. (RESUBMISSION OF APPLICATION 3/2019/0222)
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

MELLOR PARISH COUNCIL:

No representations have been received in respect of the proposed development.
HIGHWAYS (LCC):
No representations have been received in respect of the proposed development.
ADDITIONAL REPRESENTATIONS:

2 letters of objection representing 3 individuals have been received and raise the following concerns:-

· Excessive noise both during construction and after

· Increase in the volume of traffic using Further Lane

· Disruption and disregard for the heritage assets within and including Woodfold Park

· Out of keeping

· Already a higher level of use than was originally granted consent for

· Loss of privacy for nearby residents

· Loss of view

· Breach of planning consent 3/2015/0360 with specific regards to the erection and use of the flood lights on the existing stable. And reinstatement of hedgerow as required by condition.

· Light pollution

· No evidence for the requirement

· Contradictory information within the supporting statement

· Trespassing
1.
Site Description and Surrounding Area
1.1 The application relates to an existing stable building and associated ménage located on the south side of Further Lane, Mellor.  The site is located within the defined green belt and in a largely rural context. The site is adjoined to the south by the grounds of the historic park and garden, Woodfold Park, Listed Grade II.
2.
Proposed Development for which consent is sought
2.1
This application is the resubmission of planning application 3/2019/0222, while the supporting documentation has been amended slightly; no additional information has been submitted in support of the planning application.

2.2
The application seeks consent to erect an extension to the existing stable building measuring approximately 6.7m by 30m to create an additional 5 stables and work area. The proposed extension will lead on from the existing buildings eaves height approximately 3.5m falling to approximately 2.3m at the eaves to the west. The proposed work area will extend beyond the existing stable building to the south east by approximately 6m with a width of approximately 6.3m.

2.3
The submitted details propose that the stables will solely be used for the purposes of the stabling of horses that are undergoing remedial farrier treatment.  The submitted details further state that there will be no independent livery or commercial stabling of horses independent from those that are undergoing remedial treatment.

2.4
No special circumstances details have been submitted with regards to the proposal being located within the designated Green Belt.
3.
Relevant Planning History

3/2019/0483- Temporary equine workers dwelling (Resubmission of application 3/2019/0229). Pending decision (reported elsewhere on this agenda)
3/2019/0229- Temporary equine workers dwelling. (Withdrawn)

3/2019/0222- Application for a steel portal framed building for the stabling and work area for existing business. (Refused)
3/2015/0360- For the retention of the existing stable building, access track and manage to be used as a remedial farrier business (Approved with Conditions)

3/2012/0359- Proposed construction of agricultural building for stables and a 40m x 20m ménage. Close off the existing field gate and construct a new field access, gravel track and 6no. Parking spaces. (Approved with Conditions)

4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement EN1 – Green Belt

Key Statement EN2 – Landscape

Key Statement EN5 – Heritage Assets

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME1 - Protecting Trees and Woodlands

Policy DME2 - Landscape and Townscape Protection

Policy DME4 – Protecting Heritage Assets

Policy DMB1 – Supporting Business Growth and the Local Economy

Other Material Considerations:

National Planning Policy Framework (NPPF)

Technical Guidance to the National Planning Policy Framework

Planning Practice Guidance (PPG)
5.
Assessment of Proposed Development
5.1
This is a full planning application for a proposed extension to an existing stables to create additional stabling and workshop areas. Matters of visual amenity, residential amenity, heritage considerations, highway safety/traffic issues are discussed below.
5.2
Principle of Development:

5.2.1
The principal planning policy considerations in this case are based around the Ribble Valley Core Strategy adopted December 2014. The Ribble Valley Core Strategy highlights the requirement for development to protect and enhance protected areas and landscapes.

5.2.2
The proposal is located within the Green Belt, Key Statement EN1 ‘Green Belt’ stresses the importance of the protection of the designated green belt and negates any development which may be viewed as contrary or result in a conflict to the areas designation and purposes of the designation. 
5.2.3.
The construction of an extension to a building within the Green Belt will constitute inappropriate development unless one of the exceptions in the National Planning Policy Framework is engaged.  To benefit from the relevant exception in the case of this site, the applicant must demonstrate that the development: 

· does not result in disproportionate additions over and above the size of the original building;

5.2.4
The proposed development represents a 62.8% increase in the volume of the existing building and a 91.6% increase in the floor space of the existing building which is a very large extension and represents a disproportionate addition to the original building. The proposed development therefore constitutes inappropriate development and as such the tests of paragraph 144 of the Framework are engaged. In this case very special circumstances need to be demonstrated which outweigh the harm the development will have to the Green Belt. 
5.2.5
No very special circumstances have been provided which outweigh the harm the development will have to the Green Belt by reason of inappropriateness. 
5.2.6
Within the accompanying statement the agent states “The proposed development will allow outdoor sport and recreation to continue for the horses and riders at Woodfold”. Provision of appropriate facilities for outdoor sport and recreation is another exception to Green Belt policy. However in this case it is important to note that the original permission (3/2015/0360) granted consent for the existing building to be used only as a remedial farrier business and not in connection with any other commercial enterprise, such as livery stables or riding schools. As such the proposed use of this building is considered to be restricted to commercial remedial farriery and not for any outdoor sports or recreation facilities. As such this exception would not be engaged in this case. 
5.2.7   Inappropriate development is, by definition, harmful to the Green Belt and should not be approved except in very special circumstances. In this case insufficient very special circumstances have been provided and as such the development is contrary to local and national planning policy.
5.3
Impact upon Listed Building(s) and Setting:
5.3.1
The location of the existing building and proposed extension lies approximately 26m from the boundary of the historic park and garden, Woodfold Park, and approximately 334m north from The Orangery, listed Grade II, and approximately 270m  north from Woodfold Hall, listed Grade II.  
5.3.2
While there is some natural screening on the south eastern boundary, in the form of a hedge row and some tree planting, the proposed development will be visible from vantage points within Woodfold Park and the surrounding Historic Park and Gardens.
5.3.3
It is considered that the existing stables and ménage along with the associated storage of equestrian vehicles and trailers already has an impact on the setting of Woodfold Park and Gardens. Given the development already present at the site it is not considered that the proposed extension to the stable building, while large, will significantly impact on the heritage assets when compared with the existing arrangement. 
5.4
Design and Visual Impact


5.4.1
The proposed development will present a large extension to the rear of the existing stable block; this extension will protrude to the south east of the existing building by approximately 6m, and will have a maximum height of 3.5m.


5.4.2
Policy DMG1 of the Ribble Valley Core Strategy requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature as well as scale and design. The proposed building will be constructed to match the existing stable building namely, concrete block to 1.3m with vertical timber cladding to the eaves; as a result the visually similar materials are considered to be acceptable within this rural location.  
5.5
Effects upon Residential Amenity

5.5.1
Policy DMG1 of the Core Strategy states that development must not adversely affect the amenities of the surrounding area. This includes residential properties, the dwellings 1 and 2 The Walled Gardens are located approximately 65m to the south from the application site, and the dwelling Cook’s Farm is located approximately 58m to the north east of the application site. Due to the distance between the proposed stable extension and the residential dwellings within the area it is considered that the stable extension will not result in any significant negative impact on the residential amenity of any neighbouring properties.
5.6
Highway Safety

5.6.1
In respect of the proposed development, Lancashire County Highways raised no objections to the development on highways grounds. There are no existing highway concerns in the vicinity of the proposed development, the proposal will be extending an existing commercial facility and providing sufficient off-street parking to accommodate for any increase in demand, due to the extension of the business.
5.7
Other Matters:

5.7.1
Concerns have been raised that the current stables and business is currently operating in breach of previous planning conditions. This has not yet been fully investigated however it is worth noting that the Local Planning Policy considers the livery of horses at this site when ancillary to the remedial farriery enterprise is acceptable. With regards to the conditions which required the previous field access to be permanently closed and the hedge row reinstated. As this has not yet occurred these works will be further conditioned should any consent be granted.
6.
Observations/Consideration of Matters Raised/Conclusion
6.1
In conclusion, the proposed development would result in the creation of additional built form within the Green belt at odds with the Core Strategy Key Statements EN1 and Policies DMG1 and DME2. 
6.2
The proposed development is considered to result in a substantial negative impact to the designated green belt. Taking into account the above, it is recommended that the application be refused for the following reason.
RECOMMENDATION: That the application be REFUSED for the following reason:
1-  
The proposal development constitutes inappropriate development in the Green Belt and as such is contrary to paragraphs 143 - 145 of the National Planning Policy Framework. In the absence of any very special circumstances to clearly outweigh the harm, the development is contrary to Key statement EN1 and Policies DMG1 and DME2 of the Ribble Valley Core Strategy and Section 13 of the National Planning Policy Framework.
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