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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed agricultural steel frame building for the storage of forestry equipment and building machinery in connection with 2 rural based businesses, including an access track.

	Site Address/Location:
	Mayfield Slaidburn Road Waddington BB7 3JJ

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Following the receipt of revised information the Local Highways Authority have raised no objection to the proposal stating the following:

The LHA are aware that the site will utilise an existing, unadopted private access track which is located off Slaidburn Road which is a B classified road subject to a 50mph speed limit. The private, unadopted access track currently serves 4 dwellings, a farm, a steel fabrication business and Public Footpath 3-43-FP10, as stated on the Operation Statement.

The LHA have reviewed SPA drawing number 6707-P02 Rev E titled "Proposed Site Plan and Visibility Splays" and are aware that the access is a minimum of 6m wide for a minimum of 9m behind the highway boundary. This complies with the LHAs guidance when serving the proposed development.

The LHA are also aware to support the application, a traffic survey was conducted by a Transport Consultant on 25th November- 1st December 2022. The survey found that 85th percentile speeds within the vicinity of the site access were 54mph northbound and 55.2mph southbound.

For the site to comply with the LHAs guidance, the LHA require visibility splays of 2.4m x 239m to the north and 139m to the south of the access, given the 8.4% change in gradient along Slaidburn Road.  However, as shown on SPA drawing number 6707-P02 Rev E titled "Proposed Site Plan and Visibility Splays," the access can provide visibility splays of 2.4m x 225m to the north and 168m to the south of the access.

The LHA have reviewed the Operation Statement and are aware that the site will only be used by the Applicant and his brother to store equipment in the unit for the operation of their own businesses. This will mean, as stated in the Operation Statement, that only the Applicant and his brother will access the site. As a result of only two people ever being on site at any one time, two car parking spaces should be provided to comply with the LHAs parking guidance as defined in the Joint Lancashire Structure Plan.

While there are no parking spaces shown on SPA drawing number 6707-P02 Rev E titled "Proposed Site Plan and Visibility Splays," the LHA are aware that there is ample space to provide the required parking spaces. The LHA have also reviewed the proposed access track to the proposal which will be located off the existing access track serving Public Footpath 3-43-FP10 and are aware that the track will be a minimum of 3.5m wide for the duration of its length. This complies with the LHAs guidance and so the LHA have no further comments to make.

However, to ensure that the proposed access track drains to a suitable outfall area, the LHA will condition that a drainage strategy is provided. This is to ensure that no surface water from the proposed track drains onto the access track which serves Public Footpath 3-43-FP10.


	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation has been received in respect of the application. 
One stating no representations but expecting Section 20 – Hours of Opening to be satisfied. 
One objecting on the following grounds:

· Visual impact
· Use of the building
· Drainage
· No need or justification for development
· Inappropriate area to store construction machinery


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations
Key statement EN2 - Landscape

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMB1 – Supporting Business Growth and the Local Economy
Policy DME1 – Protecting Trees & Woodland
Policy DME2 – Landscape & Townscape Protection

National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history directly relevant to the determination of the current application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to an agricultural field located outside of the defined settlement limits of and to the north of Waddington.  The site lies within agricultural open land being also located within the designated Forest of Bowland AONB.


	Proposed Development for which consent is sought:

The application seeks consent for the erection of a detached building for the purposes of part commercial/part forestry.  In this respect the supporting information states that the building will be used for the ‘storage of wood, a tree surgery tractor chipper and log splitter’ with the other half of the building being utilised for the storage of ‘building machinery and associated machinery’.

It is proposed that the building will benefit from a footprint of 12.2m by 18.6m, measuring 5.3 at eaves and approximately 7.2m at ridge.  The building will be faced in part concrete block with vertical Yorkshire boarding above.  It is proposed that the building will benefit from an extensive external area of ‘gravel hardstanding’ with an associated ‘gravel track’ that runs south to north for the duration of the land parcel within which the building is located (track approximately 211m in length).


	Principle of Development:

Policy DMB1 is supportive in principle of proposals intended to support business growth and the local economy, but requires development proposals to be determined in accordance with the relevant CS policies.

The application site is located within the designated Forest of Bowland AONB, also being located outside of any defined settlement limits. As such Policy DMG2 is primarily, but not solely, engaged for the purposes of assessing the appropriateness of the location for the proposed development.

	Policy DMG2 is two-fold in its approach to guiding development. The primary component of the policy (“DMG2(1)”) is engaged where development proposals are located ‘in’ principal and Tier 1 settlements with the second component of the policy (“DMG2(2)”) being engaged when a proposed development is located ‘outside’ defined settlement areas or within Tier 2 villages, with each part of the policy therefore being engaged in isolation and independent of the other dependant on the locational aspects of a proposal.  

	The mechanics and engagement of the policy are clear in this respect insofar that it contains explicit triggers as to when the former or latter criterion are applied and the triggers are purely locational and clearly based on a proposals relationship to defined settlement boundaries and whether, in this case, such a proposal is ‘in’ or ‘outside’ a defined settlement.  

	The proposal is located outside of any defined settlement limits, in this respect when assessing the locational aspects of development, it is the secondary component of Policy DMG2 (“DMG2(2)”) which remains engaged which states that:

Within the tier 2 villages and outside the defined settlement areas development must meet at least one of the following considerations:

1. The development should be essential to the local economy or social wellbeing of the area.
2. The development is needed for the purposes of forestry or agriculture.
3. The development is for local needs housing which meets an identified need and is secured as such.
4. 	The development is for small scale tourism or recreational developments appropriate to a rural area.
5. The development is for small‐scale uses appropriate to a rural area where a local need or benefit can be demonstrated.

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. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build.

In protecting the designated area of Outstanding Natural Beauty the council will have regard to the economic and social well-being of the area.  However the most important consideration in the assessment of any development proposals will be the protection, conservation and enhancement of the landscape and character of the area avoiding where possible habitat fragmentation.

In respect of the above criterion, only criterion 2 and 5 would be considered applicable taking account of the nature of the proposed use(s) of the proposed building.  In respect of criterion 2, only an element of the building is proposed to be for use for the purposes of ‘forestry’ however no details have been provided in respect of the necessitated need for the building of such a scale.  Notwithstanding this matter the ‘forestry’ use of the building would remain broadly compliant with criterion 2 of DMG2(2).  

However, it is proposed that half of the building would be used for the storage of ‘building materials and associated machinery’, in this respect this element of the proposal would be in direct significant conflict with criterion 2 of DMG2(2).  Additionally, taking account of the scale of the proposed building, associated hardstanding and track, it is not considered that it could be argued that this use of the building could be considered as being a ‘small‐scale use appropriate to a rural area’, nor has it been demonstrated that the proposal meets ‘local need’ or would result in any wider ‘benefit’. 

Taking account of the above matters, the proposal is considered to be in direct conflict with Policy DMG2 insofar that the building will not solely be used for the purposes of forestry or agriculture.  It is further considered that the use of the building for the purposes of the storage of ‘building materials’ would not be considered ‘small-scale’ and as such would not be considered ‘appropriate’ to the rural area.

As such the proposal is considered to be in direct conflict with the inherent exception criterion of Policy DMG2 in respect of development located outside of defined settlement limits.


	Impact Upon Residential Amenity:

Taking account of the relative distance of the proposed building from nearby residential receptors it is not considered that the proposal will result in any measurable undue impacts upon existing nearby residential amenities by virtue of loss of light, overbearing impact nor a direct loss of privacy by virtue of direct overlooking.


	Visual Amenity/External Appearance:

The proposal site is located within the designated Forest of Bowland AONB, being located outside of defined settlement limits.  As such due consideration must be given in respect of the potential for the proposal to have undue impacts upon the character or visual amenities of the designed landscape and wider area. 

The submitted details propose that the building will be erected towards the northern extents of an existing land parcel located to the East of Slaidburn Road in a relatively open-aspect landscape that is largely devoid of large-scale built-form that would be read in context with the proposed building.  In this respect, when taking account of the proposed siting and scale of the structure it is likely to be read as being a relatively anomalous and discordant introduction.

The anomalous and incongruous appearance of the building is likely to be exacerbated by the significant gravel hardstanding around the building (including likely associated external storage of materials/equipment/machinery) and the proposed access track which is in excess of approximately 211m in length.  

As such, taking account of the cumulative visual impact(s) resultant from the building, hardstanding areas and track, it is considered that the proposal with result in the introduction of an incongruous, discordant and unsympathetic form of development that will be of significant detriment to the character and visual amenities of Forest of Bowland Area of Outstanding Natural Beauty and the immediate area contrary to the requirements of Key Statement EN2 and Policy DMG1 of the Ribble Valley Core Strategy.


	Highways and Parking:

The Local Highways authority have raised no objection to the proposal subject to the imposition of conditions.


	Landscape/Ecology:

No direct implications resultant from the proposal.


	Other Matters:

It is noted that the applicant has provided personal information in support of the application.  However, taking account of the nature of the details provided it is not considered that these would be so significant to warrant exceptional personal circumstances being material to the determination of the application.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	

	That planning consent be refused for the following reason(s).

	01:
	The proposal is considered to be in direct conflict with Policy DMG2 insofar that the building will not solely be used for the purposes of forestry or agriculture.  It is further considered that the use of the building for the purposes of the storage of ‘building materials’ would not be considered ‘small-scale’ and as such would not be considered ‘appropriate’ to the rural area.

As such the proposal is considered to be in direct conflict with the inherent exception criterion of Policy DMG2 in respect of development located outside of defined settlement limits.

	02:
	The proposal by virtue of the cumulative visual impact(s) of the proposed track, extents of hardstanding and overall scale of the building, and its siting in a relatively open-aspect landscape, would result in the introduction of an result in the introduction of an incongruous, discordant and unsympathetic form of development that will be of significant detriment to the character and visual amenities of Forest of Bowland Area of Outstanding Natural Beauty, being in direct conflict with Key Statement EN2 and Policy DMG1 of the Ribble Valley Core Strategy.
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