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	BT
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Construction of equipment store and stable, and equine menage (part retrospective).

	Site Address/Location:
	Ashcroft, Mill Lane, Waddington, BB7 3JJ.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	No response received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to condition.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN2 – Landscape
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMH5 - Residential And Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0039:
Variation of condition 2 (approved plans) of planning permission 3/2021/0144 to allow retention of unauthorised work consisting of rooflights to north elevation, chimney to east elevation and window in garage, omission of two windows and alteration to glazed door in south elevation. (Approved)

3/2021/0580:
Discharge of all conditions of planning application 3/2021/0144. (Approved)

3/2021/0144:
Demolition of existing bungalow and outbuildings and replacement with new two-storey, four-bedroom house including two balconies to the north elevation and attached single-storey garage. (Approved)
3/2020/0932:
Demolition of existing bungalow and outbuildings and replacement with new two-storey, four-bedroom house including two balconies to the north elevation and attached single-storey garage. (Withdrawn)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dwelling situated on the Northern outskirts of Waddington within the Forest Of Bowland Area Of Outstanding Natural Beauty. The detached dwelling is a recent addition to Mill Lane and comprises a sizeable two storey property detailed in stone and slate. Additional land in the applicant’s ownership abuts the Northern and Eastern perimeters of the property’s domestic curtilage with this land forming the basis of the current application. The application site and parent property are situated amongst a small cluster of residential dwellings and holiday lets on Mill Lane with the wider area comprising a mixture of woodland, agricultural land and open countryside.


	Proposed development for which consent is sought:

Consent is sought for the construction of a stable / store building and equine menage on land located directly adjacent to the East / North-east of the application property. Works to facilitate permeable stone hardstanding areas to support the building and menage appeared to be underway during the case officer’s site visit. A timber based structure with the appearance of a stable building was also observed on the Northern edge of the proposed menage area. This building is referred to as a field shelter on the application’s existing and proposed plans however no reference is made to this structure in the application’s description of proposed works, nor is there any record of planning consent being granted for this structure.


	Principle of Development:

The application site lies outside of the Borough’s defined settlement areas. Policy DMG2 of the Ribble Valley Core Strategy allows for the provision of development outside the Borough’s defined settlement areas subject to the following criteria:

1. The development should be essential to the local economy or social well-being 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.

6. The development is compatible with the enterprise zone designation.

The application’s supporting information states that the proposed stable / store building and equine menage would be utilised for the secure storage of machinery and equipment which the applicant uses to maintain the surrounding land. In addition, the proposed stables and menage would be utilised for rehabilitation by a family member.

Accordingly, the proposal would meet the definition of a small-scale recreational development that would be appropriate to a rural area. As such, the proposal would satisfy the requirements of Policy DMG2 and is therefore considered to be acceptable in principle, subject to an assessment of additional material planning considerations.


	Impact Upon Residential Amenity:

The proposed stable / store building would likely lead to occurrences of overshadowing by virtue of its height and massing however desktop analysis indicates that any overshadowing from the building would predominantly occur within the property’s curtilage. In addition, the submitted plans indicate that adequate separations distances would be in place between the proposed building and the neighbouring properties immediately to the South on Mill Lane. Use of the menage area has the potential to invite some noise disturbance however given the scale and nature of the use proposed it is not considered that private use of the menage would lead to any adverse noise levels or disturbances. Accordingly, it is not considered that the proposed development would have any undue impact upon the amenity of any neighbouring residents.
 

	Visual Amenity/External Appearance:

Paragraph 130 of the NPPF states:

‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting’.

In addition, Policy DMG1 of the Core Strategy provides general design guidance as follows:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building material…particular emphasis will be placed on visual appearance and the relationship to surroundings.’

With regards to proposals for development within the AONB, Key Statement EN2 of the Ribble Valley Core Strategy states:

‘The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area…the Council considers that it is important to ensure development proposals do not serve to undermine the inherent quality of the landscape…the Council will also seek to ensure that the open countryside is protected from inappropriate development.’

The proposed store & stable building would be a two storey structure that would stand at just over 6 metres in height with its roof pitch sited above the eaves level of its parent property. As such, the building would be a sizeable addition to the application site that would be more akin to the size of a detached dwelling. In addition, the building would be sited on land which occupies an elevated position above the road level of Mill Lane. Furthermore, the Southern gable end of the building would be sited close to Mill Lane with the building exceeding the height of the vegetation which lines the Southern perimeter of the application site. As such, the proposed building would be prominent within the streetscene on Mill Lane with the structure competing with and dominating the dwellings and smaller outbuildings situated immediately to the South. 

Although not included in the development description siting the building along the eastern boundary  will inevitably require an area of hardstanding in front of it for access and manoeuvring purposes. A sizeable area of hardstanding is already in place which also extends onto the area proposed for the menage. Analysis of historic aerial imagery shows that this area formerly comprised an undeveloped field prior to being covered in hardstanding around a similar time to when the dwelling was constructed (although this area was not part of the approved curtilage). The hardstanding area in question extends Northwards from Mill Lane and well beyond the rear elevation of Ashcroft. As such, a sizeable area of open countryside has been lost through the creation of the hardstanding area. It is accepted that the proposed menage will lie over part of this hardstanding however the total extent of hardstanding required is considered to have a harmful urbanising impact on the surrounding landscape and the building is considered to be an over dominant, conspicuous and unsympathetic addition to the application site and existing streetscene that would be harmful to the visual amenities of the surrounding area. It is also noted that a stable building has been sited to the north of the proposed menage which does not benefit from planning permission and this further adds to the overall urbanising impact.

Accordingly, the proposal is considered to be in conflict with the aims and objectives set out in Paragraph 130 of the National Planning Policy Framework and Key Statement EN2 and Policy DMG1 of the Core Strategy.

Whilst acknowledging the personal circumstances put forward, it is not considered that this justifies a building of this scale and the associated harm by virtue of its impact on the AONB.


	Highways and Parking:

Lancashire Council Highways have reviewed the proposal and have raised no issues with regards to access, parking or general highway safety however the LHA have recommended for the imposition of a condition to restrict usage of the stable / store building and menage to private use. Notwithstanding this, it is not considered that the proposal would have any undue impact upon the surrounding highway network. 


	Landscape/Ecology:
 
No ecological constraints were identified in relation to the proposal.


	Observations/Consideration of Matters Raised/Conclusion:

The proposed development would read as an over dominant, conspicuous and unsympathetic addition to the application site and existing streetscene on Mill Lane. Furthermore, retention of the associated hardstanding area would have an urbanising impact upon the surrounding landscape that is considered to be visually harmful.

The application’s supporting information indicates that the building has been designed to meet the needs of a family member with health issues and additional supporting information from health care professionals has been provided to corroborate the health issues referenced. Notwithstanding the weight given to these issues, it is not considered that these would outweigh the visual harm that would occur from acceptance of the proposed development.

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:

	01:
	The proposed building, by virtue of its height, massing, scale and siting, would result in the creation of an over dominant, conspicuous and unsympathetic form of development that would be harmful to the visual amenities of the area. Furthermore, the extent of hardstanding required to serve the proposed development would have an urbanising impact upon the surrounding landscape that is considered to be visually harmful. As such, the proposal would be in conflict with Paragraph 130 and 176 of the National Planning Policy Framework and Key Statement EN2 and Policy DMG1 of the Ribble Valley Core Strategy.
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