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	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Construction of equipment store and stable, and equine menage, animal shelter and landscaping (part retrospective). Resubmission of 3/2023/0331.

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

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 18/8/23 – no response. 

	

	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:

3/2023/0331:
Construction of equipment store and stable, and equine menage (part retrospective) (Refused)

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 (Withdrawn)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 land adjacent 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 / equipment / fodder & feed store building and equine menage on land located directly adjacent to the East / North-east of the application property. Retrospective consent is also sought for the retention of a timber based animal shelter sited on the Northern perimeter of the area to accommodate the proposed equine menage. 

The application is a resubmission of previous planning application 3/2023/0331 which was refused on the basis of cumulative visual impact. Following negotiation a number of revisions have been secured to the design of the proposed building element from the previously refused proposal. These revisions are as follows:

· 2 metre reduction in roof ridge height 

· Minor reduction in footprint (96m2 to 93.5m2)

· Reduction to proposed number of roof lights

· Alterations to the building’s fenestration and door configuration

· Proposed building set further into site to North of Mill Lane (9 metres)

· Hoist and hay loft / bedding components of building removed

· New internal layout of building comprises a tack room / two stable components and fodder / feed and equipment storage components

· External detailing of building revised from stone and slate roof tiles to stone / vertical timber cladding and steel profile roofing


	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 applicant is in ownership of a small number of animals which includes 10 llamas, 2 goats, two ponies, a family horse and a flock of rare poultry. The parcel of agricultural grassland which adjoins the residential curtilage of the applicant’s property is not currently served by any buildings and it is understood that the applicant is currently renting storage space for their fodder and land management equipment. 

As such, the applicant seeks consent for the construction of a building to provide secure storage for land maintenance equipment, dry cover for fodder and bedding and stabling for two family horses. The equipment component of the proposed building would provide storage for a number of items including a compact tractor, ride on lawnmower, quad bike, three trailers, roller, pasture topper, hay bob and numerous power tools and garden maintenance equipment. The building’s central component would provide storage for fodder and bedding bought in bulk over the summer months so as to allow for the effective feeding of animals over the winter months. The stable elements of the building and equine menage would be exclusively used by the applicant and his family (it is understood that the applicant currently owns one horse but plans to purchase a second horse in the future). The smaller existing animal shelter (for which retrospective consent is sought) currently provides shelter for the applicant’s llamas and goats. 

Taking account of the above, it is considered that the proposed development would fall within the realm of a small-scale recreational development that would be appropriate to a rural area and as such would satisfy the requirements of criteria point 4 of Policy DMG2. The proposal is therefore considered to be acceptable in principle, subject to an assessment of additional material planning considerations.


	Impact Upon Residential Amenity:

The proposed stable / equipment / fodder & feed store building would likely generate occurrences of overshadowing by virtue of the increase in massing to the application site however desktop analysis indicates that any overshadowing from the building would solely occur within the application site. In addition, further analysis indicates 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 stable / equipment / fodder & feed store building originally comprised a width of 14.4 metres however following negotiation the width of the building has since been reduced to 11 metres. The building would nonetheless occupy a fairly sizeable footprint however the extent of the building’s footprint relates to the requirement to house two horses and to provide secure storage for numerous items of equipment and in this instance sufficient supporting information with respect to internal space requirements has been provided to justify the extent of the building’s footprint. In addition, the footprint of the building would be proportionate to the Southern confines of the application site and the building would be relatively modest in terms of height with the application’s section drawings showing the roof pitch of the building set well below the eaves level of its parent property. As such, the proposed building would read as a proportionate addition to the site.

The elevations and roof profile of the building were originally to be detailed in stone and slate respectively however it was conveyed to the applicant that such a design would have given the building an overtly domestic character more reminiscent of domestic outbuildings within the immediate street scene (garages, utility rooms etc). A revised scheme for the external detailing of the building has since been negotiated which comprises stonework with vertical timber cladding and a steel profile roof, all of which are considered to better reflect the character of the building’s end use.

Furthermore, the building would be set 9 metres into the application site with existing vegetation along Mill Lane and additionally proposed landscaping along the Eastern perimeter of the site’s access sufficiently screening the building’s Southern and Western elevations and hardstanding area from public view on Mill Lane therefore the visual impact of the building and its associated hardstanding area would not be overly pronounced. 

The proposed menage area and animal shelter to be retained would be set further into the application site with existing mature trees sufficiently screening the Eastern perimeter of the menage area and additional landscaping screening the Western and Northern sides of the menage area and animal shelter from public view respectively. As such, the visual impact of the equine menage and animal shelter would be minimal. 

The equine menage would be enclosed with a timber post and rail fence and timber gates which would mirror the existing field boundary on site and reflect the rural vernacular of field boundaries within the locality. The animal shelter to be retained is a modest structure in terms of footprint and height with its external detailing comprising timber boarding and a fibre cement roof which again would be appropriate for the rural vernacular of the locality therefore its retention within the application site is considered to be acceptable. 

Further analysis shows the absence of any additional public footpaths within or close to the application site therefore public views of the proposed development as a whole would be largely limited to views of the Eastern rear elevation of the proposed stable / equipment / fodder & feed store building from Mill Lane. 

Taking account of the above with respect to design, siting, use of materials and existing and proposed screening to the application site, the cumulative visual impact of the proposed development is considered to be acceptable and it is not considered that the works proposed would in any way undermine the visual amenities of the immediate area or aesthetic of the wider AONB landscape. Accordingly, the proposed development would satisfy the requirements of Paragraph 130 of the National Planning Policy Framework and Key Statement EN2 and Policy DMG1 of the Core Strategy.


	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 / equipment / fodder & feed store building and equine 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 proposal would amount to a small scale development appropriate for use within a rural setting. The cumulative visual impact of the works proposed are considered to be acceptable and it is not considered that the proposed development would detract from the visual amenities of the area or have any undue impact upon neighbouring amenity.

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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