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	Development Description:
	Proposed conversion of part of existing agricultural building to stables, tack room and feed and fodder store. Construction of an equine manege, installation of solar panels and associated landscaping and boundary treatments.

	Site Address/Location:
	Land adj Moorcock House, Slaidburn Road, Waddington, BB7 3AA.

		

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council:
	Consulted 12/1/24 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to condition.

	

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received in relation to the proposal which is summarised as follows:

· Concerns with respect of the extent of works carried out prior to making the application including tree felling, new roadways and building alterations.

· Concerns raised with respect to the possible establishment of a commercial enterprise at the application site.

For clarity, it should be noted that the objections and assertions made within the above representation make reference to some unauthorised development proposed for retention which was considered by the Council under a separate planning application 3/2023/0946.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1: Development Strategy
Key Statement DS2: Sustainable Development
Key Statement EN2: Landscape
Key Statement DMI2: Transport Considerations
Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations
Policy DMG3: Transport & Mobility
Policy DME5: Renewable Energy

National Planning Policy Framework (NPPF)

	Relevant Planning History:

3/2023/0946:
Retention of re-positioned access gate and stone track off Slaidburn Road (Refused)

3/2010/0075:
Wooden open-fronted shed for the storage of feed and equipment for flock of sheep (Permission Not Required)

3/2008/0769:
Minor alterations to windows and door opening in garage block (Approved)

3/2008/0071:
Proposed demolition of single storey kitchen and construction of replacement two storey kitchen and utility room extension with bedroom over. Alterations to existing garage to create home office and hobby space with storage. Associated external works including link between garage and house.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached property situated on the Northern outskirts of Waddington within the Forest Of Bowland National Landscape (formerly AONB). The application property is bound by woodland and agricultural land on its Eastern and Western sides respectively with an agricultural building lying approximately 50 metres away to the South of the property. Access to the property is via an existing access track from Slaidburn Road which also serves detached new build dwellings sited approximately 60 metres away to the South-east of the application property. The wider area comprises a mixture of woodland, agricultural land and open countryside.


	Proposed development for which consent is sought:

Planning consent is sought for the following works:

· Proposed partial change of use of existing agricultural building to accommodate stables, tack room and feed / fodder store including installation of roof mounted solar panels

· Construction of equine menage area

· Installation of ground mounted solar panels


	Principle of Development:

The application site lies within the open countryside. 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 a keen horsewoman and is returning to recreational showjumping. It is also understood that the applicant’s family own a pony. It is stated that the existing agricultural building on site is not suitable for accommodating stabling in its current form therefore the applicant seeks consent to convert part of the existing agricultural building on site to accommodate stables, a tack room and a fodder / feed room in order to pursue recreational equine activities. Consent is also sought for the creation of a menage area in order to provide suitable exercising facilities for the applicant’s horse and a safe riding environment for the applicant’s family.

Taking account of the above, the proposed development is considered to constitute 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 a condition which restricts the use to a private recreation facility only, and subject to an assessment of additional material planning considerations.


	Impact Upon Residential Amenity:

Paragraph 135 (f) of the National Planning Policy Framework states:

‘Planning policies and decisions should ensure that developments create places that are safe, inclusive and accessible and which promote health and well-being, with a high standard of amenity for existing and future users’.

Furthermore, Policy DMG1 of the Core Strategy requires all proposals for development to consider the effects of development upon existing amenities.

Given the scale and nature of the use proposed it is not considered that private recreational use of the menage and existing agricultural building would lead to any adverse noise levels or disturbances therefore it is not considered that the proposed development would have any undue impact upon the amenity of any neighbouring residents. The proposal would therefore satisfy the requirements of Paragraph 135 (f) of the NPPF and Policy DMG1 of the Core Strategy.


	Visual Amenity/External Appearance:

Paragraph 135 (c) 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’.

With respect to development within Areas Of Outstanding Natural Beauty (now known as National Landscapes), Paragraph 182 of the NPPF states:

‘Great weight should be given to conserving and enhancing landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty.’

The above is reiterated within Key Statement EN2 of the Core Strategy: 

‘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. As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’

Policy DMG1 of the Ribble Valley 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 and style…particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character.’

Policy DME5 of the Core Strategy seeks to support the use of renewable energy schemes, subject to assessment of the visual impact of the proposal, including design, colour, scale and impact upon the surrounding landscape, with a greater degree of scrutiny to be applied to proposals for renewable energy schemes within or close to the Forest Of Bowland National Landscape.

As previously conveyed, the application site lies within a visually sensitive location by virtue of being sited within the Forest Of Bowland National Landscape and in this instance the proposed development includes the proposed addition of microregeneration equipment to the site. As such, great weight must be given towards the visual impact of the proposal upon the surrounding landscape. Furthermore, third party concerns have been raised with respect to the impact of the proposed development upon the character and appearance of the surrounding National Landscape.

The original conception of the proposed development included a menage area measuring 50m x 23m along with an expansive array of ground mounted vertically orientated solar panels. Concerns were conveyed to the applicant with respect to the overtly urbanising impact of the above works upon the character and appearance of the surrounding National Landscape. Following negotiation, an amended proposal has since been submitted which comprises a reduced menage area of 40m x 20m which is considered to reflect a typical menage size for private recreational use. In addition, the quantity of solar panels within the previously proposed ground mounted solar panel array has been reduced significantly (from 39 to 10 panels) with the ground mounted panels now being horizontally orientated instead of vertically as previously proposed in order to reduce their projection above ground level. The reduced menage area and reduced quantity of ground mounted solar panels aligned in a lower horizontal formation and sited behind a boundary wall would significantly lessen the cumulative visual impact of the proposal to an acceptable level therefore these changes are considered to be sufficient for the purposes of ensuring a sympathetic development within a visually sensitive landscape.

The works proposed to partially convert the existing agricultural building would be less visually intrusive whereby approximately 60% of the building’s open Eastern elevation would be infilled with vertical timber cladding and timber gates. A new opening comprising timber gates would be incorporated into the building’s Western elevation to mirror the double gate opening on the building’s Eastern elevation. Window openings are also proposed for the building’s Eastern and Western elevations and these would be timber framed and modest in size. The use of vertical timber cladding, timber gates and timber framed windows would be entirely in keeping with the vertically cladded timber elevations in place on the existing building and as such are considered to be visually appropriate for the rural character of the site and wider area. The proposed development includes the installation of eight roof mounted solar panels to the existing agricultural building however as with the ground mounted solar panels, these would comprise a matt finish to reduce visual glare and with the panels incrementally spaced along the building’s roof slope so as to reduce any massing effect. 

Browsholme Road (which also serves as Public Right Of Way BW0343005) and Slaidburn Road provide some views towards the application site from the South and South-east respectively however the views afforded from these points are long range and limited and do not provide any unrestricted views into the interior of the application site. In addition, analysis shows an absence of Public Footpaths within the immediate vicinity of the application site. As such, the cumulative visual impact arising from the proposed development within the public realm would be minimal. 

Taking account of all of the above, it is not considered that the proposed development would be harmful to the visual amenities of the immediate area or character and appearance of the wider National Landscape. Accordingly, the proposed development would satisfy the requirements of Paragraph 135 (c) and 182 of the National Planning Policy Framework and Key Statement EN2 and Policy DMG1 and DME5 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 converted component of the agricultural 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:
 
Constraint analysis shows the land sited immediately to the North of Moorcock House as forming part of a Biological Heritage Site however this land would not be affected by the groundworks proposed to facilitate construction of the equine menage and installation of the proposed ground mounted solar panel array. No other ecological constraints were identified in relation to the proposal.


	Other Matters:

Response to additional third party concerns raised

The third party representation includes concerns that the proposed development marks the beginning of future plans to develop a commercial scale enterprise at the application site. These concerns are noted however the establishment of any commercial scale operation would require a future planning application.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal would amount to a small scale recreational 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 or highway safety.

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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