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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Regularisation of construction of wood store, kindling shed and hen house connected to the container constructed from tin sheet.

	Site Address/Location:
	Beacon Cottage Commons Lane Balderstone BB2 7LN

		

	CONSULTATIONS: 
	Parish/Town Council

	Balderstone Parish Council:  No response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.
	

	

	CONSULTATIONS: 
	Public Responses.

	 One response received raising concerns on the following issues:

· It has come to my attention the various outbuildings have been erected without prior planning approval, I believe this approach is unfair and sets a concerning precedent in a residential area;
· The visual impact of these outbuildings is detrimental to the neighbourhood giving an industrial appearance which comprises the residential character and scenic views;
· Application states storage shed or outbuilding for keeping hens and wood but I understand these structures were part of a previous application which have bene approved.  The outbuilding is being used as a workshop with mains water and electricity;
· Local residents have been made aware that the applicant intends to convert these outbuildings into residential properties and approval of these would support these plans; and 
· The continued presence and potential future conversion would negatively impact the character of the area, the Council should refuse and put restrictions on permitted development rights.


	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2024/0492 – Certificate of Lawfulness to retain storage units including shipping container – Refused.

3/2022/0842 – Proposed erection of two holiday chalets on land adjoining Beacon Cottage – Refused.

3/2021/0379- Retention of unauthorised part agricultural/part amenity building – Approved June 2021. 
 
3/2017/0511- Proposed replacement implement storage building/cart shed on land adj Beacon Cottage – Approved August 2017. 
 
3/2017/0016- Erection of a two storey building to contain an implement store garage, open fronted workshop, tool store, wood store, cutting area and storage room. Withdrawn March  2017. 
 
3/2013/0564- Proposed erection of a porch/utility room, single storey to front elevation of a property – Approved August 2013.

3/2010/0960- Application to remove condition no. 3 of planning consent 3/2004/0653 to allow the holiday cottage known as Beacon Cottage to be used as a permanent residential dwelling – Approved  February 2011.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is located within open countryside in a secluded location some distance from the settlement of Balderstone served by a single-track lane which cumulates at the end of the track.

Public Right of Way 3-4-FP40 runs along Commons Lane from west to east, connecting to footpaths through farmland to the north (FP 48) and Pewter Cottage to the south (FP 47). 

The application site measures approximately 73sq.m. and has been used previously by the applicant for agriculture with previous outbuilding being erected on site for hens and geese in association with land adjacent to the cottage to the west and land across Commons Lane to the south. 

It would appear that the land is now being used more in association with the residential property of Beacon Cottage.


	Proposed Development for which consent is sought:

Retention of wood store, kindling shed and hen house attached to container.  The wood store building measure 11.4m x 2.34m x 2.85m high, the kindling shed measure 3.7m x 7.4m x 2.85m high and the chicken coop measure 5.55m x 2.9 x 2.6m high. 

The wood store and kindling shed are attached to the rear elevation of the existing garage (approved in 2017) which was approved with the following measurements 11.m x 6.2m x 3m high to eaves, 4m to pitch. This does in effect screen these two structures from view.

There is also a metal container which measure 5.953m x 4.715m x 2.65m high that is attached to the chicken coop for which a separate lawful development certificate (3/2024/0492) has been submitted.

The use of the site in terms of these structures is more of a residential use associated with the cottage rather than agricultural.


	Principle of Development:

The application site is on Carr Lane. This land is not residential curtilage and previous permissions have restricted the use of buildings erected to agricultural activities. 

Beacon Cottage and the adjoining property of Bowford Cottage were constructed as holiday cottages by virtue of the consent granted under application reference 3/2004/0653 as amended by 3/2010/0960.  The curtilage was restricted by condition.

The wood store and kindling shed are attached to the rear elevation of the existing garage (approved in 2017) which was approved with the following measurements 11.m x 6.2m x 3m high to eaves, 4m to pitch. 

A further structure was erected in 2021 (3/2021/0379) across Carr Lane measuring 8.38m x 6m x 2.945m to eaves (4.092m to ridge) for use as part agricultural and part amenity building in green metal materials.

A covering letter with this application stated that the building was used to store logs and equipment for his land as well as to attend the animals (hens, geese and ducks) and a condition was subsequently attached to the approval restricting the use of the building for this purpose.

Policy DMG2 restricts development outside of settlements to the following:

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.

As the structures do not meet any of the above criterion they are contrary to policy DMG2 and are considered inappropriate development in the countryside.

As the structures are essentially being used for domestic / residential purposes then the proposal also effectively involves an extension to the residential curtilage. As such policy DMH5 would be engaged.

This policy allows extensions to the curtilage where:

1. The site is within a settlement; or
2. The site is on the edge of a settlement providing:
a. The new curtilage boundary follows an easily identifiable feature such as a road, stream or hedgerow or brings the boundary into line with existing adjacent properties.
b. The extension will not cause visual harm to the landscape.
c. The extension improves the visual quality of the site.

In this case the site is over 1.2km outside of any settlement and there is visual harm associated with the curtilage extension, which would not accord with Policy DMH5. 


	Impact Upon Residential Amenity:

The nearest residential units are Bowford Cottage and Pewter Cottage to the east and No.’s 1 and 2 Carr Lane Cottages to the west.

Bowford Cottage lies immediately to the east and adjoins the residential built form of Beacon Cottage with a shared boundary to their curtilages. The application site lies 23m to the west and whilst the structures would be visible, they would not unduly impact on residential amenity of this property.

Pewter Cottage lies 50m from the application site and is separated by the highway with limited direct views of the structures.

Pewter House Farm lies over 100m away at the end of Commons Lane together with a barn that has been converted into two holiday lets. The Farm and the associated holiday let’s do have views of the site but the distances involved prevent any undue impacts.

Impact on residential amenity is limited to such a degree that it would not in itself warrant a refusal.


	Visual Amenity/External Appearance:

The three structures to which this application relates are sited to the rear of the existing stone built garage/workshop building which effectively screens the wood store and kindling shed from views on the highway, however, this development results in a large conjoined structure and the chicken coop, is itself, attached to the metal container with a small gap of 0.7m between the two attached buildings (Chicken Coop and Container) and the Kindlin Shed (attached to the wood store and Garage). This large, conjoined group of building together with the materials used of corrugated metal sheet roofing and timber cladding to the elevations results in a poor make-shift design which is not appropriate in this rural setting.

Moreover, two of three structures appear to be used for storage associated with the residential dwelling and not for agricultural purposes and therefore this would introduce an element of domestic usage which would conflict with the approved agricultural nature of the site and its location.

Whilst public views from the highway are limited, to the east from the northern public footpath (FP 48) the site is visible from around 70m.  
 
The design and materials are poor and do not relate well to the area or accord with the rural setting of this location contrary to Policy DMG1.

The development is considered to urbanise the existing site and fails to respect the surrounding rural landscape contrary to Policy DMG2.
 

	Landscape/Ecology:

No issues relating to landscaping or ecology have been raised.


	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

	01:
	The increase in built form of the structures, both individually and cumulatively, together with their use for domestic storage and associated change in use of the land from agriculture to residential curtilage is contrary to Policies DMG2 and DMH5 of the Ribble Valley Core Strategy 2008 – 2028 and as such the proposal fails to be considered appropriate development in a rural location.


	02:
	The design and appearance of the structures, including materials, results in an incongruous form of development in this rural location due to their poor design and detrimental visual amenity impact, contrary to Policies DMG1 and DMG2 of the Ribble Valley Core Strategy 2008 – 2028 and paragraph 135 of the National Planning Policy Framework.
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