
   Application No: 19/1653C

   Location: Land Adjacent To Swanwick Hall Drive, Off BOOTH BED LANE, 
GOOSTREY

   Proposal: Proposed new stable block, manege, access track and change of land 
use to combined equestrian and agricultural

   Applicant: Mrs P Taylor

   Expiry Date: 09-Aug-2019

REASON FOR CALL IN

The proposal is for a non-residential development of more than 2ha and therefore requires a 
committee decision. 

DESCRIPTION OF SITE AND CONTEXT

The site lies within the open countryside, outside of the settlement boundary of Goostrey.  It is 
currently an open agricultural field, with post and rail fencing separating it from the public 
footpath/track.  The public footpath and track leads to Swanick Hall, which is a grade two 
listed building.  

The north-eastern boundary of the site lies within flood zones two and three.  There is a group 
of protected trees in the north eastern corner of the site (56-035 refers).  To the west of the 
site is an area of protected open space. 

The site lies within Jodrell Bank Inner Zone.  

There is an HSE pipeline inner and middle buffer through the site.  

DETAILS OF PROPOSAL 

SUMMARY RECOMMENDATION:
Refuse planning permission given the harm to the setting of the grade II 
listed building, Swanick Hall which is not outweighed by the public 
benefits.

MAIN ISSUES: 
Open Countryside; heritage; highway safety 



The proposal is for the construction of stable block, including 5 stables, a tack room, store 
and machinery store and a ménage.  The proposal also includes a new access track across 
the field to service the stables.  

Three of the stables would be used to house the applicant’s horses.  The remaining two 
stables would be used for DIY livery purposes.   

RELEVANT PLANNING HISTORY 

18/3202C – withdrawn – 12 October 2018
Proposed new stable block, manege, access track and change of land use to combined 
equestrian and agricultural

14/5579C – appeal dismissed - 24 November 2016 
Land off Main Road, Goostrey - Outline application for residential development comprising of 
up to 119 dwellings (including a minimum of 30% affordable housing), structural planting and 
landscaping, informal open space, surface water attenuation, a vehicular access point from 
Main Road and associated ancillary works

14/0786C – approved – 8 July 2014
Swanick Hall - Conversion of redundant barns to an equestrian use with part re-construction, 
conversion of redundant barn to ancillary domestic use and provision of an outdoor riding 
arena

ADOPTED PLANNING POLICIES 

Cheshire East Local Plan Strategy (CELPS)

MP 1 – Presumption in Favour of Sustainable Development 
PG 2 – Settlement Hierarchy 
PG 6 – Open Countryside 
SD 1 – Sustainable Development in Cheshire East 
SD 2 – Sustainable Development Principles 
EG 2 – Rural Economy 
SC 1 – Leisure and Recreation 
SC 2 – Indoor and Outdoor Sports Facilities 
SE 1 – Design  
SE 2 – Efficient Use of Land
SE 3 – Biodiversity and Geodiversity 
SE 4 – The Landscape 
SE 5 – Trees, Hedgerows and Woodland 
SE 6 – Green Infrastructure 
SE 7 – The Historic Environment 
SE 13 – Flood Risk and Water Management 
SE 14 – Jodrell Bank 
CO 1 – Sustainable Travel and Transport 

Congleton Borough Local Plan (CBLP)



PS8 – Open Countryside 
PS10 – Jodrell Bank Radio Telescope Consultation Zone 
GR6 – Amenity and Health 
GR9 – Accessibility, Servicing and Parking Provision (New Development) 
GR17 – Car Parking 
GR18 – Traffic Generation 
NR2 – Statutory Sites 
NR3 – Habitats 
NR5 – Non-statutory sites 
BH4 – Statutory list of buildings of Special Architectural or Historic Interest (Effect of 
proposals) 
RC5 – Equestrian Facilities 

Goostrey Neighbourhood Plan (GNP)

SC2 – Impairment of Operations at JBO
VDL 2 – Local Green Gaps 
VDLC3 – Hedgerows and Trees 
OECH1 – Biodiversity 
OECH3 – Heritage 
TTT1 – Sustainable Transport 
TTT2 – Footpaths and Bridleways 
TTT4 – On-street parking 
CF2 – Open Spaces 
EB1 – Employment Development

OTHER MATERIAL POLICY CONSIDERATIONS 

National Planning Policy Framework (NPPF 2019) 

Chapter 15 – Conserving and enhancing the natural environment 
Chapter 16 – Conserving and enhancing the historic environment 

CONSULTATIONS 

Goostrey Parish Council – Object given concerns over wider vehicles using the single track, 
which is also a public footpath; development would affect the setting of the grade II listed 
building; urbanisation of the open countryside.  The neighbourhood plan supports equestrian 
business, where they do not conflict with other policies in the plan.  In this case, there are 
other significant conflicts.  

Environment Agency – No objection

Jodrell Bank – No reply at time of report 

Flood Risk – No objections

Highways – The proposal is acceptable for private use only, as a commercial use would 
generate higher traffic levels on the narrow access  



Countryside and Rights of Way – No reply at time of report 

OTHER REPRESENTATIONS 

Thirteen representations received objecting to the proposal from nine neighbours and one 
representation in support of the application.  The main points raised are summarised as 
follows: 

- Risk to pedestrian safety from larger equine vehicles using the public footpath 
- Increased traffic 
- Harm to the setting of the grade II listed Swanick Hall 
- Urbanisation of site, harmful to the open countryside & loss of agricultural land 
- Increased dust, noise and pollution from increased use of access track 
- Commercial operation 
- The owners have taken on board the concerns shown by the community 
- Previous housing scheme on site refused  
- No need to have another manege and stables adjacent to an existing facility  

OFFICER APPRAISAL

Principle of development 

The site lies within the Open Countryside, where CELPS policy PG 6 applies. This policy sets 
out the types of development, which may be acceptable within the Open Countryside. It 
allows for development which is essential for outdoor recreation, and other uses appropriate 
to the rural area. Policy SC1 also seeks to encourage appropriate recreation facilities. 

Saved CBLP policy RC5 relates to equestrian facilities and states that such facilities will be 
permitted where a number of criteria are satisfied, including that the development would not 
be visually detrimental to the character of the area. 

GNP policy EB1 advises that equestrian uses will be supported, where they do conflict with 
other policies in the plan.  

The proposal includes a block with 5 stables, tack room and stores, along with a 20m by 60m 
manege, a new access track and traffic signals.  The applicant has confirmed that three of 
the five stables would be used to house their own horses and have provided documentation 
to prove ownership.   

The remaining two stables would be rented out on a DIY livery basis. The applicant has also 
confirmed that the proposed manege would only be used by them and the owners of the two 
other horses in the block.  It would not be used for other commercial purposes. 

Given the size and scale of the proposed stables and that the livery element would be 
subordinate, the proposal is considered to comply with the requirements of CELPS policy PG 
6, in that it comprises essential facilities for outdoor sport and recreation.



Concerns have been raised that the proposed development would have an urbanising impact 
and would adversely affect the rural character of the surrounding area.  Stables and 
equestrian facilities are not uncommon features within the countryside.  Given the space 
required for horses to graze, it is often the case that this cannot be accommodated in urban 
or village locations.   

In general terms, the proposed stables, manege and access track would not be alien 
features within a rural landscape.  

Loss of agricultural land 

One of the criteria set out within policy RC5 is that equestrian facilities should not result in 
the permanent loss of Agricultural Land Graded 1, 2 or 3a.   

Concerns have been raised regarding the loss of best and most versatile (BMV) agricultural 
land as a result of the development.  From review of the Natural England Agricultural Land 
Classification map for the northwest region, it appears that the land is classed as Grade 3 
(Good to Moderate). It is not clear if the land is Grade 3A or 3B. Annex 2 of the NPPF defines 
Best and Most Versatile Agricultural Land as land that falls within grades 1-3A. Paragraph 170 
of the NPPF states that planning decisions should recognise the benefits of the countryside 
including BMV land.

Whilst it is possible that the land subject to this application is indeed BMV land, the majority of 
the land subject to the application would remain as ‘green field’ and therefore not impacted. 
Furthermore, the use and the associated development subject to this application (subject to the 
use of appropriate materials) could simply be returned to agriculture in the future. As such, it is 
not considered that any impact upon BMV agricultural land would be sufficient to warrant 
refusal of the application on this basis.

Heritage 

In determining an appeal for 119 houses on the southern side of the footpath (Swanick 
Drive), the Secretary of State confirmed that this was within the setting of Swanick Hall.  
Swanick Hall, which is a grade II listed building.  The heritage assessment notes that 
Swanick Hall is an isolated farmstead composed of the hall, which is of 17th century origin 
and a group of barns and outbuildings in equestrian use.  

The Secretary of State also concluded that the area between the Hall and the current village 
fringe, including the appeal site, makes an important contribution to the significance of the 
listed building, given its historic use as a farmhouse.  

Whilst the current application site is on the other side of the access drive, it still forms part of 
the same open area between the Hall and the current village fringe.   As such the site also 
makes an important contribution to the setting of the listed building.  The impact of the 
development on the setting of the heritage asset therefore needs to be considered.   

The relevant planning policies are CELPS policy SE 7, CBLP policy BH4 and GNP policy 
OCECH3.   Also of relevance is NPPF Chapter 16.  



CELPS policy SE 7 states that all new development should seek to avoid harm to heritage 
assets.  It states that where development would cause harm to, or loss of, a designated 
heritage asset and its significance, including its setting, clear and convincing justification will 
be required as to why that harm is considered acceptable.  Where that case cannot be 
demonstrated, it states that proposals will not be supported.  

It also requires a consideration of the level of harm in relation to the public benefits that may 
be gained by the proposal.  

NPPF Paragraph 193 states that when considering the impact of a proposed development 
on the significance of a designated heritage asset, great weight should be given to the 
asset’s conservation.  

NPPF paragraph 194 states that any harm to, or loss of, the significance of a designated 
heritage asset should require clear and convincing justification.  
NPPF paragraph 196 states that where a development proposal would lead to less than 
substantial harm to the significance of a designated heritage asset, this harm should be 
weighed against the public benefits of the proposal including, where appropriate, securing its 
optimum viable use.   

The heritage statement submitted by the applicant considers that the development would not 
prejudice the setting of Swanick Hall, noting that the Hall is screened in views by the tree 
belt.   They assert that the character and appearance of the proposed building would be in 
accordance with the rural setting, noting that there are already extensive equestrian facilities 
at Swanick Hall.  Likewise, the heritage assessment considers that the access and traffic 
lights would not impact on the setting of the listed building.   Further comments were 
provided by the agent reiterating these points following on from the Conservation Officer’s 
comments. 

The Council’s Heritage Officer has reviewed the proposal.  They have advised that the form 
of development proposed (stables and manege) are not features which are uncommon within 
an agricultural and rural setting.  However, the acceptability of the development must be 
taken within the context.   The Heritage Officer has advised that in this case, the 
development is not considered to be acceptable, largely due to the connection the land has 
to the hall in terms of sensitivity.    The driveway is the only access to the Hall and therefore 
its contribution to the significance is considered to be high.  

The Heritage Officer has raised concerns that development within the field to the north of the 
driveway to the Hall, if developed for a new use such as this, would erode the current open, 
undeveloped character of the area.  They have advised that this erosion, even if minor in 
nature, would affect the setting of Swanick Hall and potentially set a harmful precedent for 
change of use/intensification of uses not suitable in this sensitive location, not only to the 
north, but to the other land surrounding the Hall.  

The proposed access of the main driveway will intensify the appearance of infrastructure in 
this location, detracting the eye away from the Hall, the change of use of the land, the traffic 
it will generate, the car parking and permanence of activity will create noise, which is also a 
factor in determining if development will have an impact on setting.



The Setting Guidance Note 3, states that “Although views of or from an asset will play an 
important part, the way in which we experience an asset in its setting is also influenced by 
other environmental factors such as noise, dust and vibration from other land uses in the 
vicinity, and by our understanding of the historic relationship between places”. PPG, 
paragraph: 013 makes reference to the assessment of any application for development which 
may affect the setting of a heritage asset, local planning authorities may need to consider the 
implications of cumulative change.

The Heritage Officer has advised that as a result of the above, the proposal would result in 
less than substantial harm to the significance of the heritage asset.  

As such in accordance with CELPS policy SE 7, clear and convincing justification will be 
required as to why that harm is considered acceptable.  In line with NPPF paragraph 196, 
the less than substantial harm resulting fro the proposal should be weighed against the 
public benefits of the proposal.   

The proposed scheme would provide private riding facilities for the applicant and would 
provide two commercial livery stables.   The benefits to the applicant from the provision of 
stables and a manege for training are not disputed.   However, this is considered to be a 
personal benefit rather than a public one.   

The proposal also includes two livery stables.   The supporting statement advises that the 
provision of these two stables would respond to latent demand in the area for access to 
stables.    It states that the applicant has already been approached by multiple current and 
aspiring horse owners.   
However, no evidence has been provided to demonstrate this need or that it could not be 
met by other sites in the locality.  It is considered that there are no public benefits which 
would outweigh the less than substantial harm resulting from the proposal.  

The applicant’s comments with regards to the visibility of the site, the nature of the proposal 
and the role that the land plays in the setting of the Hall are noted.  However, it is considered 
that these factors impact on the harm that is attributed to the development rather than 
amounting to any public benefits, which would outweigh this harm.  

The proposal would fail to comply with requirements of CELPS policy SE 7, CBLP policy 
BH4 and GNP policy OECH3.  It would also fail to comply with the aims of Chapter 16 of the 
NPPF.  

Parking and Highway Safety 

The main policies to consider are CELPS policy CO1; CBLP policies GR9 and GR16 and 
GNP policies TTT1 and TTT2.  

The site is accessed by way of a single lane track, which is around 400m long.  This track is 
also a designated public right of way.   Access to this track is controlled by traffic light signals 
at the junction with Booth Bed Lane.  



As part of the proposal, a new access would be created onto the public right of way.  A new 
traffic light system would be installed at the junction of the new access and the public right of 
way.  

Concerns have been raised that the proposed development would increase traffic, potentially 
prejudicing highway and pedestrian safety.  

The Highways Officer has advised that the main highway concerns are due to the length of 
access that vehicles would potentially have to reverse, as there are no passing places.   They 
have advised that the existing traffic light system seems to operate satisfactorily on existing 
traffic levels.   However, it is acknowledged that the proposal would increase the use of the 
track, and given the long cycle time of the signals, the likelihood of non-compliance with the 
signals is increased.   
 
The Highways Officer has advised that the proposal is therefore acceptable for private use 
only as a commercial use would generate higher traffic levels on the narrow access.  Whilst 
the use would include two livery stables, it would be secondary to the main private use. 
Highways have advised that this would be acceptable. 

If the application was to recommended for approval, conditions could be imposed requiring 
the installation of the traffic light system prior to first use of the development.  

Public Rights of Way have been consulted on the planning application.  At the time of the 
report, they had not yet responded, so any comments will be provided in the update report.   
However, Public Rights of Way commented on the previously withdrawn scheme for a similar 
proposal.  They raised no objections to this scheme, subject to informatives reminding the 
applicants of their obligations not to interfere with the public right of way.  

The highways officer has not objected to the proposal. It is considered that subject to the 
condition relating to the traffic lights, the development would not adversely affect highway 
safety.  

Neighbour Amenity 

Saved policy CBLP policy GR6 deals with amenity and health.  It states that planning 
permission will only be granted, where the proposal would not have an unduly detrimental 
effect on residential amenities

The proposed stables and manege would be sited away from the boundary with residential 
properties.  If the application is recommended for approval, a condition would be imposed 
restricting external lighting.  

Given the small scale nature of the proposal, it is considered that any increase in traffic and 
vehicle movements would not be so significant as to result in disturbance to neighbouring 
residential properties.  

The proposal would comply with saved policy GR6.  

Flood Risk 



The main policy to consider is CELPS policy SE 13, which deals with Flood Risk and Water 
Management.  The eastern boundary of the site lies within Flood Zones 2 and 3, which are 
respectively at medium and high risk of flooding.  The remainder of the site lies within flood 
zones 1, which has the lowest probability of flooding.  

The proposed stable block and manege would be located in the north-western corner of the 
site, which is in flood zone 1.  

Neither the Environment Agency nor the Council’s Flood Risk Team has raised any objections 
to the proposal on the basis of flood risk.   The proposed development would comply with the 
requirements of CELPS policy SE 13.   

If the application is recommended for approval, the applicant would be advised of the 
requirement for permits for any works within 8m of the river bank.   

Ecology

CELPS policy SE 3 deals with biodiversity and geodiversity.  

An Extended Phase 1 Survey report has been submitted as part of the planning application. 
There is a considered low risk that the proposed development may have an adverse impact 
upon great crested newts, which may occur within an adjacent water body. 

The Council’s Nature Conservation Officer has reviewed the proposal and is satisfied that the 
risks will be adequately mitigated by the implementation of the reasonable avoidance 
measures, set out within the Extended Phase 1 Survey Report.  

Subject to conditions requiring compliance with the Extended Phase 1 Survey Report and 
conditions relating to nesting birds and the inclusion of biodiversity enhancement measures, 
the proposal would comply with the requirements of CELPS policy SE 3.  

Trees 

CELPS policy SE 5 deals with Trees, Hedgerows and Woodland.  There is a group of 
protected trees in the north eastern corner of the site (56-035 refers).  

The proposed development is located within the north-western corner, away from the group of 
protected trees.  The Council’s Forestry Officer has reviewed the proposal.  They have 
advised that there are no significant arboricultural implications associated with the application.  

The proposal would comply with CELPS policy SE 5.  

Jodrell Bank 

CELPS policy SE 14, CBLP PS10 and GNP policy SC2 seek to prevent development which 
would interfere with operations at Jodrell Bank.  



Jodrell Bank has not made any comments on this application.  Given the non-residential 
nature of the proposal, it is considered that the development would not prejudice operations 
and would comply with the above planning policies.   

Other Matters

Council records indicate that there is an HSE pipeline within the vicinity of the site.  For the 
previously withdrawn scheme (18/3202C), it was established that this pipeline would not be 
affected by the proposal.  As the current application relates to the same site, this conclusion is 
again considered relevant here.

PLANNING BALANCE AND CONCLUSIONS 

The proposed development would bring with it some modest economic benefits during the 
construction period and associated with the small scale livery use. 
 
However, the proposal would result in environmental harm, as a result of the less than 
substantial harm to the significance of the designated heritage asset.  This harm would not be 
outweighed by the benefits of the proposal.  Accordingly the application is recommended for 
refusal for the following reason: 

1. The application site makes an important contribution to the setting of the grade II listed 
building, Swanick Hall.  The importance of the driveway and its surrounds is considered high, 
given that it is the only access to the Hall.  The introduction of built form would erode the 
current open, undeveloped character of the area.  The proposed development would also 
intensify the appearance of infrastructure and activity, which would detract attention away 
from the Hall.  As a result of the harm to the setting, the proposal would result in less than 
substantial to the significance of the designated heritage asset.  There are no public benefits 
which would outweigh this harm. The proposal would fail to comply with the requirements of 
CELPS policy SE 7, CBLP policy BH4, GNP policy OECH3 and chapter 16 of the NPPF.   
    

In the event of any changes being needed to the wording of the Committee’s decision 
(such as to delete, vary or add conditions/informatives/planning obligations or reasons 
for approval/refusal) prior to the decision being issued, the Head of Development 
Management has delegated authority to do so in consultation with the Chairman of the 
Southern Planning Committee, provided that the changes do not exceed the 
substantive nature of the Committee’s decision.




