Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2013/0536/P

	Development Proposed:
	Proposed 60m x 20m horse exercise arena with post and rail fence at New Chapel House Farm, Commons Lane, Balderstone, 

	CONSULTATIONS: Parish/Town Council

	Balderstone Parish Council - No comments or observations received within the 21 day statutory consultation period or by the date of writing this report.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – No objections.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 – Development Control.

Policy G5 – Settlement Strategy.

Policy ENV3 – Open Countryside.

Policy ENV13 – Landscape Protection.

Ribble Valley Core Strategy (Regulation 22 Submission Draft)

Key Statement 2 – Landscape.

Policy DMG1 – General Considerations.

Policy DME1 – Protecting Trees and Woodland.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.

National Planning Policy Framework

Achieving Sustainable Development.

Section 11 – Conserving and enhancing the natural environment.

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to a former farm/ small holding opposite St Leonards Church, Balderstone where planning permission is sought for a horse exercise arena/ ménage measuring 60m x 20m which would be enclosed by a post and rail fence.  The arena would be located to the north of a stable block currently under construction using their permitted development allowance (Certificate of Lawfulness application 3/2012/0935/P) and would break into two existing agricultural fields which will involve removing 20 metres of hedgerow.  The hedgerow comprises of a mix of sycamore, hawthorn, ash, ivy, blackthorn, elder and yew, traditional species.

In looking at visual amenity, the rural area is characterised by roadside hedges, field hedges and trees and rolling fields.  I have viewed the proposed siting of the arena from both Commons Lane and Carr Lane, which Public Footpath no. 32 in the parish of Balderstone travels along, and consider the proposal would not be visible from the public realm due to the field hedges and trees that exist.  Even if these boundary hedges did not exist, I would have no concerns regarding visual amenity, as the arena is located adjacent to the existing stables which are well related to the existing dwelling.  

No lighting is proposed for the arena as part of the application, and given the rural nature of the site, it is important that this be tightly controlled, due to light pollution and the adverse effect lighting can have on rural areas and residential amenity.  If planning permission is subsequently granted a condition requiring separate planning permission for lighting will be placed on any decision notice. 

The greatest loss visually, is the removal of 20m of established hedgerow, within the site.  This hedge forms part of a network of hedges within the locality which connect to a woodland.  The Council’s Countryside Officers, are satisfied that the substantial category A Oak Tree, if given the necessary root protection, will not suffer as a result of the works.  This will be conditioned accordingly.  An amended plan was requested from the applicant as it appeared that the arena would cut through the root protection zones of a belt of trees which the long side of the arena would run parallel. These trees identified within the Arboricultural Report have little visual amenity value, with the exception of a category B tree and this should also be given the necessary protection during construction works.  Having spoken to the applicant, their consultant Arboriculturist has suggested that most of this tree group be removed and new trees should be planted.  This will be discussed in the following paragraphs.

The NPPF states that the planning system should contribute to and enhance the natural and local environment by:

     ● recognising the wider benefits of ecosystem services;

     ● minimising impacts on biodiversity and providing net gains in biodiversity where           

        possible, contributing to the Government’s commitment to halt the overall decline in    

        biodiversity, including by establishing coherent ecological networks that are more         

        resilient to current and future pressures;

The Phase 1 habitat survey was requested once the site visit was undertaken and I learnt that the works would involve removing a minimum 20 metres of hedgerow.  This hedgerow connects to a wider network of hedgerows, woodland and ponds in the locality and therefore the effect the removal of this section of hedgerow on the biodiversity of the area must be assessed.

The Phase 1 Habitat Survey carried out by a qualified ecologist, dated the 08 August 2013, considers the wildlife value of the hedge to be relatively low given its unkempt condition over recent years, however, the greatest benefit of the hedgerow is the production of flowers and the autumnal fruits it bears, which provide nectar, pollen and food for bees, insects and a wide variety of birds.  The hedge also provides shelter for roosting and foraging birds and also for bats.  

Within the Phase 1 Habitat Survey, to avoid disturbing and harming nesting birds it is advised that works should not take place during the months of April, May, June and July when nesting birds are most vulnerable to disturbance.  To compensate for the loss of the hedgerow the Phase 1 Habitat Survey suggests compensatory measures.  These two measures include erecting bird boxes on nearby buildings to compensate for the loss of a nesting site and the planting of a number of fruit bearing trees.  These mitigation and compensation measures will be conditioned accordingly should approval be granted.  It is also an opportunity for the applicants to remove the trees shown within the Tree Report as needed to be felled to plant replacement trees to compensate for the cumulative loss of the hedgerow and these trees.

The Highway Authority has been consulted and has raised no objections to the proposal on the basis that the arena is used for private domestic use, i.e. by the occupiers of New Chapel House, therefore, no additional traffic will result.  Due to the potential highway safety concerns, an explicit condition will be imposed so that it is clear that the arena must only be used by the occupiers of New Chapel House.

The proposed domestic use of the arena would not give rise to any residential amenity concerns as the arena will be used by the existing occupiers of New Chapel House.

Taking all of the above in to consideration, and in the interests of visual amenity, I thus recommend the application accordingly.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


No external lighting shall be installed or erected at the site unless precise details thereof have first been submitted to and approved in writing by the Local Planning Authority.

Reason: In the interests of visual amenity and the amenities of nearby residents and to comply with Policies G1, ENV3 and H10 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DME2 and DMH4 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft).

Prior to completion of works and use of the arena, details of the landscaping of the site shall have been submitted to the Local Planning Authority and approved in writing.  The scheme shall include at least 5 native berry bearing trees and shrubs felled in accordance with the species list included in the Phase 1 Habitat Survey  [paragraph 5.2], and replacement trees for those which are to be felled, as per the details in the Arboricultural Report.  The information submitted shall include types, numbers and distribution on site.

The approved landscaping scheme shall be implemented in the first planting season following use of the development and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of a similar size to those originally planted.

Reason: To compensate for the loss of habitat as a result of the development hereby granted consent in accordance with Policies G1, ENV3 and ENV13 of the Ribble Valley Districtwide Local Plan and Policies DMG1, DME1, EN2 and EN4 of the Ribble Valley Core Strategy (Regulation 22 Submission Draft).

DATE INSPECTED: 19 JUNE 2013














