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	Application Ref:
	3/2020/0028
	[image: ]

	Date Inspected:
	02/03/2020
	

	Officer:
	LE
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Retention of unauthorised manege and column mounted lighting. 

	Site Address/Location:
	Welch House Cottage, Hothersall Lane, Nr Preston, PR3 2XB

		

	CONSULTATIONS: 
	Parish/Town Council

	No objection to the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Environmental Health: 
	No objection

	

	CONSULTATIONS: 
	Additional Representations.

	One objection has been received from a neighbouring property. The have no objection to the manege itself but have concerns about the intensity of the use and nuisance from the use of the lights at unsociable hours. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

DS1 Development Strategy
DS2 Sustainable Development
DMG1 – General Considerations
DMG3 - Transport and Mobility
DME2 – Landscape and Townscape Protection

National Planning Policy Framework (NPPF)



	Relevant Planning History:
None relevant to this proposal. 

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Hothersall Lane is a rural lane located within the open countryside with several residential properties along its length. Welch House Cottage is a dwelling located in a small cluster of dwellings. 

The property owns adjacent fields on which there has been constructed a stable block as well as a manege and associated lighting. The site and surrounding area is fairly flat and partially screened from the lane by a hedgerow. 


	Proposed Development for which consent is sought:
The application seeks retrospective consent for the retention of an unauthorised manege and lighting. The supporting statement submitted with the application explains that the manege was constructed around 2016 and the lights were installed in 2019
 

	Principle of Development:
The site lies within open countryside and the use of the land for equestrian activities is considered acceptable in principle within areas such as this subject to an assessment of the material planning considerations. 


	
Impact Upon Residential Amenity:
The arena is located on land owned by Welch House Cottage and the application states that is to be used only by the applicants and their immediate family. It is not considered that the personal use of the arena by the applicants for horses that are kept at their property will raise any issues in terms of residential amenity. A condition ensuring that this is the case will be imposed on the planning approval to prevent a more intensive use of the facility. 

With regard to the lighting, there is a concern that lighting will have a detrimental impact on amenity for neighbours particularly if it is excessively bright or used at antisocial times.  

A detailed lighting assessment has been submitted which shows that light spillage outside the manege is 2 lux reducing down to down to 0.5 lux. This has been produced in accordance with technical guidance with regard to light pollution in sensitive areas.

(A measurement of 1 lux is equal to the illumination of a one metre square surface that is one metre away from a single candle.)

The applicant has also agreed that they will not use the lights after 7pm and will fit a timer to ensure that they automatically switch off. In addition to this it is not likely that the lights will be in constant use every winter evening until 7 pm, they will also not be in use at all during summer months. 

Taking all of this into consideration it is not felt that the use of the arena lights will have an unacceptable impact on amenity if limited to the hours between 3pm and 7pm coupled with a restriction limiting the use of the manege to domestic use only. 


	
Visual Amenity/External Appearance:
The manege is a flat surface surrounding by a post and rail fence and there are lighting columns, 6 metres in height on each corner. The application is retrospective and there appears to have been limited excavation and levelling required to form it. The site is partially screened by the hedgerow but is still visible in glimpses from the lane. 

The use of the lights will have a limited impact on the landscape but as discussed above, light spillage outside the site has been restricted in accordance with guidelines and the impact will be further reduced by the limited hours of use. 

The development will not have a detrimental impact on the character of the landscape or visual qualities of the area. 


	
Landscape/Ecology:

The site is not within the AONB or an area of ecological importance.  However, the proposal is not considered to have a harmful impact on the landscape and has not resulted in the removal of any important features such as hedgerows. 

	Highway Safety:
The use of the site will be restricted to training and exercising of horses that are kept at the dwelling so there should be no increase in vehicle movements or highway safety implications arising.  

	
Other Matters:
None 


	Observations/Consideration of Matters Raised/Conclusion:
Subject to conditions controlling the users of the site and hours of use of the lights the retention of the arena and lights is considered acceptable and accords with the relevant core strategy policies.  



	RECOMMENDATION:
	That planning consent be granted.
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