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	Site Notice Exp.
	05/07/23
	

	Officer:
	KH
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Redevelopment of existing equestrian centre to form horse stables and livery, indoor arena and external riding area, including the demolition of the existing dilapidated building (pursuant to variation of condition 5 on planning permission 3/2015/0283) to allow for commercial enterprise use.

	Site Address/Location:
	Higher Trapp House Equestrian Centre Trapp Lane Simonstone BB12 7QW

		

	CONSULTATIONS: 
	Parish/Town Council

	Simonstone Parish Council – Object to the change of usage to “commercial usage” as requested at section 3.3 of the Planning Support Statement included in this application for the following reason. The highways conditions stated in the original planning application 3/2015/0283 still apply. The surrounding road conditions remain uncharged as at the original application, whereas general traffic volumes have increased.  In particular, usage of the site for commercial business that includes equestrian events should not be approved, as this would involve the introduction of significant numbers of vehicle-drawn horse boxes into the traffic flows, exacerbating the traffic problems.


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections. Should the application be approved the Highway Authority would recommend that the condition wording is simplified as follows:- The stables, indoor arena and outdoor arena hereby permitted shall not be used for the holding of competitions or events.


	Other Representations:
	

	One objection has been received given the countryside location.

	Planning History:

3/2015/0283 – Redevelopment of existing equestrian centre to form horse stables and livery, indoor arena and external riding area, including the demolition of the existing dilapidated building – Approved.


	RELEVANT POLICIES:

	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 DMB1 – Supporting Business Growth and the Local Economy
Policy DMG3 – Transport and Mobility
Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework


	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:

The site area is located within Open Countryside with an existing vehicle access off Trapp Lane. The Hotel and annexe with associated car park are adjacent to the site boundary. 

The application site is protected woodland that is covered by Tree Preservation Order 1994, Higher Trapp, Simonstone.

This application seeks to vary condition 5 on planning permission 3/2015/0283 relating to the operation use of the equestrian centre and restricting its use.


	Principle of Development:

The principle of equestrian use on this site has been established with the previous permission in 2015 seeking to redevelop an existing equestrian use.

No changes to the existing layout, building or parking provision are proposed for this scheme.

It is proposed to change condition 5 as set out on the 2015 permission:

The stables, indoor arena and outdoor arena hereby permitted shall be for private use only and shall not be used in connection with any commercial enterprise such as livery stables or riding school and shall not be used for the holding of competitions or events that might attract visitors or spectators.

Reason: In the interests of the amenities and character of the locality the amenities of nearby residents and highway safety and to comply with Policies DMG1 and DME2 of the Ribble Valley Core Strategy (Adopted Version).

To:

The stables, indoor arena and outdoor arena hereby permitted shall not be used for the holding of competitions or events that might attract visitors or spectators.

Policy DMB1 supports sustainable business growth subject to other material considerations. Whilst part of the reason for the condition was due to highway considerations it was also to protect the character and amenity of the area and potential impacts on nearby residential amenity. These matters will be considered below.


	Impact on Landscape/Visual Amenity:

Any development should be of a high standard of design and in keeping with the character of the open countryside location.

There are limited public views into the site from the highway which lies to the east of the site which is well screened by mature trees. There is a public footpath which crosses the site (FP1210015) within the site but does not conflict with the existing hardstanding.

No additional impacts on visual amenity will occur from this operational change. No unacceptable impacts upon the character of the countryside will occur as a result of the site being used as a commercial enterprise.


	Impact on the Residential Amenity:

The nearest properties are Higher Trapp House, The Shippon, Coppice View, Higher Trapp Barn and The Old Stables all to the north west and Hill House approximately 100m to the south east.

The nearest residential property is Higher Trapp House located approximately 23m to the west of the application site. The other four properties are attached to this and extend further to the west.

It is not considered that the proposed changes to the operation of the equestrian centre as a commercial enterprise such as livery stables or riding school would be likely to result in any detrimental impact to the residential properties in terms of coming and goings and additional activities subject to restrictions.


	Highways:

LCC Highways have responded stating that the condition variation wording would allow the site to be used as a livery stable, riding school or buying/selling or horses.  The traffic generation from these uses, including vehicles transporting horses, would not be significant in volume and would occur predominately during the off-peak periods in the evenings and weekends.

The existing site access is paved with gates set back.  School Lane and Trapp Lane are both classified roads.  School Lane is subject to a 20mph limit and has short sections where on-street car parking occurs near to the school limiting traffic to one-way working. Trapp Lane is the national speed limit and provides sufficient width of carriageway to accommodate 2-way vehicle movements including larger commercial vehicles.

The development traffic is not considered likely to exacerbate or result in any detrimental impact on the highway network.

LCC Highways acknowledge large areas of hardstanding which would allow parking and turning of vehicles. A parking plan is requested to show staff and client parking however the original plan approved sufficiently shows the parking area. 

As such it is not considered that the proposed changes to the operation of the equestrian centre as a commercial enterprise would result in any adverse highway safety issues.


	Conclusion:

The proposed wording for the variation is:

The stables, indoor arena and outdoor arena approved under application 3/2015/0283 shall not be used for the holding of competitions or events.

Reason: To discourage visitors, spectators and other members of the public from visiting the site in the interests of the amenities and character of the locality the amenities of nearby residents and highway safety.

The additional use would not result in any unacceptable impact on the highway network or any adverse impact on the amenity of nearby neighbours.

Taking into account the above, the proposal would accord with relevant policies of the 
Ribble Valley Core Strategy 2008 – 2028.


	RECOMMENDATION:
	That planning consent be approved subject to a revised condition 5.
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