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	Development Description:
	Proposed change of use of agricultural land to equestrian and construction of outdoor rising arena 20m x 40m for private use. 

	Site Address/Location:
	Moorstones Barn, Knotts Lane, Bolton by Bowland BD23 4SJ. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	No comments received. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN2:	Landscape

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DME2:	Landscape & Townscape Protection
Policy DMB3:	Recreation and Tourism Development

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2021/1186- Regularisation of change of use of a former agricultural building to a commercial dog breeding kennel (refused). 

3/2006/0358- An agricultural building approx. 12m x 15m for housing of livestock and associated equipment (approved with conditions). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located on Knotts Lane, approx. 1.5 miles South of Tosside. The site is occupied by a dwelling which is a converted barn and a group of former agricultural buildings with the land parcel the subject of the application being located to the north east of the existing built form. The application site falls within the designated national Landscape. 


	Proposed Development for which consent is sought:

Consent is sought for the change of use of a parcel of land to equestrian accommodating a riding arena for private use measuring 20m by 40m. 


	Principle of Development:

Policy DMG2 of the Ribble Valley Core Strategy (CS) states that within the tier 2 villages and outside the defined settlement areas development must meet at least one of the following considerations: 

1. The development should be essential to the local economy or social well-being of the area.
1. The development is needed for the purposes of forestry or agriculture.
1. The development is for local needs housing which meets an identified need and is secured as such.
1. The development is for small scale tourism or recreational developments appropriate to a rural area.
1. The development is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated.
1. The development is compatible with the enterprise zone designation. 

The proposed development is for the creation of a riding arena for the recreational use of the residents of Moorstones Barn. As such, and based on the proposed footprint, the development can be classed as small-scale recreational development and is complaint with policy DGM2. The principle is therefore established subject to other material considerations being satisfied. 


	Impact Upon Residential Amenity:

There are no residential dwellings within the immediate vicinity of the proposed development and as such there are no concerns in respect to residential amenity. The proposed development is for the private use of the occupiers of Moorstones, and therefore there should be no increase in activity that could have the potential to disturb neighbouring receptors. 


	Visual Amenity/External Appearance:

Policy DMG1 of the CS states that development must

1. Be of a high standard of building design which considers the 8 building in context principles (from the cabe/English heritage building on context toolkit. 
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. 
3. Consider the density, layout and relationship between buildings, which is of major importance. Particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.

In relation to the National Landscape (formerly the AONB) Key Statement EN2 of the Core Strategy stimulates that the landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area.

The proposed riding arena is to be located approximately 80 metres north east of the application dwelling and approximately 100m from the highway (Knotts Lane). The proposed riding arena will measure 40m by 20m in length and width and will feature a timber post and rail fence around the perimeter, measuring approximately 1.4m in height. In respect to the size of the arena, this is relatively modest and is typical in scale for an arena for private use of this nature. The application site benefits from a slight decreased topography in comparison to the land immediately adjacent to the highway. The topography is not completely flat, as a result some excavation works will be carried out so that the area will fall approximately 200mm below the existing ground level. As a result of the excavation works and difference in topography, the proposal will have reduced visibility when viewed from the highway itself. 

With the arena being constructed in a FlexRide silica and fibre surface, of a dark appearance, the arena will integrate sufficiently into the site being reflective of the existing areas of hardstanding and tracks. The proposed fencing is consistent with other boundary fencing within the site, being of an open nature and modest height this too will integrate sufficiently into the existing site.  

Some examples of proposed external lighting have been submitted with the proposal. It is considered that lighting of this nature is industrial in appearance and is inappropriate within this context. In addition, it would raise concerns over light pollution and increased visual prominence of the development within the National Landscape. As such, a condition will be imposed restricting the addition of lighting within the development without prior consent from the LPA. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal and raise no objection on highway safety or amenity grounds subject to condition. 


	Landscape/Ecology:

The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirement as it is subject to the de minimis exception.


	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 approval.


	RECOMMENDATION:
	

	That planning consent be granted subject to the imposition of conditions.
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