


Item No.: 03
The information, recommendations and advice contained in this report are correct as at the 
date of preparation, which is more than one week in advance of the Committee meeting. 
Because of the time constraints some reports may have been prepared in advance of the 
final date given for consultee responses or neighbour comments.  Any changes or 
necessary updates to the report will be made orally at the Committee meeting.

PROPOSAL All weather riding arena
LOCATION: Maddocks Hill House, Maddocks Hill, Ropley, Alresford, SO24 0JA
REFERENCE 20283/011 PARISH: Ropley
APPLICANT: Mr Louisson
CONSULTATION 
EXPIRY :

03 August 2017

APPLICATION EXPIRY : 25 August 2017
COUNCILLOR(S): Cllr C Louisson
SUMMARY RECOMMENDATION: PERMISSION

This application is included on the agenda as it has been submitted by a District 
Councillor.

The Monitoring Officer confirms that this proposal has been dealt with in accordance 
with the Council’s procedures for handling planning proposals submitted by or on 
behalf of Council Members and Staff.

Site and Development

Maddocks Hill House is a two storey detached property set within a rural location on a 
corner plot where Vicarage Land and Maddocks Hill meet. The land slopes down from the 
front of the site at the north to south. There are two protected trees on the north-western 
corner of the plot. The property is accessed from the west and benefits from a gravel 
parking and turning area. The property has a rear garden beyond which is a grass paddock 
to the south, and a stable block which was granted in 2002 for private use incidental to the 
enjoyment of the dwellinghouse (under planning reference 20283/005). The dwelling lies 
within the settlement policy boundary, but the land to the south to which this application 
relates is considered to be countryside being outside of any settlement policy boundary.

Permission is sought for an all-weather riding arena which would be on a square of land 
which is a grass paddock. It is proposed that the riding arena perimeter fence would be 
standard pressure treated softwood post and rail fencing. The area would be levelled, due 
to the gradient of the site, and would measure approximately 20 metres in width by 20 
metres in length. The upper surface material proposed is 100mm compacted soft sand with 
50mm soft track rubber.



Relevant Planning History

20283/003 - Single-storey ground floor extension and new first floor extension over existing 
garage and playroom. Permission 30/05/1997

20283/005 - Stable block comprising three stables, associated concrete hardstanding and 
demolition of existing outbuildings. Permission 17/06/2002

20283/009 - Conversion of integral garage to habitable accommodation, single storey 
extension to side, detached garage and relocation of access (as amended by 
plans received 15/08/2013 to remove proposed garage and access alteration).  
Permission 2013 

20283/010 - Extension to existing stable block to provide garaging.  Permission 2014 

Development Plan Policies and Proposals

East Hampshire District Local Plan: Joint Core Strategy (2014)

CP1 - Presumption in favour of sustainable development 
CP19 - Development in the countryside
CP20 - Landscape
CP27 - Pollution
CP29 - Design
CP31 - Transport

East Hampshire District Local Plan: Second Review (2006)

C12 - Equestrian Uses

Planning Policy Constraints and Guidance

National Planning Policy Framework (NPPF)

In this instance the following sections of the NPPF are considered to be particularly relevant 
to the consideration of the development;

Core planning principles: Paragraph 17: Good amenity for all.

Section 7 – Requiring good design.
Section 11 – Conserving and enhancing the natural environment.

Village Design Statement - Ropley Village Design Statement - non statutory planning 
guidance that has been the subject of public consultation and therefore is a material 
planning consideration.

Consultations and Town/Parish Council comments

Drainage Consultant - I note the comments below regarding the drainage proposals. 
However, ground conditions are likely to be clay overlying chalk. Under the circumstances 
the applicant will need to carry out some site investigation, namely a site percolation test to 
support the design. Happy for this to be covered by condition DR02 with details to be 
provided pre commencement.



Landscape Officer - No landscape objection

Environmental Health - No objections. Whilst I can see no proposals for external lighting I 
would recommend the following condition:
No external lighting/ floodlighting shall be installed on the site until such details have been 
submitted to and approved in writing by the Planning Authority. The lighting shall be 
installed, operated, and maintained in accordance with the approved details.
Reason - In the interests of the amenity of the occupants of neighbouring properties 
Note: When submitting details for approval, it is requested that a report from a competent 
Lighting Professional is provided, confirming that the external lighting installation meets the 
Obtrusive Light Limitations for Exterior Lighting Installations for Environmental Zone E2 
(Rural) as set out in the "Guidance Notes for the Reduction of Obtrusive Light GN01:2011" 
issued by the Institute of Lighting Professionals.
In case the applicant intends to give riding lessons, please add the following Informative:
informative:
The applicant is advised that a licence under the Riding Establishments Act 1964 is 
required for the business of keeping horses for the purpose of their being let out on hire for 
riding or the purpose of their being used in providing, in return for payment, instruction in 
riding. For further information contact Environmental Health on 01420 234360
Ropley Parish Council - No objection, subject to the following conditions. No lighting or 
sound systems to be installed without planning permission being sort to protect the amenity 
of the local area. No business use to be commenced without prior approval being sort again 
to protect the amenity of the local area.

Representations

One representation has been received making the following comments:

a) that they agree to the development being 1m further away from their boundary
b) that they are assured that the development would not be for commercial use and, 
therefore, anticipate no noise or traffic issues
c) they would not want floodlights on the site

[Officer note: the applicants have confirmed that they do not propose commercial use or 
floodlights on the site]

Determining Issues

1. Principle of development
2. Impact on the amenity of neighbouring properties
3. Impact on the character of the area
4. Highway implications
5. Drainage



Planning Considerations 

1. Principle of development

Policy CP19 of the East Hampshire District Local Plan; Joint Core Strategy (JCS) sets out 
that permission will only be granted for development within the countryside provided it 
meets several criteria, one of which is that there is a proven need for a countryside location.  
Saved policy C12 of the East Hampshire District Local Plan: Second Review states that, 
‘planning permission will be granted for stables, horse-riding schools and/or riding centres 
in the countryside provided that the scheme would: re-use existing buildings or, where none 
exists or is not capable of conversion, be sited within an existing group of buildings; be well-
related to existing or proposed bridleways; not cause or exacerbate conflicts between 
equestrians and other users of the public highway; not harm the living conditions of existing 
or future residents; and not harm, by itself or in combination with existing equestrian 
establishments, the character of the local landscape including the countryside setting of 
settlements.’

It is generally accepted that horse-riding usually requires a countryside location. In this 
instance, the proposal is for an all-weather equestrian riding arena for personal use. The 
arena would be sited on land adjacent to the owners’ dwellinghouse and their existing 
stabling block. It is proposed that the arena would replace a grassed paddock and provide 
an arena which is suitable for the exercising of horses in all weathers. 

Therefore, it is considered that the proposal is acceptable in principle, subject to 
compliance with all other relevant policies which will be discussed below.

2. Impact on the amenity of neighbouring properties

Policy CP27 of the JCS requires that developments would not have an unacceptable impact 
on the amenity of the occupiers of neighbouring properties through loss of privacy or 
excessive overshadowing. Policy CP27 of the JCS also refers to lighting schemes for a 
development not being permitted unless the minimum amount of lighting necessary to 
achieve its purpose proposed. It further continues that 'glare and light spillage from the site 
must be minimised'. Paragraph 17 of the NPPF amongst other core principles, requires 
development to provide a good level of amenity for all new and existing occupants of land 
and buildings.

The arena would be located to the rear of Maddocks Hill House. It is well distanced from 
neighbouring properties with the nearest being Ropley Cottage to the north, the dwelling of 
which is in excess of 30 metres from the development. The nature of the development is 
such that it would not cause any dominance or overshadowing. It is sufficiently distanced so 
as not to cause loss of privacy.
 
Environmental Health have been consulted and raise no objection subject to a proposed 
condition that ensures that no external lighting or floodlighting is installed without 
agreement from the Local Planning Authority for the reasons of protecting the amenity of 
occupants of neighbouring properties.

Having regard to the above, the proposal is compliant with policies CP27 and CP29 of the 
JCS.



3. Impact on the character of the area

Policy CP29 of the JCS seeks to ensure that development proposals are of exemplary 
standards of design and architecture, with a high quality external appearance that respect 
the area's particular characteristics.  It requires that developments are sympathetic to their 
setting in terms of scale, height and massing, and their relationship to adjoining buildings, 
spaces around buildings, and that development should make a positive contribution to the 
overall appearance of the area.

The proposal is to the rear of the applicants' dwelling and adjacent their existing stable 
block. Therefore, the proposal is well related to the existing development on the site, and an 
obvious position for the applicants' use. The setting is considered to be appropriate. The 
area of land is currently a grassed paddock and the land slopes to the south. It is proposed 
that this would be levelled for the purposes of the riding arena. The site is fairly well 
screened by the existing stables to the west, the dwelling to the north and mature trees to 
the east. The Landscape Officer has raised no objection to the proposal.

Having regard to the above, the proposal is compliant with policy CP29 of the JCS and 
policy HE2 of the Local Plan.

4. Highway implications

Policy CP31 of the JCS requires that regard is had to any impact on the safety and 
convenience of the public highway. 

The arena would be for personal use of the occupants of Maddocks Hill House and it would 
be fully accessible considering the proposed location on site. It is considered that there 
would be no changes in traffic or impacts on the highway as a result of the proposed 
development.

Having regard to the above, the proposal is compliant with policy CP31 of the JCS.

5. Drainage

The Drainage Officer has commented that the ground conditions are likely to be clay 
overlying chalk. Therefore, the applicant will need to carry out some site investigation 
including a site percolation test in order to support the design. The Drainage Officer has 
recommended that if permission is granted, a condition be attached to ensure that these 
details are submitted prior to commencement of the proposed scheme.

Conclusion

The proposal is considered to be acceptable as it would be appropriate in its setting, would 
not detract from the character and appearance of the area, would not have an unacceptable 
impact on the amenities of neighbouring properties and would not have an adverse effect 
on the safety and function of the highway network. As such, the proposal is in compliance 
with the relevant policies of the East Hampshire District Local Plan: Joint Core Strategy, 
and the East Hampshire District Local Plan: Second Review.

RECOMMENDATION  PERMISSION subject to the following conditions:



1 The development hereby permitted shall be begun before the expiration 
of three years from the date of this planning permission.
Reason - To comply with Section 91 of the Town and Country Planning 
Act 1990

2 No development shall commence on site until details of a scheme for 
surface water drainage has been submitted to, and approved in writing 
by, the Local Planning Authority.  Such details should include provision for 
all surface water drainage from parking areas and areas of hardstanding 
to prevent surface water from discharging onto the highway and should 
be based on site investigation and percolation tests.  The development 
shall be carried out in accordance with the approved details before any 
part of the development is first occupied and shall be retained thereafter.
Reason - To ensure adequate provision for drainage. It is considered 
necessary for this to be a pre-commencement condition as such details 
need to be taken into account in the construction of the development and 
thus go to the heart of the planning permission.
Note: The applicant is requested to contact the Council's Drainage 
Consultant as soon as possible to discuss the details required for the 
discharge of the above condition.

3 No external lighting/ floodlighting shall be installed on the site until such 
details have been submitted to and approved in writing by the Local 
Planning Authority. The lighting shall be installed, operated, and 
maintained in accordance with the approved details.
Reason - In the interests of the amenity of the occupants of neighbouring 
properties and the interests of highway safety.
Note: When submitting details for approval, it is requested that a report 
from a competent Lighting Professional is provided, confirming that the 
external lighting installation meets the Obtrusive Light Limitations for 
Exterior Lighting Installations for Environmental Zone (to be specified for 
the circumstances) as set out in the "Guidance Notes for the Reduction of 
Obtrusive Light GN01:2011" issued by the Institute of Lighting 
Professionals.

4 Notwithstanding any indication shown on the approved plans and 
notwithstanding the provisions of the Town and Country Planning 
(General Permitted Development) Order 2015 (or any order revoking, re-
enacting or modifying that Order) the development hereby permitted shall 
be used only as private, non-commercial, riding arena incidental to the 
enjoyment of the dwellinghouse as a private residence and for no other 
purpose.
Reason - To prevent the riding arena from being used for commercial 
purposes to the detriment of the locality with respect to increased activity 
and vehicle movements.



5 The development hereby permitted shall be carried out in accordance 
with the following approved plans and particulars:

Application form
Design, Access and planning statement
Tree information
Location plan
Block plan
Surface details

Reason - To ensure provision of a satisfactory development

Informative Notes to Applicant:

1 In accordance with paragraphs 186 and 187 of the NPPF East 
Hampshire District Council (EHDC) takes a positive and proactive 
approach and works with applicants/agents on development proposals in 
a manner focused on solutions by:

 offering a pre-application advice service,

 updating applicant/agents of any issues that may arise in the 
processing of their application and where possible suggesting 
solutions.

In this instance the applicant was updated of any issues after the initial 
site visit.

2 The applicant is advised that a licence under the Riding Establishments 
Act 1964 is required for the business of keeping horses for the purpose 
of their being let out on hire for riding or the purpose of their being used 
in providing, in return for payment, instruction in riding. For further 
information contact Environmental Health on 01420 234360

CASE OFFICER: Rosie Virgo 01730 234245 Mon,Tues,Thu
———————————————————————————————————————
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Site layout plan
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Fence detail plan


