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EXECUTIVE  SUMMARY 

This planning appl icat ion seeks consent for  an equestr ian arena with associated 

fac i l i t ies  and surfac ing of access track,  and reposit ioning of an agr icultura l barn,  on 

land at North Rye House, Donnington, n ear Moreton- in-Marsh.  

 

 
POLICY 

“ In the sett ing of the AONB, great weight wi l l  be g iven to the conservat ion and 

enhancement of the natura l beauty of the landscape, i ts  character and specia l 

qual i t ies . ”  

Pol icy EN5, Cotswold Distr ict Local P lan 2011 -2031 

 

“Development should conserve and enhance biodivers ity ,  providing net gains where 

poss ible . Proposals that create, restore and provide for benef ic ia l  management of  

ecologica l networks , habitats and features , wi l l  be permitted .”  

Pol icy EN8, Cotswold Distr ict Local P lan 2011-2031  

 

“Access to a network of high -qual i ty open spaces and opportunit ies for sport and 

phys ica l act iv ity is  important for hea lth and wel l -being .”  

Paragraph 98 , Nat ional  Planning Pol icy Framework  

 

“The p lanning system should support the trans it ion to a low carbon future in a 

changing c l imate…It  should help to…support renewable and low carbon energy and 

associated infrastructure .”  

Paragraph 152, Nat ional Planning Pol icy Framework  

 

 

 
PLANNING BALANCE 

This proposal  seeks p lanning permiss ion for an equestr ian arena with associated 

fac i l i t ies for the pr ivate use of the owners of  North Rye House . The arena bui ld ing 

has been des igned to achieve an agr icu ltura l aesthet ic  that is  appropr iate to its  rura l 

sett ing . I t  has been sens it ive ly s ited to ensure it  is  wel l  screened in the wider  

landscape, with the submitted Landscape Appraisa l of  Key Views conf irm ing the s ite 

is  only part ia l ly v is ib le from one distant receptor locat ion. The proposal preserves  

landscape character , v isual amenity and key v iews  of the Area of Outs tanding Natural  

Beauty (AONB) sett ing and Special Landscape Area.  

 

A comprehensive landscap ing scheme has been prepared for the wider landhold ing 

which offers a s igni f icant opportunity to enhance and increase the ecologica l va lue 
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of the wider s ite and ach ieve a s ign i f icant  b iodivers ity net ga in of 30.51%, through 

creat ing a range of new habitats and improv ing ecolog ica l connect iv i ty .  

 

The fac i l i ty wi l l  enable the appl icants to pursue their pass ion for ho rses sustainably  

and lead a healthy and act ive l i festy le ,  as is  advocated by the NPPF.  The proposals 

wi l l  a lso secure the generat ion of renewable electr ic ity to power the development 

and contr ibute toward the appl icants ’  des i re for net zero across their wider 

landhold ing.  

 

There are no impacts ar is ing from the development which can be cons idered 

s ign i f icant ;  therefore , the development proposal should be approved without de lay  

in accordance with paragraph 11 of the NPPF.  
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1 .  INTRODUCTION 

1.1:  This appl icat ion seeks ful l  p lanning permiss ion for a new bui ld ing to house an 

equestr ian arena and associated faci l i t ies ,  p lus  resurfac ing of the access track , on 

land at North Rye House. I t  a lso seeks the reposit ion ing of an agr icultura l barn .  

1 .2 :  The arena and faci l i t ies wi l l  be for the pr ivate use of  the owners of North Rye 

House, who farm the land and are keen equestr ians .  

DESCRIPTION OF DEVELOPMENT 

1.3:  The descr ipt ion of development is  as fol lows :  

Creat ion of a pr ivate equestr ian arena with associated fac i l i t ies ,  

reinstatement and surface treatment of access track plus reposit ioning of 

agr icu ltura l barn (approved under LPA ref :  22/02335/AGFO).  

CONTEXT 

1.4:  Submitted in support of this  appl icat ion are the fol lowing documents :  

•  Completed appl icat ion forms, cert i f icates and CIL forms ;  

•  Drawings package (Yiangou Architects) ;  

•  Design & Access Statement (Yiangou Architects) ;  

•  Landscape Appra isal o f  Key Views (Rura l So lut ions) ;  

•  Landscape Masterp lan (Rural So lut ions) ;  

•  Energy & Sustainab i l i ty  Statement (BBH Energy) ;  and 

•  Prel iminary Ecologica l Appraisal  and BNG calculat ions (Wildwood Ecology) .  

1 .5 :  This Planning Statement is  structured as fo l lows :  

•  Sect ion 2 detai ls  the s ite and its  surroundings , inc lud ing detai ls  of  

des ignat ions and re levant planning h istory;  

•  Sect ion 3 provides further deta i l  on the proposed development ;  

•  Sect ion 4 out l ines the local and nat ional p lanning pol ic ies pert inent to the 

cons iderat ion of th is  appl icat ion ;  

•  Sect ion 5 assesses the pr inciple of the development and  other mater ia l  

planning cons iderat ions ; and  

•  Sect ion 6 concludes .  
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2 .  S ITE AND SURROUNDINGS 

LOCATION 

2.1:  The appl icat ion s ite is  with in the agr icultura l  landhold ing of North Rye House .  

The s ite itsel f  is  a f ie ld located to the north of the main dwel l ing , North Rye 

House.  

2.2 :  The s ite is  approximately 1.2km northeast of Broadwel l .  An aer ia l  v iew of the  

s ite is  provided at F igure 1 and the wider s ite context is  shown at F igure 2.  

F igure  1  –  Aer i a l  v iew o f  t he s i te .  Sou rce :  Goog le  M aps .  
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F igure  2  –  Wider  s i te  context .  S i te  denoted  by red dot .  Sou rce :  Goog le  M aps .  

 

DESIGNATIONS 

2.3:  The proposed arena is  located outs ide of ,  but adjacent to,  the Cotswolds AONB. 

The access to the equestr ian arena  crosses land within the AONB. The s ite is  

not within the Green Belt .  The s ite is  with in the Moreton- in-Marsh Surrounds  

Specia l Landscape Area.  

2.4 :  The s ite is  located in F lood Zone 1, with the lowest probabi l i ty of f looding .  

SITE ACCESSIBILITY 

2.5:  North Rye House is  accessed v ia a pr ivate road taken off  the A429. This 

appl icat ion seeks the reinstatement and surfacing of the access track to serve the 

new arena and adjacent barn . The bui ld ing wi l l  ut i l ise an exist ing f ie ld access  to 

the north of the main house.  

PLANNING HISTORY 

2.6:  There is  no planning history for the appl icat ion s ite itse l f .  However , there are 

relevant appl icat ions within the wider landholding .  

2 .7 :  LPA ref :  22/02335/AGFO –  this  Pr ior Approval  consent fa l ls  within the 

appl icat ion s ite .  I t  was determined on 26 t h  Ju ly 2022 that Pr ior Approval was not  
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required for the erect ion of  a stone-bui lt  agr icu ltura l storage bui ld ing.  The 

approved locat ion is  shown in F igure 3.  

F igure  3  –  Approved locat ion o f  ag r i cu l tu ra l  s torage barn .  

 

2 .8 :  LPA ref :  22/01275/FUL –  this  appl icat ion was approved on 22 n d  June 2022 and 

permitted demol it ion of the exist ing dwel l ing and erect ion of  a replacement 

dwel l ing with associated le isure bui ld ing . The approved s ite layout (to the south 

of the appl icat ion s ite) is  shown at F igure 4.  

F igure  4  –  S i te  l a yout  approved unde r  app l i ca t ion  re f .  22 /01275/FUL .  

 



PLANNING STATEMENT  PREPARED BY 

NORTH RYE EQUESTRIAN ARENA  /  MR & MRS RE DWOOD RURAL SOLUTIONS LTD  

 

11 

 

2.9:  LPA ref :  21/04074/FUL –  this  appl icat ion was approved on 10 t h  February 2022 

and consented to the convers ion and extens ion of  an exist ing barn, known as  

Lemel l Hooks Barn, to a two-bedroom dwel l ing . This smal l ,  s ing le -storey barn 

was bui lt  in the late 19 t h  or ear ly 20 t h  century and is  no longer suitable for 

modern agr icu ltural use.  I ts  convers ion to a dwel l ing wi l l  ensure v iable use of  

this  non-des ignated her itage asset .  

2 .10 :  LPA ref :  21/03370/FUL –  this  appl icat ion was approved on 17 t h  November 2021 

and permitted a two-storey and s ingle-storey rear , two-storey s ide and two-

storey front extens ions and associated alterat ion s to the main house.  

2.11 :  LPA ref :  90 .00623 –  this  appl icat ion was approved on 5 t h  October 1990 and 

al lowed the d ismant l ing of the  lorry garage,  i ts  repair and re-erect ion on a nearby 

s ite , and the erect ion of three new loose boxes .  No documents are avai lable 

onl ine for th is  appl icat ion to ascerta in the locat ion of these proposa ls .  
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3 .  THE PROPOSALS  

3.1:  This appl icat ion seeks planning permiss ion for the erect ion of an equestr ian arena 

plus associated faci l i t ies ,  area of hardstanding,  surfac ing of the access track, and 

the reposit ioning of the agr icu ltural  barn which wi l l  share the f ie ld with the 

equestr ian use . An extract of the proposed s i te plan is  included at F igure 5 .  

F igure  5  –  P roposed s i t e  l a yout .  

 

3 .2 :  The new horse arena is  des igned to s it  comfortably within the natural  landscape.  

I ts  s ize is  dictated by funct iona l requirements recommended by the Br it ish Horse 

Society . The arena wi l l  comprise 6 no. stab les , plus anci l lary rooms and a covered 

arena with v iewing plat form. 

3.3:  The arena bui ld ing has  been des igned with a f lat roo f to accommodate solar PV 

panels ,  and roof l ights  with louvres to a l low dif fused natural l ight into the arena .  

A lean-to sty le e lement has been incorporated to house the stab les and anc i l lary 

rooms 

3.4:  The PV instal lat ions are  an essent ia l  part of the net zero carbon strategy for the 

estate, which is  discussed in further deta i l  in  the Energy & Sustainabi l i ty  

Statement submitted with this  appl icat ion .  The proposed elevat ions  of the arena 

and barn in context  are shown at F igure 6.  
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F igure  6  –  P roposed contextua l  e levat ions .  

 

3 .5 :  The bui ld ing is  steel framed and clad with vert ica l boarded t imber c ladding with 

large openings with rol ler shutters to al low generous cross vent i lat ion through 

the bui ld ing .  

3 .6 :  The barn is  to be reor ientated to enc lose the area of proposed hardstanding so 

that it  can serve both bui ld ings .  The barn wi l l  be clad in stone as approved under  

Pr ior Approval appl icat ion ref .  22/02335/AGFO. This appl icat ion seeks 5 no. 

modest al low s l i t  windows to the south -facing elevat ion of the approved barn  to 

provide natura l l ight internal ly .  

3 .7 :  This appl icat ion also seeks to resurface the access track to serve the arena and 

adjacent barn , taken off the exist ing pr ivate dr iveway which serves  North Rye 

House. This wi l l  be a 3 .5m wide twin-track with central grass verge constructed 

from a permeable type 1 sub-base. The proposed construct ion is  indicated at  

Figure 7.  
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F igure  7  –  I nd ica t i ve  image  o f  a ccess  t ra ck .  
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4 .  PLANNING POLICY  CONTEXT 

Local Development Plan  

4.1:  Sect ion 38 (6) of the P lanning and Compulsory Purchase Act 2004 states that ‘ i f  

regard is  to be had to the development p lan for the purpose of any determinat ion 

to be made under the Planning Acts ,  the determinat ion must be made in 

accordance with the p lan unless mater ia l  cons iderat ions indi cate otherwise’ .  

4 .2 :  The adopted Loca l Development P lan for the area is  the Cotswold Distr ict Loca l  

Plan 2011-2031, adopted in August 2018.  

4.3 :  The pol ic ies most relevant to the determinat ion of th is  appl icat ion are set out  

below.  

•  Pol icy EN1 –  Bu i lt ,  Natura l and H istor ic Environment –  new development 

should protect ,  conserve and enhance the natural environment by , inter al ia ,  

ensur ing the protect ion of natura l assets ,  contr ibut ing to provis ion and 

enhancement of mult i - funct ional green infras tructure , and ensur ing des igns  

complement the character of an area .  

•  Pol icy EN4 –  The Wider Natural and Histor ic Landscape –  development must 

not have a s igni f icant detr imental impact  on the landscape ( including 

tranqui l l i ty) .  Proposals should take account of landscape and histor ic 

character , v isua l qua l i ty and local dist inct iveness . Proposals are also expected 

to enhance, restore and better  manage the landscape, and any s igni f icant 

features and elements ,  inc lud ing key views.  

•  Pol icy EN5 –  Cotswolds AONB –  in the sett ing of the AONB, great weight  

wi l l  be given to the conservat ion and enhancement of the natura l beauty of 

the landscape, i ts  character and specia l qua l i t ies .  

•  Pol icy EN6 –  Specia l Landscape Areas –  development here should not have 

a s ign i f icant detr imental impact on the special character and key landscape 

qual it ies of the area, includ ing tranqui l l i ty .  

•  Pol icy EN7 –  Trees , Hedgerows and Woodlands –  development should 

conserve and enhance trees and hedgerows of high landscape, amenity,  

ecologica l and histor ical value.  

•  Pol icy EN8 –  Biodivers i ty and Geodivers ity :  Features , Habitats and Species –  

development should conserve and enhance biod ivers ity ,  providing net gains 

where poss ible . Proposals that create, restore and provide for benef ic ia l 

management of ecolog ica l networks , habitats and features , wi l l  be permitted.  

•  Pol icy INF7 –  Green In frastructure –  development proposals must contr ibute ,  

depending on the ir scale , use and locat ion, to the protect ion and 
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enhancement of exist ing Green Infrastructure an d/or the del ivery of new 

Green In frastructure.  

National Planning Pol icy Framework  

4.4:  The relevant pol ic ies from the Nat ional Planning Pol icy Fram ework (NPPF) 2021 

are out l ined below:  

•  Paragraph 8 out l ines the economic , social and environmenta l object ives of  

sustainable development.  

•  Paragraph 10 conf irms the presumpt ion in favour of susta inable development .   

•  Paragraph 11 explains that the presumpt ion in favour of sustainable 

development means approving proposals that accord with up -to-date 

development p lans without delay .  

•  Paragraph 92 advocates development that enables and supports healthy 

l i festy les .  Paragraph 98 acknowledges how opportunit ies for sp ort and 

phys ica l act iv ity are important for health and wel l -be ing .  

•  Paragraph 126 states  that the creat ion of high-qual ity ,  beaut i fu l and 

sustainable bui ld ings and places is  fundamental to what the planning and 

development process should ach ieve , and that  good des ign is  a key aspect of  

sustainable development.  

•  Paragraph 130 out l ines  des ign cr iter ia for development , including ,  inter al ia :  

should be v isual ly attract ive as a resu lt  of  good arch itecture; be sympathet ic 

to loca l character and history , and create places which promote health and 

wel l-be ing .  

•  Paragraph 152 conf irms the planning system should support the trans it ion to 

a low carbon future, whi le paragraph 154  states that new development 

should he lp reduce emiss ions through cons iderat ions such as or ientat ion and 

des ign .  

•  Paragraph 159 directs  development toward areas at the lowest  r isk of 

f looding , and paragraph 167 requires that development does not increase 

f lood r isk elsewhere .  

•  Paragraph 174 out l ines the requirement to protect and enhance valued 

landscapes and provide net ga ins for biodivers ity .  

•  Paragraph 176 conf irms that development in the sett ing of an AONB should 

be sens it ive ly located and des igned to avoid or minimise adverse impacts on 

the des ignated area .  
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5 .  ASSESSMENT OF KEY PLANNING ISSUES  

5.1:  The key planning issues of relevance to th is  proposal are cons idered to be the 

fol lowing :  

•  Princ ip le of development;  

•  Landscape impact ;  

•  Ecology ;  

•  Landscape enhancements  and Biodivers ity Net Gain ;  

•  Design;  

•  Sustainab i l i ty ;  and  

•  Access and h ighways .  

5 .2 :  These are discussed in turn in th is  sect io n.  

P r i nc ip l e  o f  Deve l opmen t  

5.3:  The proposed equestr ian arena wi l l  be for the pr ivate use of the appl icants ,  who 

l ive at North Rye House. The owners of North Rye House, who took ownersh ip 

in 2021, are pass ionate about horses . They have consent to bui ld the ir  new home 

at North Rye and wish to move their  horses to the s ite also.  Equestr ian use is  

an appropr iate form of  rural development .  

5 .4 :  The arena wi l l  provide the appl icants with high-qual ity fac i l i t ies to enable them 

to pursue the ir pass ion for horses within their own landholding .  Car ing for ,  

train ing and exerc is ing horses is  demanding of t ime and resources .  Having such 

a faci l i ty c lose to home wil l  enable the appl icants to give the ir horses the best 

poss ible care and be on hand when required .  

5.5 :  Locat ing the faci l i ty close to the appl icants ’  home is  a choice made with 

sustainabi l i ty in mind, to remove the need for  them to dr ive by pr ivate car to a 

l ivery severa l t imes per  day to care for and exercise the horses , as is  the current 

s ituat ion.  

5.6 :  Seven loose box stab les have been included in t he des ign –  one for each of the 

appl icants ’  exist ing horses . Modest -s ized essent ia l  anci l lary uses have also been 

inc luded –  a feed store, tack room, rug  room, equipment store and a wash bay . 

The covered arena wi l l  a l low for tra in ing and exerc is ing to take place in a l l  

weather  condit ions  and the viewing ga l lery wi l l  a l low the appl icant s to observe 

and monitor each horse’s developmenta l and train ing progress .  

5 .7 :  The development wi l l  enable the appl icants  to pursue a hea lthy l i festyle and 

enhance their wel l -being by spending t ime with the ir horses and partak ing in 

phys ica l act iv ity ,  which is  supported at paragraphs 92 and 98 of the NPPF.  
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5.8:  The arena bui ld ing and stables have a footpr int  of 2,205sqm and the barn bui ld ing 

is  314sqm (as previous ly deemed acceptab le) .  Therefore , the overa l l  area of  bui lt  

forms is  2 ,519sqm (0.25ha) . The f loorspace proposed technica l ly reaches the s ize 

threshold of ‘major ’  development.  

5 .9 :  Footnote 60 of the NPPF cons iders the point of major development , which 

should not normal ly be permitted within AONBs.  I t  makes clear that “for the 

purposes of paragraph 176 and 177, whether a proposal is  ‘major development ’  

is  a matter for the decis ion -maker , taking into account its  nature, scale and sett ing 

and whether it  could have a s ign i f icant adverse impact on the purposes for which 

the area has been des ignated ” .  

5 .10 :  I t  is  important to note that the bui ld ings  and f loorspace proposed do not s it  

with in the AONB itse l f .  Therefore,  the scale and locat ion of development do not 

tr igger Footnote 60 and major development is  not unacceptab le . Only the 

resurfac ing of the access track crosses over land with in the AONB.  

5.11 :  Notwithstanding th is  matter ,  fu l l  cons iderat ion has been g iven to the vis ib i l i ty of  

the arena bui ld ing within its  sett ing in c lose proximity t o the AONB. This is  

cons idered further within th is  sect ion.  

5.12 :  I t  is  a lso important to note that the s ite benef i ts  from the Pr ior Approval consent 

granted under ref .  22/02335/AGFO. Therefore , the pr inc iple of a bui ld ing in this  

locat ion has a lready been estab l ished. This appl icat ion seeks to reposit ion the 

barn to s it  perpendicular to the arena.  

5.13 :  The approved barn and the arena bui ld ing wi l l  s i t  adjacent to one another , 

pos it ioned in the corner of the f ie ld ad jacent to the vegetated boundary, to 

minimise the visual impact on the landscape.  

5.14 :  The barn wi l l  be used predominant ly for agr icultura l storage  associated with the 

wider landhold ing. A smal l  proport ion wi l l  be used for plant  associated with the 

solar panels on the arena and the wider decarbonisat ion  of the landholding.  The 

appl icants str ive for their landhold ing to achieve net zero carbon in the future ,  

in l ine with local and nat iona l pol icy object ives to trans it ion to a low carbon 

future .  The sustainab i l i ty of the development is  discussed in more detai l  later in 

this  sect ion.  

Land scape  Impac t  

5.15 :  A Landscape Appra isal  of Key Views  (LAKV) has been prepared to inform this  

planning appl icat ion , due to the s ite ’ s  locat ion in a Special Landscape Area 

adjacent to the Cotswolds AONB.  

5.16 :  This document summarises the key v iews of the s ite from the surrounding 

landscape to understand the visua l relat ionship of the proposal with the wider  

landscape.  
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5.17 :  Of the 10 receptor pos it ions ident i f ied , there is  only one which al lows for a 

part ia l  g l impsed view of the s ite . The s ite i s  not vis ib le from the other nine 

receptor points due to var iat ions in topography, intervening f ie ld boundar ies and 

vegetat ion buf fers including woodland b loc ks and spinneys .  

5 .18 :  The one viewpoint from which the s ite is  part ia l ly v is ib le is  a publ ic footpath 

1.4km away to the southwest .  The LAKV conf irms that this  v is ib i l i ty is  only 

seasonal ,  and the s ite wi l l  not  be vis ib le at al l  t imes of  the year . The view is  a l so 

only a part ia l  g l impse , with the major ity of the proposed bui ld ing located out of 

view behind a large group of mature trees which provide a good leve l of  

screening .  

5 .19 :  The LAKV conf irms that from this s ing le receptor where the s ite is  part ia l ly 

v is ib le , the s ite is  a smal l  component of the v iew and neither the focus nor the 

pr imary exper ience. Users of this  publ ic footpath wi l l  cont inue to enjoy broader 

distant v iews containing scattered sett lements , isolated dwel l ings ,  agr icultura l  

structures and other establ ished rura l uses .  

5 .20 :  The appraisa l  concludes that the proposa ls combined with a sens it ive package of  

enhancements are not l ike ly to form a dominant or s igni f icant element within the 

landscape.  Overal l ,  tak ing the h igh leve l of v isua l sens it iv ity and the ne gl ig ib le 

magnitude of visual ef fect ,  i t  is  cons idered that the development at year 1 would 

give r ise to s l ight adverse visual ef fects .  However , i t  is  cons idered that  

appropriate enhancement measures such as  suitable landscape proposals  wi l l  

combine to s igni f icant ly reduce the overa l l  nature of v isua l ef fects at  year 10 , to 

neutra l and of  no s ign i f icance.  

5.21 :  I t  has therefore been demonstrated that the  special character and key landscape 

qual it ies of the Special Landscape Area wi l l  not be harmed and the natura l  

beauty, character and special qual i t ies of the AONB sett ing wi l l  be conserved, in 

accordance with pol ic ies EN5 and EN6 , and paragraph 176 of the NPPF.  

5.22 :  Further detai ls  on landscape enhancements and biodiv ers ity net gain are set out  

below.  

Ecology 

5.23 :  A Prel iminary Ecolog ical Appra isa l  (PEA) for  the s ite has been undertaken to 

assess the basel ine ecologica l status of the appl icat ion s ite and wider landholdin g . 

5 .24 :  This conf irms that  the appl icat ion s i te comprises most ly improved 

grass land/arable land, which is  heavi ly grazed by sheep. A sect ion of the s ite in 

the north comprises semi - improved neutra l grass land . These habitats  are of s ite -

level ecolog ical importance.  There are no des ignated , pr ior ity or protected 

habitats that would be af fected by the deve lopment.  

5 .25 :  The wider s ite is  known to have bats and a Bat L icence wi l l  need to be obta ined 

to carry out the approved replacement dwel l ing scheme. The arena scheme 

provides the opportuni ty for an addit ional bat loft to be provided within the roof 
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space of the approved agr icu ltura l bui ld ing . The ecolog ists have ident i f ied th is  

bui ld ing as be ing ideal ly located to better meet the needs of bats than a l l  other  

bui ld ings on the estate .  

5 .26 :  Furthermore, a lthough the development wi l l  cause loss of grass land suitab le for  

forag ing by bats ,  these habitats are in abundance in the surrounding landscape .  

Bats wi l l  be able to cont inue commut ing on and off -s ite as there wi l l  be no loss  

of hedgerows or trees as a result  of the development .  In the absence of  

mit igat ion, there is  un l ike ly to be an impact on bats as a result  of lost foraging 

habitat .  Without mit igat ion , there is  potent ia l  for increased l ight disturbance ,  

therefore i f  l ight ing is  required a sens it ive l ight ing p lan wi l l  be prepared to ensure 

dark corr idors are maintained . Enhancements  are proposed for bats both on and 

off-s ite in the form of a new bat loft in the approved barn, bat boxes on nearby 

trees , and habitat enhancement and creat ion throughout the estate .  

5 .27 :  The PEA conf irms that dormice , otter ,  great crested newts and invertebrates are 

unl ike ly to be negat ive ly impacted by the development.  Precaut ionary work ing 

methods dur ing vegetat ion clearance and construct ion wi l l  be suff ic ient to 

address any potent ia l  impact on amphib ians , rept i les ,  nest ing b irds , badgers and 

hedgehogs . Suitable measures are out l ined in the PEA. A  Precaut ionary Working 

Method Statement wi l l  be prepared to detai l  how impacts on amphibians and 

rept i les can be avoided.  

5.28 :  Overal l ,  the PEA concludes that fol lowing the implementat ion of the measures  

out l ined , the development can be undertaken without long-term impacts on the 

key protected species at the s ite .  

5 .29 :  Ecologica l enhancement measures and B iodivers ity Net Gain are discussed 

further be low and in the PEA. 

Landscape Enhancements  and Biodiversi ty Net Gain  

5.30 :  Through consultat ion between the pro ject eco logist and landscape arch itect ,  

s ign i f icant enhancements to the landscape have been ident i f ied which wi l l  create 

real opportunit ies  to increase the b iodivers ity va lue of the land.  Cotswold 

Distr ict Counci l  declared an ecologica l emergency in July 2020 and therefore the 

enhancement proposed wil l  go some way to ass ist ing the counci l  in  tack l ing this  

issue.  

5 .31 :  The proposed bui ld ing has been carefu l ly s ited to ensure that a l l  exist ing trees  

and hedgerows can be retained, in l ine with pol icy EN7.  

5.32 :  A comprehensive landscap ing scheme has been prepared to ensure this  proposa l  

ach ieves s igni f icant b iodivers ity net ga in and wider landscape enhancements .  A 

Landscape Masterplan is  submitted with th is  appl icat ion, with a summary of the 

proposals out l ined below:  

•  Native scrub and tree plant ing are proposed along the northern , eastern and 

southern f ie ld boundar ies ,  underp lanted with fruit ing , f lowering and nut -
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bear ing species . Along these boundar ies ,  there wi l l  a lso be a herb-r ich ground 

layer .  

•  Two woodland blocks are also proposed, one on the northern boundary of 

the f ie ld and the other  in the middle of the eastern boundary , to provide 

suitab le habitat for bats .  

•  The open spaces with in the f ie ld wi l l  be p lanted with nat ive wi ld grasses .  

•  An orchard is  proposed to the south of the new bui ld ing and barn, provid ing 

an ecologica l ly r ich new habitat in an appropriate locat ion that wi l l  a lso 

provide a pleasant out look from the main dwel l ing.  

•  Adjacent to the Fosse Way, a woodland bel t wi l l  be planted to promote 

north-south ecologica l connect iv ity and enhance the wider landscape 

character of the area.  

•  Where required , broken or di lap idated hedgerows with in the wider land 

ownership wi l l  be enhanced with addit ional p lant ing of nat ive species 

inc lud ing fru it ing and f lower ing var iet ies .  Al l  hedgerows wi l l  a lso be fenced 

with stock-proof post  and wire fenc ing to protect qual i ty and promote 

ecologica l corr idors and connect iv ity .  

•  Exist ing post and ra i l  fences within the landholding wi l l  be replaced with 

nat ive species inc lud ing fruit ing and f lower ing var iet ies to promote ecolog ical  

corr idors and north-south connect iv ity .  

•  Hedgerow trees wi l l  be subject to managed decl ine in the large quant it ies of  

ash exper iencing d ieback with in the s ite . This method of management 

provides excel lent hab itat compared to removing trees at the outset .  

•  A programme of next -generat ion tree plant ing is  proposed, us ing a var iety 

of nat ive deciduous species . This wi l l  preserve landscape character and 

futureproof the green infrastructure of fer of the landholding in terms of  

res i l ience to c l imate change and disease .  

5 .33 :  The comprehens ive landscap ing scheme proposed wil l  ensure th is  development 

makes a s ign i f icant contr ibut ion to biodivers ity net gain of 30.51% in accordance 

with Pol icy EN8 and NPPF paragraph 174 . Green infrastructure inc luding va luable 

landscape features wi l l  a lso be enhanced in l ine with pol ic ies EN1 and EN7.  

5.34 :  A wide var iety of habitats and nat ive species wi l l  be introduced,  and green 

infrastructure networks  wi l l  be created to enhance the ecolog ical connect iv ity of  

the wider landhold ing , to provide for benef ic ia l  management of  ecolog ical 

networks , hab itats and features in l ine with pol ic ies EN1, EN8 and INF7.  
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5.35 :  The appl icants would be amenable to a condit ion to secure the wider landscape 

enhancements beyond the red l ine boundary , and their future management ,  v ia a 

suitab le phas ing plan.  

Des i g n   

5.36 :  Ful l  deta i ls  of the proposed des ign are inc luded with in the Design and Access 

Statement ,  and it  is  not intended to repeat these here. In summary, t he arena 

bui ld ing has been des igned to ach ieve an agr icu ltura l  aesthet ic appropriate for  

the rural locat ion.  The f lat roof des ign ensures  the bui ld ing is  only 6m tal l ,  in l ine 

with other pr ivate equestr ian arenas approved with in the Cotswold Distr ict  

Counci l  area ( for example, LPA ref :  21/00466/FUL) .  

5 .37 :  The choice of t imber cladding wi l l  he lp the bui ld ing to s it  wel l  aga inst the 

backdrop of mature trees along the f ie ld boundar ies and wi l l  weather over t ime,  

further reducing the v isual impact .  Timber window shutters  and t imber gates with  

steel rol ler shutters above have been chosen to achieve the look of an 

agr icu ltura l bu i ld ing.  

5 .38 :  Roof l ights have been incorporated to provide plenty of natura l  l ight ,  thus  

reducing requirements for art i f ic ia l  l ight ing . The f lat roof des ign a lso al lows for  

solar PV panels to be instal led to provide e lectr ic ity from renewable sources for  

the bui ld ing .  

Sustainabi l i ty  

5.39 :  The proposals have been des igned with susta inab i l i ty as a ke y cons iderat ion .  In 

Ju ly 2020, Cotswold Distr ict Counci l  declared a cl imate emergency and as such,  

there is  a strong focus on developments ach ieving net zero status . The appl icants  

share th is  goal and are therefore seek ing to ut i l ise renewable technolog ies that  

not only provide power to the equestr ian fac i l i t ies  but also the main house  

(which has consent to be replaced) .  

5 .40 :  The arena bui ld ing itse l f  wi l l  feature solar PV panels on the roof ,  to provide for  

the e lectr ic ity needs of the bui ld ing . An a ir  source heat pump wil l  a lso be 

insta l led.  

5 .41 :  Sustainab le mater ia ls  have a lso been chosen for the construct ion in t imber 

cladding and a stee l frame. NPPF paragraph 152 is  support ive of the trans it ion 

to a low-carbon future and paragraph 154 advocates development that he lps to 

reduce emiss ions through cons idered or ientat ion and des ign .  

5 .42 :  An Energy & Susta inabi l i ty Statement has been prepared by BBH Energy in 

support of this  appl icat ion. This ca lculates  that the provis ion of solar panels on 

the arena roof could generate suff ic ient e lectr ic ity to enable heat and potable 

hot water across the whole estate  to be cons idered net zero carbon.  By insta l l ing 

air  source heat pumps across the estate,  an est imated 80% reduct ion in carbon 

emiss ions wi l l  be ach ieved compared to us ing typica l boi lers .  
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5.43 :  Overal l ,  the statement concludes that i f  a l l  of the envisaged renewable 

technology systems are deployed across the estate , a tota l of 77,840kg in 

equiva lent CO2 emiss ions wi l l  be saved, compared to burn ing kerosene as the 

pr imary fuel .  This is  the equiva lent of removing 44 average family cars from the 

roads ,  permanent ly .  In doing so , the estate wi l l  be trans it ioning away from foss i l  

fuels wel l  in advance of  the potent ia l  leg is lat ion to do so , as current ly proposed .  

The air  qual i ty impact wi l l  a lso be posit ive because the deployment of heat pump 

systems and so lar PV generat ion wi l l  completely remove emiss ions of NOx, SOx 

and part iculates across the estate. This is  a l l  in accordance with paragraphs 152 

and 154 of the NPPF which are support ive of the trans it ion to a low carbon 

future .  

5 .44 :  Rainwater harvest ing wi l l  a lso be incorporated to reduce sur face water run -off  

and ensure f lood r isk i s  not increased elsewhere ( in l ine with NPPF paragraph 

167) ; the col lected water wi l l  then be used to water the wider f ie ld . The s ite is  

with in F lood Zone 1, where the r isk of f looding is  lowest ,  thus according with 

NPPF paragraph 159.  

Access and Highways  

5.45 :  The exist ing f ie ld access wi l l  be ut i l ised ,  and the track wi l l  run southwest -

northeast for approximately 200 metres  to where it  wi l l  meet the exist ing 

dr iveway. The track wi l l  be constructed from a permeable type 1 compacted sub -

base (twin track with grass centre)  to ensure that its  v isua l impact is  minimal and 

that no unnecessary  impermeable hardstanding is  introduced. A sect ion drawing 

of the proposed track i s  submitted with this  appl icat ion .   

5 .46 :  The proposed route has been carefu l ly pos it ioned to ensure it  s its  c lose to the 

f ie ld boundary whi lst  remaining a suff ic ient distance from tree root prot ect ion 

areas , in the interests of visual amenity and tree preservat ion .  

5.47 :  No alterat ions are proposed that would af fect the publ ic h ighway. The arena wi l l  

be for the pr ivate use of the appl icants ,  therefore wi l l  not generate addit ional  

vehic le movements or t raf f ic on the loca l highway network .  
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6 .  CONCLUSIONS  

6.1:  This proposa l seeks p lanning permiss ion for an equestr ian arena with associated 

fac i l i t ies for the pr ivate use of the owners of  North Rye House . The faci l i ty wi l l  

enable the appl icants to pursue the ir pass ion for horses sustainably  and pursue 

a hea lthy and act ive l i festyle as is  advocated by the NPPF.  

6.2 :  The proposed development is  des igned to a very high standard and incorporates  

a number of susta inab le des ign features ,  both in its  construct ion and for its  

intended da i ly operat ion .  

6.3 :  The arena bui ld ing has  been des igned to achieve an agr icultura l aesthet ic that is  

appropriate to its  rura l sett ing . I t  has  been sens it ive ly s ited to ensure it  is  wel l  

screened in the wider landscape . The submitted LAKV conf irms the s ite is  only 

part ia l ly v is ib le from one distant receptor locat ion . The proposa l preserves  

landscape character , v isua l amenity and key views of the AONB sett ing and 

Specia l Landscape Area.  

6.4 :  A comprehensive landscap ing scheme has  been prepared for  the wider 

landhold ing which offers a s ign i f icant opportunity to enhance and increase the 

ecologica l value of the wider s ite and ach ieve a s igni f icant b iodivers ity net ga in 

of 30.51%, through creat ing a range of  new habitats and improving ecolog ica l  

connect iv ity .  

6 .5 :  The proposal wi l l  s igni f icant ly enhance the ecolog ical and sustainabi l i ty  

credent ia ls  of the wider landholding,  by provid ing new habitats and a l lowing 

renewable energy to be generated . This in turn wi l l  ass is t  the counci l  in tackl ing 

the ecolog ical  and c l imate cr is is  dec lared over the past two years .  

6 .6 :  The proposed development compl ies with the relevant pol ic ies contained in the 

Cotswold Local P lan.  On that bas is ,  there is  a presumption in favour of  

sustainable development. There are no impacts ar is ing from the development 

which can be cons idered s ign i f icant ,  and we request the development be 

approved without delay .  
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