P/18/0567/FP

WARSASH

MS ROS SNOWDEN

AGENT: BRYAN JEZEPH
CONSULTANCY

USE OF THE LAND AS A SMALL RIDING ESTABLISHMENT, THE CARE & WELFARE
OF HORSES, KEEPING AND GRAZING OF HORSES AND THE SITING OF AN
ADDITIONAL STORAGE CONTAINER.
LAND AT HOOK PARK ROAD WARSASH SOUTHAMPTON
Report By
Kim Hayler - Direct dial 01329 824815
Site Description
The application relates to land spanning between Hook Park Road, Workmans Lane and
Chilling Lane, Warsash. The site measures 38.83 hectares.
Access to the site is off Hook Park Road which is a Byway open to all traffic (BOAT),
comprising an unmade and uneven track which leads from Warsash to Hook. The entrance
to the site is through a field gate which leads onto a yard area.
Chilling Lane runs along the side of the eastern most field.
Workmans Lane into the southern most fields.

There is an access from

The yard area comprises a small shelter, tack room, a storage building, temporary toilet, a
storage container and parking for three vehicles. There is also a grass manege which is
used for riding and beyond are the paddocks which accommodate the horses.
There are views of the site from Hook Park Cottages situated on higher ground to the south
of the yard area.
The land is principally laid to grass and comprises a number of paddocks which are used for
grazing. An informal track has been laid out throughout the site which is defined by electric
fencing which separates it from the paddocks.
Public footpath 29 runs through part of the site and connects up with footpath 525 which
runs along Workman's Lane.
The site lies outside of the defined urban settlement boundary. The south western parcel of
land lies within a Site of Importance for Nature Conservation and the south eastern parcel is
shown to be uncertain for Brent Geese.
Description of Proposal
The northernmost parcel of land had temporary permission allowed on appeal as a small
riding establishment including a portable container for storage of tack, feed and first aid
equipment for horses and single portable toilet. The riding establishment operated on the
site between 1 January and 31 July each year for the care and welfare of horses and for
keeping and grazing of horses, expiring on 4 June 2018.

The previous application, had a number of restrictive conditions as follows:
a) The use hereby permitted shall cease, the container shall be removed and the land shall
be reinstated to its former condition on or before three years from the date of this decision
unless a further planning permission has been granted before the expiry of such a period.

b) The use hereby permitted shall only take place on the site between the 1 January and 31
July in any one calendar year and shall not be used outside of the following times:
- 16:00 to 18:00 on Tuesdays and Thursdays;
- 09:00 to 15:00 on Saturdays;
- 09:00 to 15:00 Monday to Friday during school holidays; and
- 10:00 to 16:00 Monday to Friday outside of school holidays.

c) There shall be:
- a maximum of 6 riders/customers between 16:00 to 18:00 on a Tuesday;
- a maximum of 6 riders/customers between 16:00 to 18:00 on a Thursday;
- a maximum of 20 riders/customers on a Saturday;
- a maximum of twenty riders/customers each day between 09:00 to 15:00 Monday to
Friday during school holidays.
d) Between 10:00 to 16:00 Monday to Friday outside of school holidays the site can be used
for 7 hours of ad-hoc tuition per week. No more than 6 riders/customers can use the site at
any one time during these 7 hours.
e) The temporary toilet facilities shall not be located on the site outside of the period 1
January to 31 July.
f) Parking space for a maximum of three vehicles shall be provided on site prior to the first
use of the land for a riding establishment following this decision. This area for the parking of
vehicles shall thereafter be retained and kept available at all times during the period of the
planning permission.
Customers referred to in the conditions above are those paying to ride the horses and do
not include those who care for the horses on site at other times. The carers do exercise the
horses outside of opening hours.
The site area of the current application is larger than that in the previous application as the
applicant is leasing more land.
The application is for the continued use of the land as a small riding establishment; for the
care and welfare of horses; for keeping and grazing of horses, the siting of an additional
storage container and increasing the number of car parking spaces on the site from three to
six.
The additional three parking spaces would be used by carers, not customers. Children with
special needs would be dropped off on the site. Visits from vets and farriers would not be
more frequent.

The current application seeks permission to use the land all year round for the purpose of
accommodating the horses and running the riding establishment.
The applicant is requesting permission to change the opening hours for Monday to Saturday
0900 - 1600.
The applicant is also seeking to remove the restriction of the use of the site for 7 hours of
ad-hoc tuition per week Monday to Friday outside of school holidays to allow for the use of
the site during the week for 7 hours a day, except for Tuesdays and Thursdays when the
site would be used for riding tuition for up to 9 hours.

Furthermore, the applicant is seeking an allowance for additional numbers of customers to:
Tuesday and Thursday between 1600 and 1800 - a maximum of 10 riders/customers per
day;
Saturday - a maximum of 25 riders/customers per day;
Monday to Friday - a maximum of 25 riders/customers per day.
There may my occasions when some horses need to be ridden by carers and sharers
outside of the above customer riding times. For example horses recovering from injuries, at
the recommendation of the vet.
The location for a family fun day is shown the site plan. This event is held once a year and
is exclusively for the families of the customers and the carers. The area shown for the fun
day is located away from residential dwellings and access will be from Workmans Lane.
Planning permission is not required for this activity to take place on the land.
Policies
The following policies apply to this application:
Approved Fareham Borough Core Strategy
CS4 - Green Infrastructure, Biodiversity and Geological Conservation
CS5 - Transport Strategy and Infrastructure
CS14 - Development Outside Settlements
CS17 - High Quality Design
Development Sites and Policies
DSP2 - Environmental Impact
DSP3 - Impact on living conditions
DSP8 - New Leisure and Recreation Development Outside of the Defined Urban Settlement
DSP9 - Economic Development Outside of the Defined Urban Settlement Boundaries
DSP13 - Nature Conservation
DSP14 - Supporting Sites for Brent Greese and Waders
Relevant Planning History
The following planning history is relevant:
P/04/0525/FP

Retention of Field Shelter
PERMISSION

26/05/2004

P/13/1054/FP

PROVISION OF STORAGE CONTAINER, PORTABLE TOILET AND
SMALL RIDING ESTABLISHMENT
28/04/2014
APPROVE

P/14/0778/FP

PROVISION OF STORAGE CONTAINER, PORTABLE TOILET FOR
EXISTING RIDING ESTABLISHMENT
29/09/2014
REFUSE
04/06/2015
APPEAL: ALLOWED

Representations

Eighteen representations have been received objecting to the proposal, raising the following
concerns:
The applicant causes problems running her riding establishment in Sarisbury Green;
27 horses being moved into this field through a private lane which is also a footpath is
unacceptable;
Cars will be lined up in Hook Park Road which is heavily used by dog walkers;
If an additional storage container is allowed, it will end up with more buildings, such as
stables and caravans;
Strongly object to the use of Workmans Lane for public access to the fields next to The
Belfry;
The additional use of Hook Park Road will have serious implications on its condition;
On at least two occasions there has been a breach of planning with regards parking;
The neighbouring roads can cope with the additional parking two days a week, but not full
time;
Hook Park Road through to Francliffe is maintained by residents;
The increase in resources will result in additional vehicle movements;
Parking at the entrance to Hook Park Road is dangerous;
Containers should not be allowed, but no objection to timber buildings;
Support is from outsiders and not from local residents;
Noise from regular instruction calling and the effect on the living conditions of the occupiers
of Hook Park Cottages;
The family fun day would increase the volume of traffic;
There has been a rapid destruction of the surface of Hook Park Road since the applicant
has been in this location;
Increasing parking to 6 will mean more traffic;
When the field is flooded and parking cannot be used, cars block the roads;
Operations at 6 pm at night will interfere with residents' enjoyment of their homes;
The proposal would be obtrusive; more people and cars visiting the area leading to
degradation to Hook Park Road, wildlife and fauna;
Site access from Chilling Lane is a more sensible and practical solution;
Horse riding is a dangerous sport; how will an ambulance get to an injured rider?
If permitted the manage should be moved to the site shown for the annual show and no
vehicles should visit the site before 10 am on weekends;
Hook Park Road currently supports 21 privately owned horses;
The current application should be refused and the current limitations retained.

Objection from the East Hook Park Road Residents Association:
Hook Park Road is a BOAT road formed with gravel and stone base. The length of the road
from Hook Lane through to Francliffe is maintained at considerable expense by the East
Hook Park Road Residents Association. This also benefits the leisure uses, walkers and
cyclists as part of the National Cycle Route scheme. Beyond Franciffe it is not maintained
and a large amount of erosion is taking place and it is likely it could soon become
impassable to most vehicles.
The East Hook Park Road Residents Association strongly object to this proposed planning
application being an attempt to change the use of a Small Riding Establishment facility from
a part time 6 month activity with limited hours and numbers to a greatly expanded every day
full time business, including re-locating an annual 'Family Fun Day', with its inherent traffic
and noise impinging on the countryside. This Riding School facility is centred along the non
metalled single track section of Hook Park Road.
The proposal would increase the noise levels and produces excessive noise which is a

constant nuisance, not just to the cottages but also to the surrounding houses.
When the site is flooded the riding school use the field opposite which they rent from
Hampshire County Council. People block the drive to the adjacent cottages. Some vehicles
park at the Workmans Lane junction or drop off children close to the riding school.
The proposed increase in permitted times and numbers of customers will inevitably greatly
increase traffic in terms of both customers and services such as farriers, miscellaneous
general transportation, sanitary service lorries, veterinary services, training assistants etc.
The just over a mile gravel section of the single track Hook Park road already supports a
high level of leisure activities, including 21 privately owned horses. The school has declared
31 horses an increase of 40% from the 22 declared in the previous planning application.
There is serious concern that this proposed increased level of activity, by so many
additional riders and the vehicles supporting them, will severely clog up the lane and could
not only hinder other leisure users and locals but more importantly emergency services
access to residents and others.
Consideration also be given to directing that the manage and parking be moved to the
proposed Family Fun Day location as detailed on the site plan to reduce the impacts of
noise and traffic levels to the residents of Hook Park Road.

Eighty two representations have been received supporting the proposal, making the
following comments:
Managed well, fully agree permission should be granted;
Users of the site are happy to walk along Hook Park Road and have clear instruction from
TLC to do so;
This is such a good cause, TLC work with children and young people with special needs,
including local organisations like The Serendipity Centre;
Mistreated horses are given a safe loving home;
Everyone who spends time at TLC benefit from fresh air and exercise in a safe
environment;
Improvements to the site have encouraged wildlife;
We are always happy to walk as there is no parking on the site;
This is such a special riding establishment - people don't just learn to ride, but they learn to
care for horses;
I am regular dog walker in the area and walk past the site every day. The site is beautiful
and well-kept and I have never noticed any noise or traffic issues;
The proposal is totally acceptable;
The land off Workmans Lane is privately owned but is leased to TLC;
I use Hook Park Road regularly and am shocked at the objections received. TLC are
courteous and not noisy. Perhaps local people would prefer 1000 plus houses in the area.
One Petition has been submitted in support of the application with 345 signatures.
Comment received from Riding Establishments Licensing Veterinary Inspector:
The school is of a high standard providing a valuable service teaching children about the
welfare of horse and ponies, as well as giving riding instruction;
The additional facilities are necessary for the Riding School to functions effectively and
efficiently within the guidelines of the Riding Establishment Licensing guidelines.
Consultations

INTERNAL
Highways From a highway viewpoint, the main issues arising are the overall vehicle trip generation,
the impact on Hook Park Road and parking issues off-site.
Vehicle Trip Generation
No specific information is provided on the numbers of vehicles that the riding school
generates. Whilst the proposed six on-site parking spaces would be expected to generate
some 16 vehicle movements per day along Hook Park Road, it is anticipated that around
100 such movements could be generated collectively at the south end of Church Road and
at the Cowes Lane junction during days of full capacity.
Impact on Hook Park Road
It is considered that the proposed riding school could generate a significant number of
pedestrians on Hook Park Road, given the practice of external drop-offs/pick-ups. This
could amount to around 70 pedestrian movements during days of full capacity. It is not
considered that averages of 3 vehicles/hour and 15 pedestrians/hour on Hook Park Lane
would present unacceptable or unsafe conditions for road users.
Off-site parking
The applicant has imposed strict rules to control the dropping-off and picking-up of riders
and staff, such that parking is restricted to two locations, fairly convenient for pedestrians.
The preferred location is at the junction of Hook Park Road with Cowes Lane, from where
riders and staff have a more secure walk to the site. By contrast, the path from Church
Road does not benefit from such a level of public surveillance. It is considered that each
parking location has a reasonable level of parking/stopping capacity and a turning facility.
Whilst the predicted levels of movement activity have largely been derived from information
provided by the applicant, and from first principles, it is considered the conclusions reached
are correct. Accordingly, no highway objection is raised to the application, subject to the
permission being personal to the applicant. However, given that the proposals do extend
the scope of the riding school in area, duration, seasonal opening and maximum capacity, it
is also recommended that only a further three year temporary permission should be
allowed.
Environmental Health (Licensing) The Riding School licence for this School is like no other, there are no buildings other than a
storage container for tack and a couple of shelters on skids. The land is predominantly
grazing, all the horses covered by the licence live out all year round. Unlike other riding
schools there are no muck heaps, the manure is bagged and taken to local allotments,
there are none of the facilities associated with riding schools other than a portaloo.
When visits are carried out with the vet to do the licencing inspection, licencing conditions
are taken into consideration, which are set nationally and are informed by the Animal
Welfare Act 2006. There have never been any problems. Previously planning conditions
were set which completely restricted entry to the site after certain times. This was a
concern under the licence as horses/ponies need vetinary or farrier access at any time that
the animals require it and there is also a certain amount of maintenance required for fencing
of the land. If restrictions were imposed that prohibited entry to the land outside of the

operating hours of the riding school this would have serious implications for the welfare of
the horses.
EXTERNAL
Hampshire County Council (Countryside Service) - No objection.
Planning Considerations - Key Issues
Introduction
The principle for development
Character and appearance
Living conditions of neighbouring properties
Highways
Conclusion
INTRODUCTION
The applicant runs TLC for Horses, where rescued horses are used for teaching children
and adults how to ride and care for them. Customers include, among others, organisations
that assist children and young adults and whom provide residential education and care
services to individuals with severe or complex behavioural, emotional, social or mental
health difficulties.
TLC for Horses also operates from Spring Road Sarisbury Green. The applicant has been
running TLC for Horses for 18 years and has been the tenant of the paddock, subject of this
application for approximately 23 years. TLC for Horses currently operates from Hook Park
Road between January and July; the rest of the time the business operates from the site in
Spring Road, Sarisbury Green.
At present there are 31 horses on site and the relocation of these between sites is a costly
and timely exercise.
There is currently space to park three vehicles on site, which are utilised by the applicant
and carers who are bringing equipment on site or for specific visitors such as vets and
farriers. The children with special needs can also be dropped off in the yard area to save
them from walking to the site. Carers and riders park off site either on Church Road or
opposite Cowes Lane in Hook Park Road; both are a short walk from the site.
The proposal provides a leisure activity which is widely supported by the local community.
The current restrictions on opening times and rider/customer numbers is having a financial
impact on the business as well as a social impact on potential customers who are being
turned away.
THE PRINCIPLE FOR DEVELOPMENT
Policy CS14 of the Fareham Borough Core Strategy seeks to restrict development in the
countryside unless it has been demonstrated there is an essential need for the
development, such as being essential to agriculture, or if it is a type of development
appropriate for a countryside location. The applicant seeks permanent permission and to
vary the terms of a previous permission to enable local children to continue to receive riding
tuition at the site. Paragraph 5.146 of the small text of Policy CS14 supports countryside
recreation.
The previous planning application accepted the principle for the development in this
countryside location. What is being proposed here is essentially seeking permission for the

land all year round for the purpose of accommodating the horses and running the riding
establishment.
Given that the principle for the use of the site for a small riding school has been accepted
the proposed increase in activity is considered to be acceptable as an appropriate use in a
countryside location subject to the consideration of the other relevant matters.
CHARACTER AND APPEARANCE
The effect of the proposed development on the character of the surrounding area is a
consideration. The site, which is accessed by a track (Hook Park Road), is located in the
countryside. It has benefited from a temporary permission allowing the use of the site as a
riding establishment, including provision of a storage container and a portable toilet. The
temporary permission allowed the riding establishment to operate six months a year with
restrictive operating times and customer numbers.
The proposal could result in a substantial intensification of the use of the site when
considered against the level of use that the previous permission allowed for. However, the
proposed number of riders each day would be a maximum. The applicant does not intend
working six days a week, so some days there would be no riding tuition at all. The pupils
and their parents would access the site on foot as they do now; it is considered the proposal
would not have a significant detrimental impact upon the character of the countryside.
The appeal Inspector acknowledged when considering the previous appeal that the
intensification of the use would result in a level of activity that would be discernible in this
tranquil countryside location. The additional activity has to be weighed up against the
benefits of the proposal and the fact that the hours and customer numbers applied for are a
maximum to cover all eventualities and may not be the norm.
Given the nature of the proposal, it is considered that it would be suitable for the site's
countryside location and would not materially harm the character and appearance of the
area.
The additional storage container will replace an existing store on site. The boundaries of
the site are well screened by the dense mature hedgerows. The proposed container would
not harm the visual appearance and character of the area.
To conclude the proposed development would not cause unacceptable harm to the
character of the surrounding area.
LIVING CONDITIONS OF NEIGHBOURING PROPERTIES
A key assessment in this matter is whether the intensification of the use would be harmful
upon the living conditions of the occupiers of the nearby residential properties. The nearest
residential properties are Hook Park Cottages situated on higher ground immediately to
south of the yard area. Due to their siting on higher ground the cottages overlook the site.
Previously the Planning Inspector granted a temporary permission, such that there was a
chance to give the proposal a trial run. Officers are not aware that there have been
problems in relation to noise and disturbance to neighbours in the last three years.
Furthermore the riding tuition would finish at 4 pm in the afternoon and 6 pm on just two
days a week. This is not considered unreasonable.
Officers understand the concerns raised by residents regarding the intensification of the use
of the site. However the site may not always be as well used as the proposal would allow for

as the applicant is applying for maximum numbers. Furthermore, in winter months it is
unlikely that tuition will extend beyond 4 pm anyway due to the lack of natural daylight.
Having considered the matter carefully, officers are of the opinion that the increase in hours
and numbers of riders will not materially harm the living conditions of the occupiers of
neighbouring properties.

HIGHWAYS
The assessment of the proposal focuses on whether the level of additional traffic from the
intensification of the use would be harmful to highway safety in relation to users of the lane.
The site is accessed via Hook Park Road which is an unmade and uneven track that is
particularly narrow in places. The route is a byway and can be used by vehicles. It is used
to access a number of residential dwellings located in close proximity of the site.
Pupils and their parents park off-site at either Church Road or the junction of Hook Park
Road with Cowes Lane and they walk to the site from these locations. The applicant
refused business from potential customers who are unwilling to drop-off their children away
from the site, or park up and walk their children to the yard. Children with special needs are
the only customers allowed to be dropped off inside the site.
The width of the track adjacent to the application site is not sufficient to enable vehicles to
pass one another or to enable pedestrians to safely pass vehicles. Furthermore, the track
is bounded by dense hedges. The unmade, uneven and narrow nature of the track is likely
to prove a deterrent to parents and pupils accessing the site by driving a vehicle along the
track.
The parking available at the junction of Hook Park Road and Cowes Lane and Church
Road is within walking distance of the site and customers have been using these locations
for parking. In light of this it is unlikely that the proposal would result in the track becoming
heavily used by vehicles, limiting the potential for increased conflict between pedestrians
and vehicles.
The increase in parking for up to 6 vehicles is to allow more carers to park at the site,
including the farriers, vets etc. There will be no increase in customer vehicles parking at the
site.
The Council's Transport Planner has recommended a further temporary permission,
however the use has already been 'tested' by the temporary permission imposed by the
Planning Inspectorate. Furthermore, Planning Guidance states that it will rarely be
justifiable to grant a second temporary permission, unless there is a clear justification for
doing so.
Having considered the proposal carefully officers do not consider the proposal would
materially harm highway safety in Hook Park Road.
CONCLUSION
The use is appropriate for a countryside location and clearly benefits the local community,
demonstrated by the amount of support for the proposal. The increase in customer
numbers and opening times will further benefit the community.
Notwithstanding the objections received officers consider the proposal would not harm the

living conditions of neighbouring residential properties.
Whilst the proposal would generate three additional parking spaces on the site, it is
considered this, together with the additional operating hours and rider/customer numbers
would not materially harm highway safety.
Recommendation
PERMISSION, subject to the following conditions:
1) The development hereby permitted shall be carried out strictly in accordance with the
following drawings/documents:
Location plan drawing number - WW/219/16.04.18 LP
Site plan drawing number - WW/219/25.05.18 BP
REASON: To avoid any doubt over what has been permitted.

2) The use hereby permitted shall not be used outside of the following times:
Monday to Saturday between 0900 - 1600;
Tuesday and Thursday between 1600 and 1800.
REASON: In order to protect the amenities of the area and the living conditions of the
occupiers of the neighbouring residential properties.
3) There shall be a maximum of 25 riders/customers in total on a Monday to Saturday
except for between the hours of 1600 - 1800 Tuesday and Thursday when there shall be no
more than 10 riders in total.
REASON: In order to protect the amenities of the area and the living conditions of the
occupiers of the neighbouring residential properties.
4) No more than six vehicles shall be parked on the site at any one time.
REASON: In the interests of highway safety.

