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Item No: 02 
Application No.  
Site No. 

S.18/0508/FUL 
PP-06774610 

Site Address  Barton End Stables, Upper Barton End Lane, Horsley, Stroud 
 

Town/Parish  Horsley Parish Council 
 

Grid Reference  384919,197718 
 

Application Type  Full Planning Application  
 

Proposal  Retention of staff room / customer cafe at equestrian centre   
(384919 - 197718) 
 

Recommendation  Permission 
Call in Request  Parish Council 
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Applicant’s 
Details 

Mrs A. Cooke 
Barton End Stables, Upper Barton End Lane, Horsley, Stroud, 
Gloucestershire 
GL6 0QF 
 

Agent’s Details  PJS Development Solutions Ltd 
26 Lea Crescent, Longlevens, Gloucester, GL2 0DU,  

Case Officer  Gemma Davis 
 

Application 
Validated 

01.03.2018 

 CONSULTEES 
Comments  
Received  

Horsley Parish Council 
 

Constraints  Area of Outstanding Natural Beauty     
Kemble Airfield Hazard     
Neighbourhood Plan     
Nympsfield Airfield Zone     
Horsley Parish Council     
 

 OFFICER’S REPORT 
 
MAIN ISSUES 
o Design and appearance 
o Residential Amenity 
o Highways 
o Landscape impact  
 
DESCRIPTION OF SITE 
The application site is located at the end of Upper Barton End Lane, within Horsley. The site 
is comprised of a variety of farm buildings ranging from barns to stables with associated 
areas for the riding of horses. The buildings on site are predominantly steel framed buildings 
with steel cladding, which form the commercial riding stables. The rest of the site is yard area 
with an office. The site then opens out on to fields at the rear. 
 
The site is located within the designated Area of Outstanding Natural Beauty.   
 
PROPOSAL  
The application seeks retrospective permission for the erection of a staff room / customer 
cafe.   
 
The application has been called to Development Control Committee by Horsley Parish 
Council.   
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REVISED DETAILS  
None  
 
MATERIALS  
Timber weatherboarding   
 
REPRESENTATIONS 
Statutory Consultees :  
Horsley Parish Council has raised concerns regarding the level of activity undertaken at 
Barton End Equestrian Centre, however objects to the staff room / cafe on the following 
grounds: 
 
o Use should be A3 
o Noise and water pollution 
o Impact on residential amenity 
o Not essential to promote or support the rural economy 
o Out of keeping with AONB 
o Impact on local roads and traffic 
o Excessive and un-necessary encroachment away from existing buildings  
 
Public :  
Five letters of objection received raising the following concerns: 
 
o No requirement for building / use 
o Does not contribute to the AONB 
o Overdevelopment of site 
o Residential amenity 
o Level of activity undertaken at Barton End Equestrian Centre 
 
A copy of full correspondence can be obtained in full on the Councils website.   
 
NATIONAL AND LOCAL PLANNING POLICIES  
National Planning Policy Framework. 
Available to view 
at:http://www.communities.gov.uk/documents/planningandbuilding/pdf/2116950.pdf 
 
Stroud District Local Plan. 
Policies together with the preamble text and associated supplementary planning documents 
are available to view on the Councils website: 
https://www.stroud.gov.uk/media/1455/stroud-district-local-plan_november-2015_low-res_for-
web.pdf 
 
Local Plan policies considered for this application include: 
 
ES3 - Maintaining quality of life within our environmental limits. 
ES6 - Providing for biodiversity and geodiversity. 
ES7 - Landscape character. 
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ES9 - Equestrian development. 
ES12 - Better design of places. 
CP14 - High Quality Sustainable Development. 
CP15 - A quality living and working countryside. 
 
PLANNING CONSIDERATIONS  
 
DESIGN/APPEARANCE/IMPACT ON THE AREA   
This is a retrospective application for the erection of a staff room / customer cafe that was 
erected in 2015.  The building is required in order to provide rest and welfare facilities for 
employees and to provide food and drink for patrons of the equestrian centre.  The location 
where the building has been sited benefits from planning permission for 'equestrian purposes' 
under historic permission S.00/1748.  As such, a further planning application for a change of 
use of land would not be required.   
 
Whilst it is acknowledged that the Local Plan does not contain policies within it to specifically 
manage facilities at an Equestrian Centre, it does however contain policy to support a quality 
living and working countryside, therefore allowing for development if it is essential to support 
a rural business.   
 
In this instance, the building provides a rest room for staff as well as serving basic 
refreshments for patrons.  It is ancillary to the main equestrian use and is considered 
essential for the operation of the successful rural business.    The facility is not a destination 
in itself, but serves users of the centre.  To ensure that the building does not become a 
destination in its own right, a restrictive condition will be applied.    
 
The building is of a modest, simple structure of a functional design that is appropriate for its 
use.  It is located within the main car park area within the context of existing large rural 
structures.  Given that the building is positioned amongst existing built form, it is argued that 
it does not lead to an encroachment or expansion of development away from original 
buildings.  Furthermore, it should also be noted that the building is sited alongside a mature 
boundary hedge, as such the building would not give rise to any wider landscape impacts.   
 
LANDSCAPE IMPACT  
The site is located within the Cotswolds AONB where policy ES7 of the SDLP seeks to 
conserve or enhance the landscape. 
 
The staff room and cafe is of a size, design and finish that would be expected and 
appropriate in the countryside.  Furthermore, the building is set amongst an existing group of 
buildings.  As such, the building would not give rise to landscape harm.   
 
RESIDENTIAL AMENITY   
The site forms an established equestrian enterprise.  Due to the location of the building and 
the separating boundary hedge, the building would not give rise to any significant 
overbearing, overshadowing or privacy issues.  With respect to the potential odours 
emanating from the building, a condition requesting details of extraction equipment is to be 
imposed.   
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In addition, it should be further noted that the existence of a planning permission for a 
particular use does not prevent the Council from taking action under Statutory Nuisance 
legislation should the need arise. This legislation is entirely separate to planning legislation 
and would enable a nuisance such as noise, to be controlled irrespective of its compliance 
with any pre-existing planning permission.   
 
HIGHWAYS 
The Equestrian Centre is an established rural business.  The rest room / cafe is not a 
destination in its own right, it serves patrons of the equestrian business.  Therefore, the 
consideration of this application does not need to factor in the potential for additional traffic 
movements and parking requirements.   
 
CONCLUSION AND RECOMMENDATION  
To conclude, the site is located outside the settlement development limits of Horsley, a third 
tier settlement. However, it can be supported in this location as the facility is essential in 
order to support a rural business.  Furthermore, to ensure that control is retained over the 
cafe on the site, a condition tying the cafe to Barton End Equestrian Centre and limited to A3 
use only is to be imposed.    
 
In light of the above, it is considered that the proposal complies with the policies outlined and 
is therefore recommended for permission.   
 
HUMAN RIGHTS 
In compiling this recommendation we have given full consideration to all aspects of the 
Human Rights Act 1998 in relation to the applicant and/or the occupiers of any neighbouring 
or affected properties.  In particular regard has been had to Article 8 of the ECHR (Right to 
Respect for private and family life) and the requirement to ensure that any interference with 
the right in this Article is both permissible and proportionate. On analysing the issues raised 
by the application no particular matters, other than those referred to in this report, warranted 
any different action to that recommended. 
 
 
Subject to the 
following 
conditions: 

 
 1. The development hereby permitted shall be begun before the 
 expiration of three years from the date of this permission. 
 
 Reason: 
 To comply with the requirements of Section 91 of the Town and 
 Country Planning Act 1990 as amended by Section 51 of the 
 Planning and Compulsory Purchase Act 2004. 
 
 2. The development hereby permitted shall be carried out in all 
 respects in strict accordance with the approved plans:  2374 10 
 Plans & Elevations.   
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 Reason: 
 To ensure that the development is carried out in accordance with 
 the approved plans. 
 
 3. The building hereby permitted shall be used as an ancillary staff 
 room / cafe to Barton End Equestrian Centre and not for any other 
 use under Class A3 of the Use Classes Order 1987 (or any order 
 revoking and re-enacting that order with or without modification). 
 
 Reason: 
 To enable the Local Planning Authority to retain control over the 
 use of the premises.   
 
 4. The ancillary cafe / kitchen hereby permitted shall not exceed 
 33.6sqm in floor space.  
 
 Reason: 
 To enable the Local Planning Authority to retain control over the 
 use of the premises.   
 
 5. Within three months of the date of permission, a scheme for 
 treating fumes and odours from cooking, so as to render them 
 innocuous before their emission to the atmosphere, shall been 
 submitted to and approved by the Local Planning Authority.  The 
 agreed scheme shall be implemented in full and shall be 
 maintained as such thereafter. 
 
 Reason: 
 To protect the amenity of neighbouring residents, in accordance 
 with Local Plan Policy ES3.     
 
Informatives: 
 
 1. In accordance with Article 35 (2) the Local Planning Authority have 
 worked with the Applicant.  Whilst there was little if any pre-
 application discussion on this project, it was found to be self 
 contained and required no further dialogue with the applicant. 
 

 


