Proposed application for a ménage at Harwood Fields Farm, Castle Hill Road, Birtle, BL9 6UL
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The site and the proposed development

Harwood Fields Farm is an established agricultural unit and an equestrian centre. 
Application is made for a standard manege of 40 metres by 20 metres. 

The proposed ménage would abut an existing ménage and would involve the slight relocation of an existing circular horse trainer.

While the relocated horse trainer is included within the red edge of the location plan, it is a moveable structure, not permanently affixed to the ground and probably does not constitute development in planning terms.

The application site is in the Green Belt

Main issues

The main issues are(i) whether the proposed development would not be inappropriate in the Green Belt;  (ii) any impact on the character and appearance of the area and (iii) whether any harm by reason of inappropriateness, and any other harm, is clearly outweighed by other considerations, so as to amount to the very special circumstances required to justify the proposal.

Whether inappropriate in the Green Belt

The Rochdale adopted Core Strategy 2016(CS) policy G4 - Protecting Green Belt land states: -
‘Development will be restricted to those limited types of development which are deemed not to be inappropriate by national planning policies unless very special circumstances can be demonstrated’

Policy JP-G9 of the Greater Manchester Places for Everyone 2024 (PfE) states: - 
‘The beneficial use of the Green Belt will be enhanced where this can be achieved without harm to its openness, permanence or ability to serve its five purposes. In particular, the enhancement of its green infrastructure functions will be encouraged, such as improved public access and habitat restoration, helping to deliver environmental and social benefits for our residents and providing the high-quality green spaces that will support economic growth’.

The National Planning Policy Framework 2026 (the Framework), which is a material planning consideration’ of critical importance’, notes at policy GB6 that development in the Green Belt is inappropriate, subject to specified exceptions. 

One such exception is outlined in GB7 (1)(f)  and which states that it is not inappropriate in the Green Belt,’ provided the impact on the openness of the Green Belt is minimised, and there would not be a significant conflict with the Green Belt purposes’.

‘iii.Material changes in the use of land (such as changes of use for outdoor sport or recreation, or for cemeteries and burial grounds); and
‘iv.The provision of appropriate facilities (in connection with the existing use of land or a change of use), including buildings, for outdoor sport, outdoor recreation, cemeteries and burial grounds and allotments.

The proposed development is for a facility for outdoor sport and recreation and thus meets the exception to Green Belt policy.; -

This exception has two caveats namely that: (i) the openness of the Green Belt is minimised (the previous NPPF required it to be preserved) and (ii) there is no conflict with the purposes of including land within the Green Belt.


The Framework states that ‘ the objective of Green Belt policy,…is to prevent urban sprawl by keeping land permanently open. The government attaches great importance to Green Belts, the essential features of which are their openness and permanence’ . 

The proposed ménage would have no height apart from the surrounding boundary fencing and would be set against an existing ménage and other existing buildings. The prominence of the building in its setting would therefore be minimised, as required by the Framework. 

Policy GB2 of the Framework sets out the five purposes of Green Belt. Two of those purposes are particularly pertinent in this case. The first is to check the unrestricted sprawl of large built up areas. The second is to assist in safeguarding the countryside from encroachment. 

The proposed ménage would be located in close proximity to the existing ménage and buildings. The overall level of incursion by the proposed development into the open countryside would therefore be negligible. Consequently, there would be no conflict with these purposes in this case. 

Character and Visual Amenity

The proposed ménage would be located partially on existing hardstanding and where there is currently sited a circular horse walker which will be dismantled to make way for the proposed ménage and relocated alongside it on an existing hard surface area.
The site area is not within any specially protected landscape area.
The proposed development would assimilate well with the existing manage alongside it 

Other matters

Proposed Dimensions
Please see proposed plans and elevations

	Length
	40m

	Width
	20m




Very special circumstances

As the proposed development is not inappropriate, it is not necessary to consider very special circumstances

Other  Matters
Biodiversity Net Gain (BNG)

The development site, being less than 0.2 ha, is exempt from BNG.

Drainage

The surface of the manege would be porous such that rainwater would drain through it , as does water falling on the existing site

Rural business development 

Policy E4 of the Framework stresses that ‘  the sustainable growth of businesses in rural areas should be supported, including through:  
· The development and diversification of agricultural and other land-based businesses; 
· Facilities to support rural leisure and tourism and measures to retain and expand 
          accessible local shops and services; 
 Development proposals to meet business needs in rural areas may need to be located 
outside settlements, and in locations that are not well served by public transport. In these 
circumstances: 
· Development proposals should take opportunities, where they exist, to use previously developed land, and sites that are physically well-related to existing development; and 
· The siting and design of development should be appropriate having regard to the 
           character of its surroundings’.
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