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15th November 2013
For the attention of Bob Neville 
Re: Swalcliffe Park Equestrian - planning application changed from:

13/01295/F  Continued use of land at Grange Farm for equestrian, training and competition purposes and construction of 2 all-weather sand arenas together with associated access improvements, vehicle parking and site landscaping."
 

To 13/01295/F  "Part retrospective change of use of land at Grange Farm for equestrian training and competition purposes and construction of two all-weather sand arenas, together with associated access improvements, vehicle parking and site landscaping"
We note the above change in the wording of the planning application since our initial comments and as a result we want to make clear our objection to this application. This is the first time that any application has been made to change the use of this land from its current agricultural status. The initial wording of the application was very misleading as it gave the impression of continued use of land for equestrian, training and competition purposes, when this was not the reality of the situation. – As this is a very significant change which goes to the heart of the application, we would have thought it necessary to re-consult on the basis of this wording change, which has led to a delay in our being able to respond appropriately to the application. We also wanted to note that it was very hard to find the relevant documentation detailing out the scale of this change of use (up to 150 horses using the site up to 68 days of the year) and now that we are fully aware of what is being proposed we want to object to the application on the following grounds under the National Planning Policy Framework and local planning policies. 
We also want to echo the comments of others about Swalcliffe Parish Council and highlight that in our opinion they have not consulted villagers or voiced their objections in a satisfactory manner.  There is a lot of local concern about this application and about the unauthorised use.
 

1. Protecting an Area of High Landscape Value
The proposed application site currently lies in an unspoilt Area of High Landscape Value, which by designation means that it must be protected robustly from development in line with the NPPF and with local planning policies.  There is no justification for these breaches of planning policies.
2.    Restrictive Covenant

More importantly, there is an enforceable restrictive covenant to which we have the benefit, which means that any change of use which is permitted cannot take place in the area for which the covenant is registered. The covenant ensures that parts of this area of important landscape, including the rolling hills, is protected and the terms of the restrictive covenant would almost certainly be breached if this application were to be approved and implemented.  All the relevant wording for the covenant is below and the plan attached, with the area of the restrictive covenant delineated in red. The restrictive covenant clearly states: “Not at any time to erect on the property any building or obstruction and to use the property at all times as agricultural land.” 

Although the red line showing the application site is not currently around the covenanted area, it has come to my attention that the covenanted land is also used in association with the unauthorised use of the application site.  As an example, the covenant has already been breached by a previous large scale British Eventing horse event, which took place on 17/18th March 2012 (photos of this breach and the resulting churned up field are attached.)  This event was under the management of Swalcliffe Park Equestrian. We would anticipate that any future British Eventing horse events of this scale would therefore, almost certainly, intend to also use this same area.
The enclosed photograph shows that this application for equestrian use is therefore not likely to be including all relevant information with regard to precisely which areas of land are likely to be used for larger scale events and how much land is actually going to be affected by the proposed expansion. We therefore believe this application has omitted some key information, which will almost certainly result in further covenant breaches of this nature. We are seeking assurances from the applicant that this covenanted land is not used in any way other than agriculturally at all times.  

We would also request that the Council takes decisive enforcement action against the applicant’s future use of any land which is not in the planning application, but which has clearly been used for equestrian events alongside the application area, over the last 20 months.
We have had no prior consultation about this planning application, which, as neighbours, we would have expected. Instead, the current planning proposals have taken us all by surprise. We have not given consent to this change of use and object to it very strongly. We also want to highlight that the restrictive covenant is enforceable.
If (against the wishes of so many local residents) the current planning application is permitted and if the unauthorised use continues to go ahead in relation to the land for which we have the benefit of the above restrictive covenant, we will take swift action to ensure our rights are enforced.  As above, in that case, we request that the Council also takes very swift action to enforce the breaches of planning over the same area of agricultural land which would then be taking place.  Such planning breaches must not be allowed to reoccur.
3.    Promoting sustainable transport

This application is not promoting a sustainable transport system; far from it. The small country lanes cannot take this proposed additional level of traffic and are already in a very poor state of repair. Especially given the recent increase in traffic, which is already being experienced from the new Anaerobic Digestion plant to the other side of Grange Lane. In spite of signage up Park Lane to discourage eventers from travelling up the lane, which is a very small single track road, we counted a number of horse lorries going passed our house at the most recent small scale event, held on the weekend of 26/27 October 2013. If this application is granted consent, the number of lorries will only be set to increase to an unacceptable and unsustainable level given the scale of events proposed.  The lane is not wide enough to cope with the large scale lorries which are often used by eventers at events such as the British Eventing horse events – the riders do not turn up in cars towing modest horseboxes, but in big lorries, commonly weighing 12 to 26 tonnes, for which the drivers need an HGV licence to be allowed to drive.
4.    Conserving and enhancing the natural environment

This application will destroy the tranquil natural environment and severely impact an Area of High Landscape Value with the use of loud and unacceptable tannoy systems creating constant noise during the larger one and two day events, which disrupt our right to the peaceful enjoyment of our property. The operational development of the site will also be a permanent blot of the landscape in the middle of unspoilt countryside.

The single track lanes where this site is proposed are currently well used to connect to bridleways by local riders, of which I am one. This change of use would make it difficult as a non-eventing rider to use and enjoy common land and bridleways when events are taking place, forcing me to ride past dangerous situations where large (HGV) horse lorries and trailers are travelling up and down our surrounding roads on a continual basis. This will increase the risk for existing non eventing riders in the area to riders of having horse related accidents on our roads with larger vehicles and increased traffic to get past on horses that often spook at the sound and noise of heavy duty traffic including horse lorries.

5.    Meeting the challenge of climate change, flooding and coastal change

Finally, we also object to the drainage report for this application, which makes no reference to the existing surface water and flooding problems on the parts of the Taylors’ land where this application is being sought. There are extensive problems with surface water on the Taylors’ land already, which are being ignored here. There is also a covenant relating to the maintenance of the surface water drains, which would also be breached by the application if the intended use proceeds.
We agree with comments from Oxfordshire County Council that the drainage report is inadequate and fails to take account of the existing problems with surface water and the porous nature of the sand arenas proposed would only serve to heighten existing problems on this land to an unacceptable level.
Yours Faithfully,

Susan Nisbet and Adam Evans

