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NEW PUMPING STATION IN CONNECTION WITH NEW POTABLE WATER SUPPLY TO SLAIDBURN VILLAGE AND OUTLYING PROPERTIES AT CHURCH STREET, SLAIDBURN, CLITHEROE, LANCASHIRE

	PARISH COUNCIL:
	The Parish Council objected to the original position of the pumping station on the basis that,

· the siting of it next to the burial ground at St Andrews Church is insensitive,

· it would also be one of the first things visitors would see on entering the village,

· insufficient research had been done and that no clear reasons could be given as to why it would be positioned there.

There have been no comments received at the time of the reports submission in relation to the revised location, and any additional views will be reported verbally.



	LCC TRAFFIC AND DEVELOPMENT ENGINEER:
	No formal observations or comments have been received at the time of the reports submission in relation to the revised location, and any views will be reported verbally.



	LCC PLANNING OFFICER (ARCHAEOLOGY):
	No objection subject to a relevant condition.

	ENGLISH HERITAGE:
	In respect of the original proposal, English Heritage do not object in principle to the installation of a pumping station that is sensibly proportioned, of inconspicuous design, and built using appropriate vernacular materials. On this basis, whilst the proposal complies with this in terms of its design, the proposed location is considered to affect the setting of the Grade I Listed St Andrew’s Church adjacent to the site. 

There have been no comments received at the time of the reports submission in relation to the revised location, and any additional views will be reported verbally.



	ADDITIONAL REPRESENTATIONS:
	Three letters have been received from residents of Slaidburn, with the following points of objection being raised to the original proposal,

· Only in England in an Area of Outstanding Natural Beauty would a large corporate body consider putting a pumping station at the entrance to a village interrupting a view of St Andrew’s Church,

· Visual impact on ‘gateway’ to the Village,

· Will detract from setting of the Listed Building,

· It seems extraordinary that a Utility Company should think of putting a new water system and pumping station beside a historic graveyard,

	
	· Not only is it an archaeological site, but the thought of pumping water beside the ground in which lie the bodies of victims of the Black Death in 1349 and Plague (buried in 1632) seems extraordinary, and

· The concept of sacrilege in disturbing the ground in and around graveyards has sound practical basis as the consequences of a leaking pipe pumping water through contaminated corpses is extraordinary.

There have been no comments received at the time of the reports submission in relation to the revised location, and any additional views will be reported verbally.


Proposal

The application seeks planning permission for a new pumping station building in connection with the new potable water supply being provided to Slaidburn village and other outlying properties. The proposal has been amended once due to the objections from English Heritage and surrounding neighbours, and as such the plans to consider are those submitted on the 28th of April 2010, which indicate the building moved further away from the boundary with St Andrews Church and closer to the cluster of agricultural buildings off Church Street, Slaidburn. The proposed pumping station measures 5.6m long x 3.6m wide x 4.2m high. It has been sized to be as small as possible to house the pumping equipment whilst maintaining safe working practices for personnel. The building will also be partially screened by the planting of two trees to the east of the site, as well as the existing dry stone wall to the south.

Site Location

The site lies off Church Street (B6478), Slaidburn, on land adjacent to the agricultural property of Baile Laithe and south of St Andrews Church. The site lies within the Slaidburn Conservation Area, and also lies within the Forest of Bowland Area of Outstanding Natural Beauty.

Relevant History

N/A

Relevant Policies

Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV16 – Development within Conservation Areas.

PPS5 – Planning for the Historic Environment.

Planning (Listed Buildings and Conservation Areas) Act 1990.

Environmental, AONB, Human Rights and Other Issues

As background to the application, currently the village of Slaidburn is supplied by a private water supply provided by the Estate Owner. The Local Authority, as the regulatory authority for private water supplies, has reported to United Utilities that there have been numerous complaints from the residents of Slaidburn about the water quality. The Drinking Water Safety Plan (DWSP) risk assessment identified that there was an unacceptable risk to public health from the existing supply, with the responsibility for this quality lying with the private supply. United Utilities Water Plc, in agreement with the Drinking Water Inspectorate (DWI) and the Estate Owner, have an undertaking to take over responsibility for supplying potable water to the village of Slaidburn and to some outlying properties, with the project being given a DWI imposed regulatory date of March 11th 2011. The project involves the construction of a new pipeline and infrastructure to each of the 115 properties with a total of 139 connections in Slaidburn Village. The pipeline has been assessed under the Environmental Impact Assessment Regulations 1999, with the conclusion being that only the pumping station building requires planning permission (with the work involved in laying the pipes can be carried out under Permitted Development), and that an additional Environmental Impact Assessment would not be required with this application.

The proposal has been amended once following the receipt of consultation response, and as such the amended plans submitted on the 28th of April 2010 now indicate the building moved further away from the boundary with St Andrews Church and closer to the cluster of agricultural buildings off Church Street, Slaidburn. Therefore, given the clear benefits the proposed development will bring to the village of Slaidburn, the main issues to consider in respect of this amended proposal are the visual impact of the proposed building in relation to the adjacent Listed Building, the Slaidburn Conservation Area and the Forest of Bowland Area of Outstanding Natural Beauty, any potential highway safety implications by virtue of the alterations to the access point off Church Street.

VISUAL IMPACT

The physical look of the development has been designed to minimise its visual impact as well as blend in with the adjacent agricultural buildings. This revised location is considered to be far more acceptable than the previous site adjacent to the highway as the building is now not easily visible on your approach to Slaidburn, and does not mask any views of the Listed Church, St Andrew’s. The building is still visible from long distance views (as you drop into Slaidburn from the Tosside Road), however it will be seen against the backdrop of the existing buildings on site. The building is proposed to be built from natural stone, and will have a slate roof. The doors proposed would be steel in construction for security reasons, but clad in timber effect material in order to blend in. The landowner will still use the vehicular access to the site, with the proposal seeking improvements/alterations to the entrance and the access track in order for it to be safer to pull off the highway. These alterations, including the extension of the crushed limestone track down to the new building, have all been done so in order to blend in with its location. On this basis, in order for the new building not to stand out too starkly in contrast to the adjacent older buildings, I would recommend the use of locally sourced, reclaimed stone. That aside, it is considered that the design and style of the building is appropriate for this type of area, and as such I do not consider the building will be unduly prominent to the detriment of the visual amenity or setting of either the adjacent Listed Building, Slaidburn Conservation Area or the Forest of Bowland Area of Outstanding Natural Beauty.

HIGHWAY SAFETY

With regards to the impact of the scheme on nearby highway safety, whilst no formal comments have been received by the LCC Traffic and Development Officer, he has viewed the scheme and has verbally raised no objections to the scheme on highways safety grounds. The amendments to the access retain the sightlines on this section of highway, and the existing arrangements for accessing this field are suitably improved. In addition, the alignment of the service track and the location of the security gate also provide additional provision for vehicles turning from and emerging onto Church Street.

OTHER ISSUES RAISED

In respect of the other issues raised by neighbours, the LCC Archaeologist has raised no objections in respect of the proposed work, subject to the relevant condition, and the Council’s Environmental Health Officer has raised no objections in respect of the proposed new water pipe network. Therefore, whilst I am mindful of the objections made by the Parish Council and the nearby neighbours, I consider the scheme to comply with the relevant Local Plan Policies, and as such be recommended accordingly.

SUMMARY OF REASONS FOR APPROVAL

The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.

RECOMMENDATION: That Committee be minded to approve the application subject to the following conditions and defer and delegate to the Director of Development Services subject to no other material issues arising by the end of the consultation period.

1. The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990.

2. The permission shall relate to the development as shown on Plan Drawing No’s P214/80018882/00/97/1001 Issue B, P214/80018882/00/97/1002 Issue B and P214/80018882/00/97/1003 Issue C.


REASON:  For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

3.
This permission shall be implemented in accordance with the proposal as amended by letter and plans received on the 28 April 2010.


REASON:  For the avoidance of doubt since the proposal was the subject of agreed amendments.

4.
No works shall take place on the site until the applicant, or their agent or successors in title, has secured the implementation of a programme of archaeological work. This must be carried out in accordance with a written scheme of investigation, which shall first have been submitted to and agreed in writing by the Local Planning Authority.


REASON: To ensure and safeguard the recording and inspection of matters of archaeological/historical importance associated with the site.

5.
The building hereby approved, shall be faced in locally sourced, re-claimed natural stone and roofed in re-claimed natural slate unless alternative materials have first been agreed in writing with the Local Planning Authority. Prior to the commencement of the development hereby permitted, details of the materials to be used shall be submitted to, and approved in writing by, the Local Planning Authority.


REASON: In accordance with Policies G1, ENV1 and ENV16 of the Ribble Valley Districtwide Local Plan to ensure a satisfactory standard of external appearance, given the location of the site within the Slaidburn Conservation Area and within the Forest of Bowland Area of Outstanding Natural Beauty.

6.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

7.
Before the access is used for vehicular purposes, any gateposts erected at the access shall be positioned 5m behind the nearside edge of the carriageway and visibility splay fences or walls shall be erected from the gateposts to the existing highway boundary, such splays to be not less than 45o to the centre line of the access.  The gates shall open away from the highway.  Should the access remain ungated 45o splays shall be provided between the highway boundary and points on either side of the drive measured 5m back from the nearside edge of the carriageway.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to permit vehicles to pull clear of the carriageway when entering the site and to assist visibility.

8.
Before the access is used for vehicular purposes, that part of the access extending from the highway boundary for a minimum distance of 6m into the site shall be appropriately paved in tarmacadam, concrete, block paviors, or other approved materials.


REASON:  To comply with Policy G1 of the Ribble Valley Districtwide Local Plan and to prevent loose surface material from being carried on to the public highway thus causing a potential source of danger to other road users.

