Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0558/P

	Development Proposed:
	Re-submission for changes to the approved consent 3/2011/0001/P of the building for a new community hall with changing facility, kitchen, storage etc. Demolition of the existing changing facilities. Recreation Ground, Sawley Road, Grindleton, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – No observations or comments received within the statutory 21-day consultation period, however there were no objections raised in principle to the previously approved scheme.

Sport England – No objections to the proposal, subject to the attachment of relevant conditions to any positive recommendation.


	CONSULTATIONS: Additional Representations

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy ENV13 - Landscape Protection.

Policy RT1 - General Recreation and Tourism Policy.

PPG17 – Planning for Open Space, Sport and Recreation.



	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This proposal is a re-submission of a previously approved scheme for a new Pavilion and Community Room on land at Grindleton Recreation Ground, Sawley Road, Grindleton. This proposal seeks amendments and alterations to the design of the building itself, with the revisions to the existing car park, the proposed overspill car parking area, the new access and egress, and the change of use of land from agricultural to recreational ground (marked area A on the plan) all as per the original approval. On this basis, as the principle of the development, the potential ecological impact and any potential impact on highway safety have already been considered, the key issues to consider with this re-submission are the potential visual impact and the potential impact on the amenity of other properties in this vicinity, that could be caused by the revised development.

VISUAL IMPACT

As the site is within the A.O.N.B. Policy ENV1 of the Local Plan is an important consideration. It states, “The landscape and character of the Forest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. In addition, development will also need to contribute to the conservation of the natural beauty of the area. The environmental effects of proposals will be a major consideration and the design, materials, scale, massing and landscaping of development will be important factors in deciding planning application (see Policy G1).”
The existing changing facility at this site is a single storey building of concrete panel construction with a flat roof, and has a pebbledash finish. It was being used until the end of the last football season (2010/2011), and will no longer be used to its current state of repair. The building previously approved was a significantly larger facility, with a floor area measuring approximately 304.5 sq.m. and a maximum height of 8.8m. The building was designed to be as visually unobtrusive as possible with the ground floor area almost five times the size of the first floor area to ensue that the two-storey element is as minimal as possible. The key feature to the building was the pitched, glazed gable roof that faces onto the existing car park that provides not only light to the upstairs community room, but also adds a notable feature to the buildings design that was not considered to be unduly prominent in this location. In addition, the design of the steeply pitched, sloping roofs was actually considered to give the illusion of a relatively low level building when viewed from adjacent highway vantage points. The materials proposed included a stone frontage facing the vehicular entrance onto the site with the three other elevations rendered, and a tiled roof, however the colour schemes proposed for the render and tiles were not considered appropriate for this particular location and as such a specific materials condition was added to this recommendation.

This proposal seeks permission for an altogether smaller building, with a floor area measuring approximately 256.95 sq.m. and a maximum height of 6.5m. The building has been re-designed by the Grindleton Recreation Ground Committee to suit their revised needs, and in doing so have moved the changing rooms from upstairs to downstairs, therefore providing the majority of facilities that are required sooner (within the Phasing plan). As with the previous approval, the ground floor area is significantly larger than the first floor area, and with the overall ridge height significantly reduced in height, the two-storey element is again as minimal as possible. As with the previous scheme, the proposal retains the glazed gable end that faces onto the existing car park that provides a significant level of light to the hall, and also adds a notable feature to the buildings design. Again I do not considered this to be unduly prominent in this location. In addition, the shallow pitched, sloping roofs and the mixture of stone and render is considered to give the illusion of a relatively low level building when viewed from adjacent highway vantage points. The materials proposed included a stone frontage facing the vehicular entrance onto the site with the three other elevations rendered, and a tiled roof, however in order to ensure that the materials scheme proposed for the stone, render and tiles are appropriate for this particular location, a specific materials condition will again be added to this recommendation.

Finally, looking at the site as a whole, the introduction of a plastic mesh car parking area and additional planting around the entrances and along the highway boundary will ensure that this particular section of the development will not detract from the aesthetic nature of the site and will rather seek to preserving this particular pocket of the A.O.N.B. and as such, given the above, I do not consider the scheme will have an adverse visual impact on the streetscene or on the wider landscape or local environment.

IMPACT ON NEARBY AMENITY

In respect of potential impact on neighbouring amenity, the nearest properties lie to the west of the site, approximately 18 metres away, and are separated by a mixture of close boarded timber fences, leylandii and individual trees along this particular boundary. The previous proposal received an objection from an occupier of one of these properties, concerned with the use of the new building, either as a Community Facility or as a social venue, with the main concern being the late hours of use and the potential noise. As per the previously approved scheme, the Applicant notes that the management committee will have full control of the bookings and only those suitable for the situation will be accepted. In addition to this they state there is a restriction on the time by which events must have finished which will be until 2230 hours Sunday to Thursday nights, with only Friday and Saturday being available until the later opening of 0000hrs. In further discussions with the Agent, the building has been designed so that the main entrance doors to the hall are to the south, away from these properties, in order to try and focus any outside usage of the site away from the neighbouring properties. They have also agreed to accept a condition closing any windows or doors in the west facing elevation after a certain time. In conclusion, and whilst I am mindful of the concern raised, given the overall benefits related to such a proposal, I do not consider the introduction of the proposed facility would create a situation at this site that would be significantly detrimental to the amenity of the occupiers of neighbouring properties.

OTHER ISSUES

The other main issue raised was that made by Sport England in relation to the proposed changing rooms which they do not consider to comply to FA Standards for the following reasons:

· There is no modesty screening to any of the changing rooms or officials rooms,

· The changing rooms should be self contained and include 2 WC’s and 2 wash hand basins in addition to the shower area (4 heads required),

· The usable changing space should be 16m2. With the above additions the size of the changing rooms may need to increase,

· We recommend that the spectator toilets are moved away from the “dirty” area used by the players to avoid easy access to players and officials, and

· We recommend that two officials rooms are build to accommodate male and female officials.
As such, they have recommended a condition that requests details of a revised changing room layout to be submitted to the LPA, who will in turn consult with Sport England, prior to work commencing.

Previous concerns regarding inadequate drainage and the lack of satisfactory runoff between the touchline and the embankment to the north of the pitch, and the car park to the south appear to have been sorted, as the FA note the following,

Due to the fact that the existing playing field does not have a full drainage system installed (only part of the field benefits from one) I am prepared to be flexible in allowing the pitch to be moved by 4m to accommodate the car park and new clubhouse, as the benefit will outweigh the impact. If the pitch had a full drainage system, I would have wanted to see an independent report. This flexibility is conditional that the pitch size is not reduced and the run offs are a minimum of 1.86m.  I note that on the drawings submitted one of the hedges is only 1.8m away from the touchline.

Therefore bearing in mind the above, it is considered that as the proposed application complies with the relevant policies and will provide a building of significant benefit for the residents of Grindleton, as well as potentially creating a number of jobs for local people, and I therefore recommend the proposal accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: Various








