Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0361/P 

	Development Proposed:
	Proposed installation of synthetic pitch surface to pitch 5 together with erection of 5m high perimeter rebound fence and 15m high floodlighting columns.  Blackburn Rovers FC & Athletic plc, Senior Training Centre, Brockhall Village, Old Langho, Lancashire, BB6 8FA.



	CONSULTATIONS: Parish/Town Council

	Billington and Langho Parish Council – No observations.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC County Surveyor (Highways) – No objections.

Environment Agency – No observations.

Sport England – No objections.



	CONSULTATIONS: Additional Representations

	No additional representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 – Development in Open Countryside.

Policy ENV13 – Landscape Protection.

Policy RT1 – General Recreation and Tourism Policy.

Policy T7 – Parking Provision.
National Planning Policy Framework.



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

	This application seeks permission for the proposed installation of a synthetic pitch surface to an existing grass pitch (pitch no. 5) at Blackburn Rovers FC & Athletic plc Senior Training Centre Brockhall Village Old Langho.  The scheme also includes the erection of a 5m high perimeter rebound fence and 15m high floodlighting columns.  The site is relatively well hidden from public view (aside from partial views from the main entrance to the main Brockhall Village site) due to the dense tree planting that bounds the site on the southwestern and southeastern boundary, and the avenue of trees planted along the entrance road (western road) to Brockhall Village.  The main issues to consider with this scheme are the principle of the development, the size, scale and location of the scheme, the potential impact on the amenities of the occupiers of the neighbouring dwellings and whether there will be any potential impact on the surrounding protected trees.

The policy basis against which this scheme should be appraised is set out in the context of national, regional and local development plan policies.  At a national level the National Planning Policy Framework (NPPF) came into force on 27 March 2012 and states that at the heart of the NPPF is a presumption in favour of sustainable development which means that for decision making purposes that:

Where the development plan is absent, silent or relevant policies are out of date, granting permission unless 

-
any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, when assessed against the policies in this framework taken as a whole; or
-
specific policies in this framework indicate development should be restricted.
Chapter 3, Supporting a prosperous rural economy, of the NPPF is also considered to be an important consideration given the nature of the proposal, noting within paragraph 28 that ‘To promote a strong rural economy, local and neighbourhood plans should, amongst other things:

· support sustainable rural tourism and leisure developments that benefit businesses in rural areas, communities and visitors, and which respect the character of the countryside. This should include supporting the provision and expansion of tourist and visitor facilities in appropriate locations where identified needs are not met by existing facilities in rural service centres; and
· promote the retention and development of local services and community facilities in villages, such as local shops, meeting places, sports venues, cultural buildings, public houses and places of worship.

Paragraph 73 of the NPPF considers the delivery of sporting facilities and notes that ‘Access to high quality open spaces and opportunities for sport and recreation can make an important contribution to the health and well being of communities.
The site lies close to a belt of trees protected by TPO and will require the creation of a temporary access track to enable construction vehicles to enter the site to build the development.  As such, Chapter 11 of the NPPF, Conserving and enhancing the natural environment, should also be considered.  Paragraph 109 states that ‘The planning system should contribute to and enhance the natural and local environment by protecting and enhancing valued landscapes, geological conservation interests and soils’.
I am mindful of the statement in NPPF sited above which advocates a presumption in favour of sustainable development unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits.  The site under consideration here lies outside any saved settlement boundaries, therefore Policies RT1 and G5 of the DWLP would normally be considered.  However, the policies of the DWLP were formulated during the 1990s with the plan being adopted in 1998 and the basis of the plans formulation was framed around the strategic framework set by the Lancashire Structure Plan.  The circumstances that are prevalent now require developments to meet the requirements of NPPF and as such given the scheme is effectively replacing one full size football pitch with another (albeit of a different type), the proposal meet the three dimensions of sustainable development as outlined in NPPF – economic, social and environmental, is considered acceptable in principle.

The Local Plan Policies still provide detailed guidance to assessing the size, scale and location of the scheme of the scheme and the impact on the amenities of the occupiers of the neighbouring dwellings.  Local Plan Policies G1, G5 and ENV3 are still considered important materials considerations, and they state the following,

· G1 - Development must be sympathetic to existing and proposed land uses in terms of size, intensity and nature, and that the density, layout and relationship between nearby buildings is of major importance, with particular emphasis placed on visual appearance and the relationship to the surroundings.

· G5 – Outside the main settlement boundaries and the village boundaries, planning consent will only be granted for small-scale developments, which are small-scale recreational developments subject to RT1.

· ENV3 – In the open countryside outside the AONB and areas immediately adjacent to it, development should be required to be in keeping with the character of the landscape area, and should reflect local vernacular, scale, style, features and building materials.

The new facility will replace an existing full size football pitch (105.1m x 65.8m) with a 3rd Generation synthetic surface with a perimeter rebound fence and floodlighting to allow all weather and all year use for the training of the first team.  The site lies close to a belt of trees protected by Tree Preservation Orders and will require the creation of a temporary access track to enable construction vehicles to enter the site to build the development.  The trees providing a dense, visual screen around the site from immediate neighbours and the wider area and it is important that the development will not unduly impact on their root zone.  When this and other pitches were being constructed originally the ground suffered soil compaction, however this has not impacted upon the nearby trees.  The development will cause no further damage to the soil, as only the top layer will be removed to lay the new turf on the site.  On this basis, subject to specific conditions relating to the trees being protected and details of the new access track being submitted, it is not envisaged that there will be an impact on the neighbouring protected trees.

The proposed 5m high ‘ball stop’ fencing that encloses the pitch will be painted in Ral 6005, Moss Green colour, and as such will easily blend in with the surrounding trees.  The floodlights will be positioned on eight, 15m high columns that will be positioned along the side of the pitch.  Drawing no’s BRFC/P5/HI/01 and BRFC/P5/MVI/01 both highlight the Lux Light Level on the pitch, and indicates the potential overspill of the light onto the surrounding land.  It is clear from this plan that there will be very little light pollution beyond the existing training areas.

With specific regard to the impact of the construction of the pitch on the surround protected trees, the ground will be partially excavated in order to create a level playing surface, however this will all take place well outside the Root Protection Area (RPA) of the protected trees so it is envisaged that there will be no harm caused.  Only one tree will be removed as part of the construction process, a poor quality sycamore, which will allow a service channel to be laid beneath a new footpath access to the pitch.  This will house the electricity cabling on a direct route from the clubhouse.  All construction traffic will access the site via an existing unmade track where an existing break in the trees to the west of the proposal provides a natural break in the tree line.  The Council’s Countryside Officer has assessed all the submitted plans and surveys and has advised that he has no objections in principle subject to the applicant adhering to strict tree protection, construction and monitoring conditions.

With regards to the potential impact on the amenity of the occupiers of the adjacent dwellings, as noted earlier I do not envisage that there will be an impact through light spillage from the flood lights due to the screening provided by the trees and the distance to the nearest property (shown as approx. 36m).

In conclusion, it is clear that national planning policy and guidance has significantly changed since this decision to a presumption in favour of sustainable development, advising that where the development plan is absent, silent or relevant policies are out of date, Local Planning Authorities should grant permission unless any adverse impacts of doing so would significantly and demonstrably outweigh the benefits.  The proposal seeks to meet a clear local need by providing an up-to-date sports facility for the locality; therefore as I do not consider there to be any adverse impacts from approving this scheme, as the scheme is not considered harmful or detrimental to either the visual amenity of the area or the residential amenity of the occupiers of the neighbouring dwellings and nor will it have an adverse impact on highway safety, bearing in mind the above comments and whilst I am mindful of the points of objection from the occupiers of neighbouring properties, I consider the scheme to comply with the relevant policies, and I recommend the scheme 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 area, it would not have an adverse impact on the adjacent protected trees, it would not have a significant detrimental impact on nearby residential amenity and nor would its use have an adverse impact on highway safety.


	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 28/06/2012











