

Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: 

	Application No: 
	3/2015/0571

	Development Proposed:
	Proposed extension to existing building to create a cattery and stables, construction of ménage, midden and access arrangements at Four Acres, Pendleton Road, Wiswell, Lancashire, BB7 9BZ

	CONSULTATIONS: Parish/Town Council

	Wiswell Parish Council: 
The Parish Council objects to the application and wishes to make the following comments:

1. The development will generate an increased amount of traffic on Pendleton Road.

2. The development is not suitable for a residential area of the village near to properties on Pendleton Road, Leys Close, Taskers Croft, Clarkewood Close and Whiteacre Lane. Most developments of this nature are located in more secluded areas, not near private properties.

3. The noise generated by the cattery would be unacceptable to properties nearby and in particular, number 3 Tithe Barn. If the Council is minded to approve the plans, there must be a condition that it is for cats only and no dogs can be kennelled at the site.

4. The development would result in light pollution from the exercise area and buildings. If the Council is minded to approve the plans, there must be a strict condition that lighting is contained to these areas and does not illuminate the surrounding landscape.

5. The plans for animal waste products will have a negative environmental impact on the surrounding area. The waste will attract flies and rodents and the smell from the midden will be unacceptable for nearby residential properties.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	County Surveyor (Highways): 
The Highway Development Control Section does not have any objections in principle to the proposed cattery and stables, providing the applicant can provide acceptable sight lines from the new access.

The Highway Development Control Section is of the opinion that the application will

significantly increase traffic movements from the site, due to the cattery and livery for

two horses and visitors to the site for the cattery will be strangers to the site.

Sight lines of 2.4 x 33m to be provided in both directions from the centre of the site access onto Pendleton Road. The site line requirement is based on table 7.1 from

Manual for Streets and an estimated wet road 85th percentile speed of 25mph.

The applicant should provide accurate details of the required sight line requirement,

before determining the application, ensuring the entire sight line requirement is fully over land within the applicants control and/or over the adopted highway and to fully show all works which would be required to provide the sight lines. The sight line splays will require walls, fences, trees, hedges, shrubs, ground growth, structures etc. to have a maximum height of 1.0m above the height at the centre line of the adjacent carriageway.

The applicant has shown sight lines to the centre of the road and they should be to the near side carriageway edge, on these narrow country roads it should be expected that vehicles are on the wrong side of the road to pass pedestrians, cyclist, horse riders etc.

From observations on site and the information provided on the applicant's site location

plan the sight line requirement to the north would be fully achievable over the applicants land and the existing adopted highway, but this will require cutting back vegetation and the reduction in height of the garden wall, to below 1m high. The sight lines to the south would be partly over third party land and theses sight lines could not be provided by the applicant.

The Highway Development Control Section recommends the following conditions as part of the formal planning decision: -

1. No part of the development shall be commenced the visibility splays measuring

2.4 metres by 33 metres in both directions to be provided, measured along the

centre line of the proposed new road from the continuation of the nearer edge of

the existing carriageway of Pendleton Road, to the satisfaction of the Local

Planning Authority. The land within these splays shall be maintained thereafter,

free from obstructions such as walls, fences, trees, hedges, shrubs, ground

growth or other structures within the splays in excess of 1.0 metre in height above

the height at the centre line of the adjacent carriageway.

Reason: To ensure adequate visibility at the street junction or site access in the

interest of highway safety in accordance with Quality of Development Policy and

Transport Policy in the Local Plan.

2. The car parking and manoeuvring scheme to be marked out in accordance with

the approved plan, before the use of the premises hereby permitted becomes

operative and permanently maintained thereafter. Reason: To allow for the

effective use of the parking areas.
Head of Environmental Services: No response on current application but had no objection to the scheme pre – application subject to a condition which restricts the ability for cats to be able to access the exercise area at night. Also advised that a license will be required to run the cattery business. Method of storage and removal of manure should be clarified to ensure that flies and smells will not cause a nuisance.

Local Lead Flood Authority: Valid consultation but development is minor/not high risk


	CONSULTATIONS: Additional Representations

	12 Neighbour letters in objection raising the following points;
· Noise stray cats would cause disturbance to caged animals and effect on neighbours
· Problems with odour and flies from midden 

· Do not consider proposal would benefit community

· Rats and vermin attracted by 3 stable barn

· Applicant is not stabling own horse on site

· Traffic generation and highway safety concerns
· Light pollution from the exercise area

· If permitted should be conditioned for cats only and no dogs
· Would connect to domestic septic tank shared between a number of properties

· Cat waste may contribute to smells from site

· Effect on local character and landscape

· Additional traffic grossly underestimated, country lanes unsuitable for volume proposed.

· Screening is inadequate and should be disregarded

· Former cattery referred to in supporters comments was not within ‘touching distance’ of domestic properties. 

4 neighbour letters in support stating;

· Small rural businesses should be encouraged 

· Aesthetically pleasing

· Sympathetic to the natural environment

· Harmonious with the village

· Would be of benefit to the local economy as a potential part time employer

· Will replace cattery in Wiswell



	RELEVANT POLICIES:

	RIBBLE VALLEY CORE STRATEGY 2008-2028
EN2: LANDSCAPE
EC1 - BUSINESS AND EMPLOYMENT DEVELOPMENT
DMB3 - RECREATION AND TOURISM DEVELOPMENT
DMG1 – GENERAL CONSIDERATIONS.
DMG3 – TRANSPORT AND MOBILITY.
DME1: PROTECTING TREES AND WOODLANDS
DME2 - LANDSCAPE AND TOWNSCAPE PROTECTION


	POLICY REASONS FOR REFUSAL:

	Contrary to Policy DMG1 of adopted Core Strategy.



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

	Background 

This application seeks planning consent for an extension to an existing building to create a cattery and stables, construction of ménage, midden and access.
The development site has no relevant planning history but was subject to pre – application advice.
The proposal in this case consists of the extension of an existing barn / storage building (measuring 6.64m deep by 6.552m wide) to an overall length of 26.794m by a maximum depth of 8.035m. The proposed extended building would have a pitched roof over which is split at the point where the stables meet the cattery to allow it to follow the contours of the ground to a maximum height to the ridge of 5.331m. 
The walls are proposed to be clad in timber with a slate tiled roof. UPVC windows and doors are proposed to the cattery, together with roof lights and wire mesh ‘cat balconies’.

Approximately two thirds of the building would be used for the cattery and a third to provide 3 stables, feed store and tack room. Two of the stables are shown to be used for ‘livery’ purposes.

A ménage or all weather riding arena is also proposed which measures 35m by 20m, surfaced with sand or rubber chips (or a combination of both) and which is proposed to be bounded by a post and rail fence. A cross section is provided which shows the ménage would be formed by raising the levels by between 0.5 and 1.0m but that this would still be below the level of the adjacent track.

2 Lighting columns on retractable poles are also shown on the submitted plans but no elevations are included.

A muck storage area of ‘midden’ is also proposed measuring 3m by 5m which would be constructed from concrete blocks. No height is indicated for this structure.

An access track from Pendleton Road to the rear of the site approximately 60m in length and up to 6m wide is also included for retention.

Principal of Development

Key statement EC1 states that employment development will be directed towards the main settlements of Clitheroe, Whalley and Longridge, however it also states that developments that contribute to farm diversification, strengthening of the wider rural and village economies or that promote town Centre vitality and viability will be supported in principle.

Policy DMB 3 is also broadly supportive of recreation and tourist development subject to a number of detailed criteria regarding location, design and access. 
The application site is not within the AONB or the Green Belt
In principle there is thus no objection to the proposal subject to the consideration of the following main issues;

· The impact of the proposed development upon the character and appearance of the building and its setting in the landscape
· The impact upon the local highway network

· The impact of the proposals upon the residential amenity of the area and;

· The flood risk implications of the proposed development.

· The effect of the proposals on trees, hedgerows and wildlife 

Character and appearance / landscape
Key statement EN2 states that as a principle the council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style,
scale, style, features and building materials.
Policy DMG1 requires development to be of a high standard of building design and be sympathetic to existing and proposed land uses including any impact on landscape character.
The proposed stable and cattery building together with the ménage would be located on open land to the rear of a short row of properties fronting Pendleton Road. Whilst the proposed building and ménage would benefit from some screening from the houses they would still be visible in views north east from Wiswell and from the public footpath to the west.
Whilst it is not unusual to see stables and a ménage within a rural setting the extended building is quite large and, together with the elevated, illuminated ménage they would significantly change the character of the simple rural setting of the site, characterised by open fields. Whilst the applicant and some of the representations have highlighted that there would be some economic benefits from the proposals these are not quantified by the applicant and should be given limited weight.  

It is noted that the applicant has reduced the scale of the proposed building from that originally proposed at pre – application stage, however, I remain concerned that the proposed buildings and elevated, illuminated ménage would result in a development which is unsympathetic to the character and appearance of the countryside contrary to policies DMG1 and EN2 of the adopted Core Strategy.
Highways and Parking
Concerns have been raised regarding the impact of the proposals on highways safety and that the proposal could result in increased levels of traffic that would present a hazard to pedestrians and other road users. This is, however, not a view borne out by Highways who, whilst the application will significantly increase traffic movements to and from the site and that these people will be unfamiliar with both the access and the roads leading to the site, do not object to the proposals subject to adequate visibility splays being achieved. Highways state that it would appear adequate visibility can be achieved over the applicants own land and suggests conditions to provide and retain such splays.

Adequate parking would be available in the 4 spaces shown on the submitted drawing or along the 60m long access track to service the site.
As such, whist concerns are raised regarding highway safety there is not considered to be sufficient evidence to uphold this as a reason to refuse the current proposals which are considered acceptable under Policy DMG3.
Residential amenity of the area 

Policy DMG1 requires development to not adversely affect the amenities of the surrounding area and consider air quality and mitigate adverse impacts where possible.
Whilst concerns are raised regarding the effect of the proposals on the amenities of neighbouring properties the use of the site is not considered likely to result in demonstrable harm to the amenities of occupants of nearby neighbouring dwellings.
The proposed muck storage area is located close to the access approximately 7.5m from the boundary with the nearest property, Four Acres, which is currently in the ownership of the applicants and 25m from the nearest residential dwelling outside of the applicants ownership. As such the muck heap is unlikely to cause significant issues as long as it is properly managed, a matter which could be controlled by condition. 

In terms of more general noise and disturbance and noise from cats, particularly at night, these would again be matters which could be controlled by conditions limiting the hours of operation of the cattery business, the time / days on which the lighting could be used and by ensuring the cats were secured inside the proposed building at night.

It should also be noted the Council’s Environmental Health Officer had no objections to the proposals subject to details of the muck heap.  
Flood Risk and Drainage
The development site is located within Flood Zone 1 as defined by the Environment Agency, which indicates the site is not at risk of Flood from fluvial sources. The Local Lead Flood Authority have been consulted and do not wish to comment due to the low risk of the proposals.
Comments have been received regarding discharge from the cattery into a collectively owned septic tank, however, the capacity of the tank would be a building regulations matter and any issues arising in terms of maintenance which is currently understood to be a shared responsibility would be a private matter between the parties concerned.
Trees, Hedgerows and wildlife
An Arboricultural Impact Assessment has been submitted as part of the proposals which identifies that one low value tree and two low value hedges would be lost as part of the proposals, but these would have a negligible impact on the local landscape.

An Ecological Impact Assessment has also been submitted which concludes that only species poor semi improved grassland would be affected by the development which is of limited ecological value. No protected species were identified to be present but the ecological impact assessment advocates a precautionary approach and the installation of mitigation measures such as bird boxes.

There appears to be no reason to disagree with the findings of the tree and ecological reports and as such the proposal would accord with Policy DMG1.  

Conclusion

I therefore see no alternative but recommend the application be refused.  



	RECOMMENDATION: That permission be refused for the following reasons;
1. The proposed building and illuminated ménage, which is elevated above the level of the land which slopes down to the west, would result in a development which is unsympathetic to the character and appearance of the countryside contrary to policies DMG1 and EN2 of the Ribble Valley Core Strategy Adopted Version.



	


DATE INSPECTED: 3rd December 2015 


















