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	TOWN COUNCIL:
	Object to the application and have made the following comments: 

	
	
	

	
	· Proposal will generate an increase in traffic.
· The development is not suitable for a residential area such as this.
· The plans for the animal waste (midden) will be unacceptable for nearby residents. 

· Lighting from the exercise area and building will illuminate the surrounding area.

· The noise levels created by the cattery will have an unacceptable impact on residential amenity.

· Concerned over future use of building for dog kennelling and impacts this would have.

	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY HIGHWAY SURVEYOR):
	The proposed development would have a negligible impact upon highway safety and highway capacity in the immediate vicinity of the site. The applicant has provided sufficient off road parking provision for this development and there is no objection subject to the attachment of conditions regarding the provision of visibility splays at the entrance and the laying out of car park prior to the use being implemented.     

	
	

	EVIRNOMNETAL HEALTH:

	No objection provided that development is carried out in accordance with the details submitted, and full details of the  mitigation measures to be carried out within the building (such cavity wall and noise insulations details) are submitted for the written approval of the LPA prior to the use being implemented. 

Additionally, the manege shall only be used by horses associated with the stables hereby approved by this development.  

	
	
	

	ADDITIONAL REPRESENTATIONS:
	16 letters of objection have been received which raise the following issues:
· Noise, smells/odours and potential rodent infestation. 

· Visual impact on the area and landscape. 

· The proposed facility will drain into an existing septic tank that serves the four existing domestic properties. The applicant does not have an individual right over the tank and needs consent from other properties.  

· Insufficient parking and existing roads not suitable to serve proposal. 

· Flooding and drainage. 

In addition 13 letters of support have been received which raise the following points: 

· The proposed cattery would be of benefit to cat owners.
· The revised development will have no adverse impact on the area and the new hedge planting will enhance the visual amenity of the area.
· Other developments in this area have a greater impact than the proposal.
· Rural businesses such as this should be supported. 


1.
Proposal 
1.1
This application is a revision and resubmission of application 3/2015/0571, which was determined by Urban Vision in December 2015 and refused under delegated powers for the following reason: 

“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.”
1.2
The applicant has appealed against the above refusal and this appeal is currently under consideration by the Planning Inspectorate.  

1.3
The current application seeks consent to extend the existing brick built stable building to provide a dual use building that would function as a cattery and a stables. The existing building would be extended by a further 10.6m, with the existing brick section and 5.3m of the extension forming the cattery, and the remaining 5.3m of the new build being the stables. 

1.4
The whole of the building, both the extension and original section, would be clad in waney edge larch boarding and would have pitched roof design. As a result of the slope of the land the stables section of the building would be set lower than the cattery, meaning that the ridge height of this section steps down in comparison to the cattery section. 

1.5 
In terms of use, the cattery section would consist of a reception area, a toilet and a kitchen/store, as well as providing 10 cat pens each measuring 4m² and consisting of a narrow cat balcony. The stable block would provide stabling for two horses. Attached to the northern elevation of the stables would be a metal isolation unit for the housing of any ill or distressed cats.  

1.6
The application also includes the provision of a manège with a sand/rubber surface. The manège would measure 35m in length by 20m in width, and be enclosed by a 1m high post and rail fence. Along the western boundary of the manège the application includes a new hedge to screen this part of the development.  As a result of the gentle slope of the land, in order to create a flat surface for the manège, a section of the land would need to be cut and a retaining wall provided along on the eastern boundary. The submitted planning statement comments that the manège and stables would be for private use and by livery holders.  

1.7
The site and existing stable block already has an existing access off Pendleton Road, however the application does seek to increase the amount of hardstanding to the south of the proposed building, in order to provide off street parking for customers and a better access. 

1.8
Additionally, the proposal includes the provision of a concrete block muck store (midden) which would be located along the southern boundary of the site, close to the access point off Pendleton Road. 

1.9
This application differs from the previous refusal in that the proposed manège would not be illuminated by floodlighting and the size of proposed cattery and stable building has been reduced.   

2.
Site Location

2.1
The application relates to an existing brick built outbuilding which is currently used as a stable and situated within a 1.5 hectare field to the rear of the residential dwellings known as Four Acres, Steps Cottage, and both numbers 1 & 2 Tithe Barn Cottages, which all front onto Pendleton Road, Wiswell. 

2.2 
The existing stable building and field are accessed via an existing access point off Pendleton Road, adjacent to Four Acres, and it appears that this existing access currently serves the rears of these residential dwellings. The applicant currently owns the properties at Four Acres and 1 Tithe Barn Cottages. 

2.3 
The field within which the development will take place is some 200m in length and slopes from Pendleton Road in the east down to footpath 3-47 FP- 2 which runs to the west of the field. The western, northern and southern boundaries of this field are defined by mature hedgerows and trees.       


4.
Relevant History
4.1
3/2015/0571/P – Extension to existing building to create a cattery and stables, construction of manege, midden and access arrangements – refused and under consideration at appeal 
4.
Relevant Policies

Ribble Valley Core Strategy

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 

DME3 – Site and Species Protection and Conservation


DME6 – Water Management
5.
Environmental, AONB, Human Rights and Other Issues
5.1
Principle of Development
5.1.1
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.
5.1.2
Policy DMB3 is also broadly supportive of recreation and tourist development subject to a number of detailed criteria regarding location, design and access. 
5.1.3
In principle there is thus no objection to the proposed cattery, stables or manege in this location, subject to the consideration of the following main issues;
· The impact of the proposed development upon the character and appearance of the area and its setting within the landscape

· The impact upon the local highway network

· The impact of the proposals upon the residential amenity of the area
· The flood risk implications of the proposed development.

· The effect of the proposals on trees, hedgerows and wildlife 
5.2
Character and appearance/landscape
5.2.1
The previous application was refused on the grounds that the illuminated manege and the proposed building would be unsympathetic to the character and appearance of the open countryside. The revised application has reduced the footprint of the building, so as to reduce its impact upon the landscape and removed the floodlights from the manège. Consequently the impact of the proposal on the landscape has been significantly reduced in respect of the previous refusal. 

5.2.2
Furthermore, the introduction of tree/hedge planting to the west of the proposed building, and along the western boundary of manage would ensure that the development is well screened from the public footpath some 200m to the west. In addition, the sections of this single storey building which could be seen through this vegetation, would have the backdrop of the two storey houses fronting onto Pendleton Road beyond which further reduces any visual impact. These existing dwellings would also almost completely screen the development when viewed from Pendleton Road itself. The existing trees/hedges along the northern and southern boundaries of the field would be retained so as to screen the development site from longer views/vantage points.      
5.2.3
It is common to see a timber stable style building and a manège within a rural setting such as this, and whilst the previous application was refused solely on the grounds of visual amenity, it is the Officer’s opinion that the revised proposal, which has reduced the size of the building and removed the floodlighting from the manege, has overcome the previous concerns of the LPA.
5.2.4
With regard to the additional areas of hardsurfacing, these would be screened from views outside the development site by the proposed building and a mixture of both the existing and proposed hedge/tree planting. 
5.2.5
In view of the above, it is the Officer’s opinion that the revised scheme has overcome the previous reason for refusal, and the proposed development shares an acceptable visual relationship with the surrounding area and rural landscape in accordance with Key Statement EN2 and Policy DMG1 of the Ribble Valley Core Strategy.     
5.3
Highways 
5.3.1
A number of objectors have raised a concern 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 LCC Highways who have commented that the proposed development would have a negligible impact upon highway safety and the capacity of the highway network in this area. The Highway Officer has therefore raised no objection to the proposals subject to adequate visibility splays being achieved. The Highway Officer has stated that adequate visibility splays can be achieved over the applicant’s own land and therefore recommends a condition requiring these splays to provided and retained thereafter.

5.3.2
Adequate parking would be available within the four designated spaces shown on the submitted drawing, but also along the private access track which will service the site. 

5.3.3
In view of the above, whist concerns are raised by the objectors 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.
5.4
Residential Amenity 
5.4.1
Policy DMG1 requires development to not adversely affect the amenities of the surrounding area and consider air quality and mitigate adverse impacts where possible.
5.4.2
As mentioned earlier in this report the original application (3/2015/0571/P) was considered by Urban Vision, and in assessing this proposal the Case Officer was satisfied that the proposed development shared an acceptable relationship with surrounding residential amenity in terms of both noise and visual amenity, hence the application was refused on its visual impact on the open countryside only.      

5.4.3
In terms of the current proposal, the proposed extension to the existing stable building has been made smaller than the previous submission, and whilst the previous extension/building was considered to share an acceptable relationship with nearby residential properties, its reduction in size has only lessened the impact. The proposed extension to the existing building would be on the eastern side, away from the residential properties fronting onto Pendleton Road, and would be barely noticeable from a visual point of view. In addition the removal of the floodlights has also lessened the impact upon neighbouring properties in comparison to the previous application which was in any case considered to share an acceptable relationship with the nearby properties.  

5.4.4
In respect of noise disturbance, again the previous application was considered to acceptable in this respect, however this submission is accompanied by a description as to how the proposed cattery use would operate. This includes a noise management plan which explains that the cat pens will be constructed with cavity walls and include noise insulation, with all windows double glazed, in order to limit any noise disturbance. The Environmental Health Officer is satisfied that these measures will ensure that there is no noise nuisance arising from the cattery business, however a condition has been attached requiring full details of the noise mitigation measures (details of the noise insulation, windows etc..) to be submitted for the written approval of the LPA prior to the cattery being brought into use.
5.4.5
Each cat pen will have an external balcony and these will be open during the daytime only and close at 18:00 (a condition has been attached restricted the use of the cat balconies to between the hours of 09:00 and 18:00 on any day). 
5.4.6
Additionally, the application states that the cattery will operate strict opening hours, and customers can only visit the site between 08:00 – 10:00 and 16:00 – 18:00 hours Monday to Friday, between 08:00 – 10:30 on Saturday and by appointment only on Sunday. A condition has been attached to restrict the hours of visitation to those stipulated by the applicant, and with regard to Sunday all appointments will have to take place between 09:00 – 17:00.

5.4.7
In respect of the stables and manège, the stables can only accommodate two horses and will be for both personal use and as a part-time livery, with visitations limited to once per day. The manege will be limited to daytime use only, as per the removal of the floodlights, and a condition has been attached restricting the hours of use of the manège to between 08:00 – 19:00 on any day. Additionally, a condition has been attached restricting use of the manège for personal use and for horses associated with the adjacent stables, meaning that no commercial use would be permitted on the manege.    

 5.4.8
In respect of odours, the cattery will use sealed waste bins which will be emptied as necessary and removed from the site on a regular basis. These containers/bins will be stored in a freezer until removal by a waste management company. 
5.4.9
With regard to the horses and the midden, the land currently has a stable building which can hold two horses and the proposed stable would only provide stabling for two horses, consequently the proposal would not result in any addition horses occupying the site. Notwithstanding this, the application site is currently an agricultural field which could accommodate a significant amount of livestock without the need for planning permission. Such a use is likely to cause more animal waste than use of the land for the stabling of two horses as proposed by this application. In any case, the applicant will provide a midden (muck store) which would be located at the southern end of the site and this would be sited more than 25m from the nearest residential dwelling not owned by the applicant.

5.4.10
The midden would be constructed in sealed blockwork and include a bund to ensure that no effluent can escape form the structure. The midden will have a removable roof to contain odour emissions and will be emptied when necessary. The Environmental Health Officer is satisfied with the siting and operations of the proposed midden, and a condition has been attached to the recommendation requiring a detailed waste management plan to be submitted to the LPA prior to the new stables being first brought into use.    
5.4.11
In view of all of the above, and provided that the recommend conditions are adhered to, the Environmental Health Officer is satisfied that the proposed development would share an acceptable relationship with neighbouring land uses including nearby residents.  
5.5
Flood Risk and Drainage

5.5.1
The Local Lead Flood Authority was consulted on the previous application and did not wish to comment due to the low risk of the proposals.

5.5.2
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.

5.5.3
A condition has been attached requiring details of the drainage from the proposed manege to be submitted to the LPA.   

5.6
Trees, Hedgerows and wildlife

5.7.1
An Arboricultural Impact Assessment has been submitted as part of the proposal which identifies that one low value tree and two low value hedges would be lost as part of the development, but the loss of these would have a negligible impact on the local landscape. The application includes the planting of numerous additional trees within the site and new hedging would be planted to the east of the development to screen the proposal from longer views. There are two Sycamore trees to the south of the site, outside of the applicant’s ownership, which are covered by “TPO 2 1971 Wiswell”, and the proposed manege would not encroach into the root protection area of either of these protected trees, or any other trees for that fact. The submitted Tree Constraints Map has indicated the root protection areas for all trees on and adjacent to the site and a condition has been attached requiring protective fencing to be erected along these zones prior to any development commencing on site. 
5.7.2
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 which has been attached by condition.

5.7.3
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 DME1 and DME3.  

6.
Conclusion
6.1
The resubmission has overcome the previous reason for refusal and provided that the attached conditions are adhered to the proposal would share an acceptable relationship with surrounding land uses and would not have a negative impact upon the surrounding area. The proposal is therefore recommended for approval. 
RECOMMENDATION: That planning permission be GRANTED subject to the following conditions: 

Time Limits

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

Drawings and Details

2.
The development hereby permitted shall be carried out in accordance with the following approved plans, drawing references:                  


Location Plan (1:1250)

AVS – 02 – 01 Rev B

AVS – 02 – 02 Rev B (amended plan received 02/03/16)
AVS – 02 – 03 (amended plan received 24/03/16)


BTC840-TCP

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

Drainage

3. 
No development shall take place until detail of the drainage system for the proposed manège have been submitted to and approved in writing by the Local Planning Authority. The manege shall be constructed in accordance with the approved details before being first brought into use.

REASON: To secure a satisfactory system of drainage and to prevent pollution of the water environment in accordance with Policies DMG1and DME6 of the Ribble Valley Core Strategy.
Materials and landscaping

4. 
Notwithstanding any description of materials in the application no above ground works shall be commenced until samples or full details of the materials to be used on the cattery/stable building and the surface of the manège have been submitted to and approved in writing by the Local Planning Authority. Such details shall include the type, colour and texture of the materials and only the materials so approved shall be used, in accordance with any terms of such approval.

REASON: In order to secure a satisfactory appearance in the interests of maintaining the openness and visual amenity of the open countryside in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

5. 
Notwithstanding the details submitted on Drawing Number AVS – 02 -02 REV B, within 3 months of development first taking place details of the position, height, design, materials and finish to be used in the construction of all boundary treatments around and within the site shall be submitted to and approved in writing by the Local Planning Authority. The duly approved boundary treatments shall be constructed in full accordance with the approved details before the any part of the development hereby approved is first brought into use and shall be retained thereafter.

REASON: In order to secure a satisfactory appearance in the interests of maintaining the openness and visual amenity of the open countryside in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

6. 
Notwithstanding the landscaping details submitted on Drawing Number AVS – 02 -02 REV B, within three months of development first taking place, details of a landscaping scheme for the site shall be submitted to and approved in writing by the Local Planning Authority. Such a scheme shall include details of the type, species, siting, planting distances and the programme of planting of trees and shrubs. The scheme of planting, as approved, shall be carried out during the first planting season after the development is substantially completed and the areas which are landscaped shall be retained as landscaped areas thereafter. Any trees, hedges or shrubs removed, dying, being severely damaged or becoming seriously diseased within three years of planting shall be replaced by trees or shrubs of a similar size and species to those originally required to be planted.

REASON: In order to preserve the openness and visual amenity of the open countryside and to ensure a sympathetic relationship with the surrounding landscape in accordance with the requirements of Ribble Valley core Strategy Policies DME1 and DME2 and the NPPF.

Lighting

7. 
No external lighting shall be installed on the building, within the manege or elsewhere on the site unless details of any such lighting have first been submitted to and approved in writing by the Local Planning Authority prior to its installation. The approved details shall thereafter be fully implemented.

REASON: In order to ensure a satisfactory appearance in the interests of visual amenity and to prevent nuisance arising in accordance with the Ribble Valley Core Strategy Policy DMG1.

Highways

8. 
Prior to commencement of any development, visibility splays measuring 2.4 metres by 33 metres in both directions shall to be provided, measured along the centre line of the access 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 site access/entrance in the interest of highway safety in accordance with Ribble Valley Core Strategy Policy DMG3.

9. 
Notwithstanding the details submitted on Drawing Number AVS – 02 -02 REV B, the cattery, stables and manège hereby approved shall not be brought into use until all car parking areas, vehicle manoeuvring areas and hardstanding areas within the site have been constructed in accordance with a specification which has first been submitted to and approved in writing by the Local Planning Authority, the duly approved parking, manoeuvring and hardsurfacing areas shall be retained as such thereafter.

REASON: In order to ensure an appropriate treatment to the external surfaces of hardstanding areas within the site in the interests of road safety and to preserve the openness and visual amenity of the open countryside in accordance with the requirements of Ribble Valley Core Strategy Policies DMG1, DMG3 and DME2, and the NPPF.

Amenity

10. 
The manège hereby approved shall only be used by horses housed within the stable building hereby approved by this permission, and shall not be used as a separate commercial business. 


REASON: In order to safeguard the amenity of nearby residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy, and the NPPF. 

11.
The manège hereby approved shall only be used between the hours of 08:00 – 19:00 on any day.  


REASON: In order to safeguard the amenity of nearby residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy, and the NPPF.
12. 
The cattery hereby approved shall not be open to the public/customers, except between the hours of 08:00 – 10:00 and 16:00 – 18:00 Monday to Friday, between 08:00 – 10:30 on Saturday and by appointment only on Sunday between the hours of 09:00 – 17:00. 

REASON: In order to safeguard the amenity of nearby residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy, and the NPPF.
13.
The cat balconies shall only be operation between the hours of 09:00 – 18:00 on any day, and no access to these balconies will be allowed outside of these hours. 


REASON: In order to safeguard the amenity of nearby residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy, and the NPPF.
14. 
Within three months of the commencement of development on site, a detailed noise mitigation scheme, including specifications of the noise insulation measures, window details and cavity walls, shall be submitted for the written approval of the Local Planning Authority. The duly approved noise mitigation scheme shall be implemented in full prior to the cattery use hereby approved commencing, and retained as such thereafter.  


REASON: In order to safeguard the amenity of nearby residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy, and the NPPF.
15. 
Prior to the building hereby approved being first brought into use, a detailed management plan for the storage and disposal of manure/waste shall be submitted to and approved in writing by the LPA. The use of the building shall thereafter be carried out in strict accordance with the details contained within the duly approved management plan. 

REASON: In order to safeguard the amenity of nearby residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy, and the NPPF.

Trees and ecology

16.
Prior to commencement of any site works including delivery of building materials and excavations for foundations or services, all the existing trees shown on drawing BTC840-TCP (except those shown to be removed on the approved plan), shall have been enclosed with temporary protective fencing in accordance with BS5837:2012 [Trees in Relation to Demolition, Design & Construction]. The fencing shall be retained during the period of construction and no work, excavation, tipping, or stacking/storage of materials shall take place within such protective fencing during the construction period.


REASON: To ensure that existing trees are adequately protected during construction in the interests of the visual amenity of the area in accordance with Policy DME1 of the Ribble Valley Core Strategy.

17. 
No development shall take place until details of the provision of five artificial swallow bird nesting boxes have been submitted to, and approved in writing by the Local Planning Authority. The details of the exact siting of the bird boxes shall be submitted on a site plan and the boxes shall be installed in accordance with the agreed details within two months of the building being first brought into use, unless otherwise agreed in writing with the Local Planning Authority.

REASON: In the interests of biodiversity and to enhance nesting/roosting opportunities for species of conservation concern and protected species in accordance with Section 9 of the NPPF, and Key Statement EN4 and Policies DMG1 and DME3 of the Ribble Valley Core Strategy.  
BACKGROUND PAPERS

https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2016%2F0079
