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	Date Inspected:
	N/A
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	CCTV posts, external arena lighting and general external lighting off building

	Site Address/Location:
	The Old Stables Higher Trapp House  Trapp Lane  Simonstone BB12 7QW

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Additional Representations.

	Five letters of objection have been received from occupants of nearby dwellings relating to the following:
· The lighting is excessive and would illuminate the rear of residents’ premises.
· Light pollution in an otherwise dark area
· To prevent nuisance lighting should be limited to 2-3 days per week and to a certain time.
· Lighting would be excessive and intrusive and would not be in-keeping with the surrounding countryside.
· The original application was refused on several grounds – one being the proposal for external lighting.
· Application has been submitted retrospectively.
· There were lights added to the outdoor arena several weeks ago which were not included in the approved scheme.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME2 – Landscape and Townscape Protection

National Planning Policy Framework

	RELEVANT PLANNING HISTORY:

3/2014/0607/P - Proposed stables, livery, indoor arena and external riding arena area. Refused.

3/2015/0283/P - Redevelopment of existing equestrian centre to form horse stables and livery, indoor arena and external riding area, including the demolition of the existing dilapidated building. Approved.

3/2016/0297/P - Proposed relocation of an existing steel frame storage unit for animal feed and equestrian equipment. Approved.

3/2016/0678/P - 15m diameter, round, covered horse exercise arena. Approved.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Consent is sought part-retrospectively for CCTV posts, external arena lighting and general external lighting at The Old Stables, Higher Trapp House, Trapp Lane, Simonstone. The application relates to a site comprising stables and livery, indoor arena and external riding area in an open countryside location off the western side of Trapp Lane and to the west of the Higher Trapp Hotel to the north of the settlement of Simonstone. The redevelopment of the site was approved in 2015 and condition no.7 of the decision notice restricted external lighting unless a further planning permission was first been granted in respect thereof. The Higher Trapp Hotel is located to the east of the site and to the south are residential properties that form a ribbon of development on the north side of Whins Lane.
This application therefore seeks consent for the erection of no.8 9.1m high lighting columns with 200W LED floodlights to light the external riding area, no.5 9.1m high lighting columns with 50W LED floodlights to light the yard and parking areas and no.4 6m high CCTV columns which would be located at the site entrance, at the point where the access track splits into two and at the end of two access tracks that lead into the site.

	Observations/Consideration of Matters Raised/Conclusion:
In determining the application it is important to consider the impact of the proposed development on the visual appearance of the landscape, its effect on the amenity of the area and highway safety. The application site is located in the open countryside. Policy DMG2 allows development for small scale tourism or recreational developments appropriate to a rural area provided they are in keeping with the character of the landscape. 
Lighting proposals within the open countryside will only be permitted if the applicant can demonstrate to the Local Planning Authority that the scheme proposed is the minimum needed for security and/or working purposes and that it minimises the potential for obtrusive light from glare or light trespass to an acceptable level. Artificial lighting in the open countryside can have a demonstrable effect on ‘dark skies’, one of the special qualities of the rural landscape. 

There appears to have been no attempt made by the applicant to minimise the impact of the proposed lighting and CCTV. The lighting columns proposed to serve the ménage would exceed the height of the indoor area and would result in the introduction of industrial features which would intensify the prominence of the equine complex. The proposed lighting apparatus would seem tall and out of scale with the surrounding countryside. 
In response to the Council’s concerns, the applicant has submitted an amended lighting scheme entirely removing the proposed lighting of the yard and parking areas. Furthermore, the number of columns used to light the outdoor area has been reduced to 6no. columns with a height of 4.5m. However, the amended scheme proposes 2x200W LED floodlights on each column which would result in a significant increase in the maximum illuminance levels. The applicant’s own lighting engineer does not advise the installation of this proposal and has stated that it does not meet recommendations in terms of illuminance levels, uniformity and glare for such an area. The lighting proposed exceeds the recommended illumination level for recreational equestrian use contained in both Sport England Guidance on Artificial Sports Lighting and BS EN 12193:2007. The Council’s EHO have also confirmed that there would be a detrimental impact on the local amenity of the area due to over spillage and glare.
ODPM guidance document Lighting in the Countryside: Towards Good Practice (1997) states that consideration should be given to the use of temporary floodlighting using the minimum number of lights required. As far as possible, lights should be positioned so that they are mounted on and shielded by buildings and are not visible from the surrounding countryside. Further guidance on lighting is provided by the PPG section on light pollution and states ‘The character of the area and the surrounding environment may affect what will be considered an appropriate level of lighting for a development. In particular, lighting schemes for developments in protected areas of dark sky or intrinsically dark landscapes should be carefully assessed as to their necessity and degree.’ There are serious concerns regarding the overall amount of lighting proposed given the exposed and elevated rural location of the application site. At night the site would likely be seen from the M65 between junctions 7 and 8 and from the A678 between Clayton-le-Moors and Altham. The proposed artificial lighting would be injurious to the local character of the area by introducing a suburban feel. Taking into account the above, it is considered that the proposals would be detrimental to the visual appearance and character of the open countryside and would be contrary to Core Strategy Policies DMG1, DME2 and Key Statement EN2.
The PPG also highlights the potential for lighting to adversely impact on receptors and wildlife. In terms of its impact of surrounding land uses, the main receptors to the proposals would be the inhabitants of dwellings along Whins Lane and patrons of The Higher Trapp Hotel. A number of residents have raised concerns regarding the effects of unauthorised lighting at the site which is located at a distance of around 175m from the terraced properties of Wicken Tree Row and 130m from Tythe Barn House. Any adverse impact arising from light pollution would be intensified by the significant change in levels between the application site and nearby housing. When considering the impact on local residents, the main concern arises where bedrooms may be affected by increased light levels at night. This can normally be overcome by limiting the hours of use of the proposed lighting. In this case the applicant has shown that spillage of light would extend beyond the site boundaries by 30m and would not impact adversely on the amenities of sensitive receptors.

PGG (Paragraph: 007 Reference ID: 31-007-20140306) states that ‘Wildlife differ from humans in their sensitivity to light (e.g. they can be affected by very low levels of light) and may be adversely affected in a number of ways’. The applicant has failed to provide information to assess the impact of the proposals on wildlife and therefore the Council is unable to assess the potential impact of the development on ecology.
Having regard to the above, the proposed development would be unsympathetic to the character of the surrounding area and would erode the rural appearance of the Open Countryside contrary to Key Statement EN2 and Policy DME2.

	RECOMMENDATION:
	That planning consent be refused for the following reasons:

	1. The proposed lighting scheme, by virtue of its luminance, lack of uniformity and glare, would result in a prominent and incongruous development that would have a significant adverse impact on the appearance of the surrounding landscape and would erode the rural character of the area contrary to Key Statement EN2 and Policy DME2.


