RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE
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DATE:
 

2 August 2018


REF:
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CHECKED BY: 
APPLICATION REF: 
3/2018/0372
GRID REF: SD 372904 441529
DEVELOPMENT DESCRIPTION:

CREATION OF NEW ARTIFICIAL GRASS PITCH (AGP) AND REFURBISHMENT OF EXISTING MULTI USE SPORTS AREA WITH ASSOCIATED FENCING, FLOODLIGHTING, ACCESS PATHWAYS AND STORAGE UNITS AT PLAYING FIELD, EDISFORD ROAD, CLITHEROE, BB7 3LA.
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
No objection.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

With respect to this application there are a number of areas of concern which would require addressing or conditioning prior to the application being supported by Lancashire County Council Highways.
There are concerns over the access to the car park, as following a site visit this was noted to be a tight radius causing some delays to traffic entering the car park. It was felt that at busy periods this may cause a queue to form across the controlled crossing point. Other areas of concern include the two pedestrian routes back towards the car park; if both are to be installed there would be a need to install some suitable Pedestrian Guard Rail to stop pedestrians spilling out on to the carriageway. Whilst it is noted that one of these new footways is the shortest route back to the pedestrian entrance at the corner of the car park, it does not make use of the controlled crossing point. It is expected that if these are both to be provided then a number of sections of guard rail would be provided. Alternatively the gate in the wall could be removed and the wall re-built in the gap with only one wider pedestrian access being provided, closer to the pedestrian crossing point. It was also noted that a number of vehicles parked on the footway adjacent to the bus stop showing little regard for the Zig-Zag markings for the Controlled Crossing or the existing double yellow lines. It is expected that a Legal agreement would be entered into so these this can be addressed. 

There are a number of anomalies within the Transport Statement and the Design and Access Statement section 3.10 of the later states: 2 

"that there will be 120 vehicle movements per hour which equates to 1 every 30 second." 

This is a slightly flawed assumption as it is assuming that some people will arrive or leave some 30 minutes before or after the change over time. It would be a fairer assumption that this time period would be compressed into a 15 minute before or after the change over time. Which would be a closer match to 120 vehicle movements per half hour or 2 every 30 seconds. 

It is known that a number of the football teams train in the evenings, similarly the local swimming club also trains in Ribblesdale Pool and there a number of other activities and fitness classes taking place in Roefield Leisure Centre. There are concerns over the effect on this usage on the car park occupancy, the usage survey should be repeated and the time span expanded to cover from 08:00hrs to 21:30hrs Monday to Sunday. It is also know that the carpark is not fully lit, it is felt that the car park should be fully lit for a period of time beyond the operational hours of the facilities to be provided. 

The only buses using the stops mentioned in the report are school buses so this cannot be used as a supporting statement regarding the accessibility of the sport facilities, the conclusion that the site is accessible by bus is flawed. 

It was noted by a street lighting engineer that the Floodlighting scheme is to use Metal Halide Discharge Lamps. The Street Lighting section of Lancashire County Council are no longer fitting new lanterns using Discharge lamps and are currently changing out the existing lighting stock for LED Lanterns. Consideration should be given to LED's as a light source for the flood lighting scheme, cost savings are available due to the reduced energy use and increased lamp live. It is generally accepted tighter light cutoff of an LED sourced would also be likely to reduce the light spill to surrounding properties. Guidance from the Football Association indicates that whilst competitive games at Conference level should be played at an average of 250 Lux, lower level competitive games may be played at a lower lighting level. A lighting scheme to achieve multiply lighting levels should be encouraged, it may be possible to simply switch off some lanterns to achieve these lower lighting levels. 

In order to pursue the application we would wish further submissions regarding the pedestrian routing to the proposed pitches and the car park usage based on the narrower arrival departure window over the extended time period. A further submission regarding the floodlighting scheme including a lower lighting level with a maintained average lighting level of 120 lux for training as detailed in a number of Football Association documents. Following the further submissions regarding the car park it may become apparent that the car par requires lighting over a longer period over the total area, this will need to be discussed with Roefield Leisure Centre. 

Should you wish to support this application we would wish for the following condition to be added to the approval. 

1. 
The grant of planning permission will require the applicant to enter into an appropriate Legal Agreement, with the County Council as Highway Authority. The Highway Authority hereby reserves the right to provide the highway works within the highway associated with this proposal. Provision of the highway works includes design, procurement of the work by contract and supervision of the works. 

2. 
No development shall take place, including any works of demolition, until a construction method statement has been submitted to and approved in writing by the Local Planning Authority. The approved statement shall be adhered to throughout the construction period. It shall provide for: 

i)
the parking of vehicles of site operatives and visitors;

ii)
the loading and unloading of plant and materials; 

iii)
the storage of plant and materials used in constructing the development; 

iv)
the erection and maintenance of security hoarding; 

v)
wheel washing facilities; 

vi)
measures to control the emission of dust and dirt during construction; 

vii)
a scheme for recycling/disposing of waste resulting from demolition and construction works; 

viii)
details of working hours; 

ix)
routing of delivery vehicles to/from site.
Following reconsultation confirm that they have no objection but request consideration be given to a gaggle gate or zig zag gate be installed or the existing wall blocked and alternative path widened.

UNITED UTILITIES: 
With regard to the above development proposal, United Utilities Water Limited (‘United Utilities’)

wishes to provide the following comments.

Drainage Conditions
Following our review of Flood Risk Assessment, we can confirm the proposals are acceptable in

principle to United Utilities.
The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Flood Risk Assessment Dated 04/04/18 which was prepared by Surfacing Standards Limited. No surface water will be permitted to drain directly or indirectly into the public sewer. Any variation to the discharge of foul shall be agreed in writing by the Local Planning Authority prior to the commencement of the development. The development shall be completed in accordance with the approved details.

REASON: To ensure a satisfactory form of development and to prevent an undue increase in surface water run-off and to reduce the risk of flooding.
Cadent

Due to the presence of Cadent and/or National Grid apparatus in proximity to the specified area, the contractor should contact Plant Protection before any works are carried out to ensure the apparatus is not affected by any of the proposed works.

Affected Apparatus
The apparatus that has been identified as being in the vicinity of your proposed works is:
Low or Medium pressure (below 2 bar) gas pipes and associated equipment. (As a result it is highly likely that there are gas services and associated apparatus in the vicinity.)
Requirements
BEFORE carrying out any work you must: 
Carefully read these requirements including the attached guidance documents and maps showing the location of apparatus. 

Contact the landowner and ensure any proposed works in private land do not infringe Cadent and/or National Grid's legal rights (i.e. easements or wayleaves). If the works are in the road or footpath the relevant local authority should be contacted. 

Ensure that all persons, including direct labour and contractors, working for you on or near Cadent and/or National Grid's apparatus follow the requirements of the HSE Guidance Notes HSG47 Avoiding Danger from Underground Services' and GS6 

Avoidance of danger from overhead electric power lines'. This guidance can be downloaded free of charge at http://www.hse.gov.uk 
In line with the above guidance, verify and establish the actual position of mains, pipes, cables, 

services and other apparatus on site before any activities are undertaken.
ADDITIONAL REPRESENTATIONS:

Six letters of objection have been received. Whereas some are sympathetic to the desire to improve the sport usage, concerns have been raised on the following issues:
· The highway issues and the increasing activities which generate more traffic and congestion as well as amenity issues regarding parking on the adjacent highway.
· The traffic and car park survey is inadequate and has been carried out at an inappropriate time, ie winter. They dispute the capacity of the Roefield car park and would argue there is a need to control parking on the adjacent carriageway.

· Concern over light pollution from the floodlights. 

· Issues in relation to noise and the amenity impact it would have on adjacent properties, in particular in relation to the glare of the spectators as well as the kicking of balls on fences. 

· The loss of an outdoor tennis court would have an impact on the adjacent tennis dome and the overall tennis facilities for the borough.

· Concern over drainage issues and possible flooding. 

· The visual impact in particular caused by the floodlights and the acoustic fence. 

· Issue regarding the removal of trees prior to this application being submitted. 

· Consider that the noise modelling is inaccurate.

Following the receipt of the revised report the objectors have been reconsulted. No new issues have been raised other than a view that the revised report does still not adequately consider noise related issues with one example that more noise would be generated if 2 games are played at the same time and also querying whether the consultant has visited the site.
1.
Site Description and Surrounding Area
1.1
The land in question is currently used as either grass football pitches or an existing multi-purpose area and used for recreational purposes. The site itself is situated between the existing tennis dome, Edisford road and would adjoin the new residential development of Vicarage Close and Low Moor. It is on the outskirts of Clitheroe and land identified as Open space in the Housing and Economic Development DPD.
2.
Proposed Development for which consent is sought
2.1
The application seeks to develop a new artificial grass pitch (AGP) and refurbishment of existing multi use sports area with associated fencing, floodlighting, access pathways and storage units. The main pitch would measure 106m x 70m and the refurbished tennis court would  create a pitch of 61m by 43m.
2.2
The proposal includes various structures such as perimeter fencing, acoustic barriers, floodlighting ,roofed shelters for spectators, sports equipment store and a site office. The perimeter fencing around the new pitch has a variable height of 1.2m and 2m and a 4.5m high ball stop fencing to the perimeter. The acoustic fence which is located to the south of the new pitch is 3.5m.The proposed floodlighting columns for the main pitch includes 8 floodlighting columns of 15 m in height with the smaller pitch having 4 columns of similar height.
2.3
The scheme also includes various ancillary structures located around the pitches. These include a storage container unit measuring 2.4m by 6m and a height of 2.5m, a cladded storage shed of 6.5m by 3.8m and a height of 3m as well as a wooden cabin for a site office 6m by 6m by 3.5 m high which is located near the site entrance and adjacent to the tennis dome. Minor structures such as dug out or team shelters are also part of the scheme.
2.4
The submission shows that all existing trees would be retained. 
2.5
In terms of operation, the applicant has confirmed that the intention is to seek hours of use similar to the existing facility so would be 0800-2200 Monday to Friday and 0830 to 2200 hours Saturday and Sunday.
2.6
Since the initial submission of the application the applicant has submitted a revised acoustic report on the 14 June 2018 with the consequence of deleting the acoustic fence from the scheme.
3.
Relevant Planning History

None.
4.
Relevant Policies

Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement EN2 – Landscape 

Key Statement EN3 – Sustainable Development and Climate Change 

Key Statement EN4 – Biodiversity and Geodiversity 

Key Statement EC1 – Business and Employment Development 

Key Statement EC3 – Visitor Economy

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport & Mobility
Policy DMB4- 
  Open Space Provision
Policy DME2 – Landscape & Townscape Protection

Policy DME3 – Site and Species Protection and Conservation

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMB3 – Recreation and Tourism Development

National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of Development:

5.1.1
The application seeks consent to create a new artificial grass pitch (AGP) and refurbishment of existing multi use sports area with associated fencing, floodlighting, access pathways and storage units.
5.1.2
Core Strategy Policy DMB3 relates specifically to the recreation and tourism. The application site is located on the edge of a principal settlement. I am satisfied the proposal is in accordance with the fundamental requirements of the Policy. Other aspects such as highway, residential amenity and visual elements of this Policy are dealt with in subsequent sections. 
5.1.3 
In view of the above, the principle of the development is considered to be acceptable, subject to compliance with other relevant policies within the Core Strategy. 

5.2
Impact upon Residential Amenity:

5.2.1
The nearest residential properties to the development include the new dwellings at Vicarage Close, the terrace block at St Anne’s Square  Low Moor and detached  dwellings on Edisford Road. The latter being the nearest are separated from the site by Edisford Road and is approximately 35m from its front garden. The nearest part of the pitch from the development of Vicarage Close is approximately 75m and 43m from St Anne’s Square.

Noise

5.2.2
It is clear that the creation of an all-weather pitch with floodlighting would be likely to generate more use and with that the associated noise from the development. A noise assessment was initially submitted with  the proposal which included an acoustic fence of 3.5m on the Edisford Road boundary. However, the applicant has now submitted a revised report on the 14 June which indicates that the acoustic fence is superfluous to the development.

5.2.3
To justify the changes the applicant considers that the original report did not take into account the existing noise levels that houses on Edisford Road are subject to from cars/lorries/tractors. With Edisford Road, the main thoroughfare to the west of Clitheroe, being only a few feet away, it is anticipated that such noise levels comfortably exceed 50dB(A) during the same timings of the day the new 3G facilities are proposed to be in use. Sport England guidelines state “where there are existing noise levels higher than 50dB(A) then a higher noise level could be permissible”. The report concludes that the noise levels generated by the new development will not exceed the existing noise levels the adjacent properties are subject to.

5.2.4
The revised report pays particular attention to any projected noise impact to individual properties to which the following comments have been noted in the revised report;

a. As shown on page 26 of the report, the highest predicted noise impact is of 52 dB(A) to the nearest building, part of Nr 52 Edisford Road. Whilst this is marginally above the 50 dB(A) guidance provided by the World Health Organisation, the revised report makes note that the aspect of this property in question is actually a sloped garage roof without any outward facing windows/doors.
b. The only other property which is predicted to experience noise impact of just over 50 dB(A) is not a residential property but is the side of a garage without any windows, as located between Nr 50 and Nr 52 Edisford Road 
c. The above two points relate to the impact of the actual buildings, but it’s also important to note that the predicted noise levels in all garden areas fall below the World Health Organisation guideline value at which moderate community annoyance can occur. 

5.2.4
It is disappointing that a revised report has been submitted to account for inaccuracies and the revised comments of the EHO has been requested. A further assessment of the report has also been commissioned and funded by the developer which concludes that the acoustic fence is not required.  Irrespective of the outcome I consider that there may be some benefits in securing additional landscaping to reduce the visual impact which may also assist in noise reduction. I am mindful of the representation from local residents and the Councils EHO but I consider given the existing use of the land and subject to the imposition of appropriate conditions, sufficient mitigation measures could be incorporated to make the scheme acceptable. It is recognised that the development would be noticeable but I consider it would not have a significantly adverse impact on residential amenity.
5.2.5
The applicant has submitted an hours of use that would involve an increase in the hours from the current all-weather facility. I accept the benefits of extending the range of hours but I am of the opinion the intended hours are excessive and suggest a compromise in relation to weekend use. They have specified  0800-2200 Monday to Friday and 0830 to 2200 hours Saturday and Sunday and I am recommending Saturday and Sunday  to be 0830 to 1900. 

Lighting

5.2.6
The introduction of additional and taller floodlighting would not only increase the usage but also have a visual impact and has some impact on the surrounding environment. The proposal incorporates a flat glass technology specifically designed for sporting facilities and designed to reduce impact on surrounding environment.

5.2.7
The supporting document indicates that the proposed lighting is designed to light the sport surface and minimise any light pollution and that the area illuminated will relate directly to the pitches and any light intrusion to the closest residential property is compliant with the threshold for an E2 Environmental Zone.  In view of the above it is considered that the relationship the proposed development would share with neighbouring properties is acceptable
5.3
Visual Amenity/External Appearance:
5.3.1
The application site is located on the outside of the settlement boundary of Clitheroe but within a built up residential area. The main visual impact would be from the floodlighting and the fencing. The acoustic fence has been deleted and I consider the perimeter fencing associated with the pitches do not significantly impact on the visual amenity. In relation to the columns, although they will not always be seen against the backdrop of existing buildings I consider the visual impact to be limited. 

5.3.2
In view of the above, it is considered that the proposed developments, would be sympathetic and in keeping with the surrounding landscape and buildings in accordance with Key Statement EN2 and Policy DMG1 of the Core Strategy. 

  5.4
Highway Safety and Accessibility:

5.4.1
I note the concerns expressed by the highway authority but I am of the opinion that although this may result in an increase of usage and equivalent impact on car borne visitors and highway safety issues I consider that having regard to the existing use it would not be detrimental to highway safety or warrant the need for a further transport assessment. However I do consider  that further consideration should be given to pedestrian entrance to the site from Edisford road and that additional safeguards should be included which may require additional  guardrails outside the applicants ownership or other measures to ensure pedestrian safety.  
5.5
Landscape/Ecology:

5.5.1
The proposal does not involve the removal of any trees and subject to ensuring adequate protection during construction work I am satisfied that there is no impact. Reference by an objector has implied that trees may have been previously felled to facilitate the development and I am disappointed with that inference. However, approval to remove any trees within the vicinity was based on health and safety issues and an inspection of the condition of the trees. 
5.5.2
In respect of trees, there are a number of mature trees situated along the boundary of the application field and the submitted plans show these are to be retained.  
5.5.3
In view of the above, the proposal would have no significantly impact upon the landscaping qualities of the site/area in accordance with Key Statement EN2, and the attached conditions seek to ensure that the proposal results in a net improvement in biodiversity in accordance with Policy DME2 of the Ribble Valley Core Strategy.            

5.6
Flood Risk and Drainage:

5.6.1
No objection has been received in relation to this issue and an appropriate condition will be imposed.
6
Observations/Consideration of Matters Raised/Conclusion
6.1
Considering all of the above and having regard to all material considerations and matters raised, the proposed pitches and associated works would have an acceptable relationship with the surrounding area in terms of both residential and visual amenity, and subsequently the application is recommended for approval, subject to conditions.

RECOMMENDATION: That the application be APPROVED subject to the imposition of the following condition(s):
Time

1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON:  Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990. 
Plan related

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings:

Storage elevation
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Floodlighting scheme
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Artificial pitch details (details received 14/6/18)
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Elevation details
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Site plan
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Site Location plan 
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REASON:  For the avoidance of doubt and to clarify which plans are relevant to the consent.
Materials

3.
Notwithstanding any description of materials in the application and the requirements of condition 2 of this permission, samples or full details of all materials to be used on the external surfaces hereby approved shall have been submitted to and approved in writing by the Local Planning Authority prior to their use on site. Such details shall include the type, colour and texture of the materials. The development shall thereafter be implemented in accordance with the duly approved materials.


REASON: In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Key Statement EN2, and Policies DMG1 and DMH3 of the Ribble Valley Core Strategy.

Drainage

4.
The drainage for the development shall be carried out in accordance with FRA dated 4 april2018. No surface water shall drain directly or indirectly into the public sewer. 

REASON:  To ensure satisfactory means of foul and surface water drainage in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.
Amenity
5.
Within 6 months of development first being operational, a further luminance and acoustic report based on the sites operation shall have been submitted to, and approved in writing by the Local Planning Authority. 

REASON: In the interests of safeguarding  residential amenity in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
6.
The development approved shall only be used between the hours of 0800-2200 Monday to Friday and 0830 to 1900 hours Saturday and Sunday with the floodlights switched off no later 15 minutes after the permitted hours. 


REASON: In order to protect the amenities of existing residents in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
Lighting

7.
The external lighting shall be in full accordance with the lighting report appendix A and plans submitted with the application. Only the duly approved lighting shall be installed on the buildings hereby approved. 


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

8.
For the full period of construction, facilities shall be available on site for the cleaning of the wheels of vehicles leaving the site and such equipment shall be used as necessary to prevent mud and stones being carried onto the highway. The roads adjacent to the site shall be mechanically swept as required during the full construction period. 

REASON: To prevent stones and mud being carried onto the public highway to the detriment of road safety in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3.  

9.
No development shall take place, until a construction method statement has been submitted to and approved in writing by the local planning authority. The approved statement shall be adhered to throughout the construction period. It shall provide for:
· the parking of vehicles of site operatives and visitors;
· the loading and unloading of plant and material;
· the storage of plant and materials used in constructing the development;
· the erection and maintenance of security hoarding;
· details of working hours;
· routes to be used by vehicles carrying all plant and materials to and from the site;
· contact details for the site manager.

REASON: To protect existing road users in the interest of highway safety in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3.
10.
Notwithstanding the proposed pedestrian accesses to the site and within 3 months of the date of this permission a scheme showing details of the pedestrian entrances including gateways and guardrails if appropriate shall be submitted  to and approved in writing by the LPA and fully implemented before the site is operational. 


REASON: To protect existing road users in the interest of highway safety in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3
BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2018%2F0372
