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	Date Inspected:
	07/12/2020
	

	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	2 Illuminated advertisement boards (retrospective application)

	Site Address/Location:
	 Northcote Stud, Northcote Road, Langho, BB6 8BE

	


	CONSULTATIONS: 
	Parish/Town Council

	The parish council have raised concerns with regard to light pollution and have requested that the lights be turned off after business hours. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	No objections subject to a condition. 

	CONSULTATIONS: 
	Additional Representations.

	No representations received with respects of the proposed development

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN2- Landscape

Policy DMG1 – General Considerations
Policy DMG2 - Strategic Considerations. 

Policy DMG3 - Transport and Mobility

National Planning Policy Framework 


	Relevant Planning History:
N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
Northcote Stud is a relatively large equestrian development on the east side of Northcote Road within Old Langho approximately 300m north of the A59. The application site relates specifically to the access to the site to the south west of the main building. 
North Cote Manor Hotel is located approximately 170m south of the development site and Lower Fold Stables and amateur football playing fields are located to the west of the site.  The surrounding area is largely agricultural in nature. 

The development is a partially retrospective application as the signs are already in situ although the lighting element of the signage boards have been disconnected for the time being. 


	Proposed Development for Which Consent is Sought:

Consent is sought for the retention of two unauthorised advertisement boards positioned at the entrance to Northcote Stud. The signs measure 1.95m in height x 2.33m in width and 0.08m in depth. The signs are erected on posts that take the total height of both signs to approximately 3m. 
The advertisement boards were originally proposed to be internally illuminated but the lighting element of the signage boards from have disconnected and it proposed to illuminate the signs with uplighters. Each sign will have two uplighters to be positioned on the grass land in front of the boards.

	Impact Upon Visual Amenity/ External Appearance:
Paragraph 170 of the NPPF states that planning policies and decisions should contribute to and enhance the natural and local environment. Subsection B states that the policies and decisions should do so by ‘recognising the intrinsic character and beauty of the countryside’ 
Key Statement EN2 of the Ribble Valley Core Strategy which, although relating mainly to the Forest of Bowland AONB, also says that the Council should ‘seek to ensure that the Open Countryside is protected from inappropriate development’. The Open Countryside has its own intrinsic value that contributes to the quality of the landscape in the borough. 
The development originally proposed the retention of two unauthorised advertisement boards that were internally illuminated. The application form states that these signs would have been lit to have an illuminance of 420cd/m2. North Cote Road does not currently benefit from any advertisement boards that are internally illuminated however the applicant’s agent has referred to those sited at North Cote Manor. The internally illuminate signage would have exceeded the maximum 400cd/m2 recommended for luminance within Environment Zone E2 as identified within the Institute of Lighting Professions PLG 5 Brightness of illuminated advertisement. The internally illuminated signage was considered to have a detrimental impact on the visual amenity of the area. The applicant subsequently agreed to permanently switch off the internal illumination and an amended plan has been submitted proposes four uplighters than have a maximum luminance of 377cd/m2. Two uplighters will directly face each sign so that they are visible in darkness. 
The applicant’s agent has stated that the arena is one of the leading equestrian competition centres in the north west, and accordingly, the facility is accessed by a range of visitors who are often unfamiliar with the local area. The lack of signage at the entrance has resulted in some visitors raising issues with regards to locating the site sometimes leading to road safety issues. The signage is required to be illuminated as the concerns relate to visiting the arena during hours of darkness. As such the illumination would be on a timer turned on between 4:30pm and 9:30pm. 
Therefore, due to the amendments agreed and the limitation on when the signs will be illuminated by the uplighters it is considered that the development will have an acceptable impact on the intrinsic character and beauty of the Open Countryside. 



	Observations/ Consideration of Matters Raised/ Conclusion:
The proposed development will not result in any significant impact on the visual amenity of the area. With all the above taken into consideration it is recommended accordingly.

	RECOMMENDATION:
	That planning consent be granted



