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	Date Inspected:
	02/09/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Land adj former Genus Site Mitton Road Whalley BB7 9JY

	Site Address/Location:
	Application for outline planning consent for extension to industrial estate with all matters reserved.

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to appropriate conditions.

	United Utilities:
	

	No objections.

	Lead Local Flood Authority:
	

	None received.

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection have been received relating to the following:-
· Concerns regarding consultation process

· Loss of views

· Loss of open space and landscaping
· Current building on phase 1 is very imposing
· Not in keeping with the surrounding area

· Loss of visual amenity and the adverse visual impact 
· Additional traffic through already congested Whalley Village

· Much better sites could be designated for development as industrial sites

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy
Key Statement EN2 - Landscape

Key Statement EN4 – Biodiversity and Geodiversity

Key Statement EC1 – Business and Employment Development

Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME1 – Protecting Trees and Woodlands

Policy DME2 – Landscape and Townscape Protection

Policy DMB1 – Supporting Business Growth and the Local Economy

National Planning Policy Framework

National Planning Policy Guidance


	RELEVANT PLANNING HISTORY:

3/1991/0776/P - Change of use of redundant buildings from agricultural to B8 Class X Warehouses, Repositories. Approved with Conditions.

3/1991/0775/P – Change of use of redundant buildings from agricultural to B1 (C) class III Light Industry. Approved with Conditions.

3/2014/0978/P - Outline application for residential development of 14 Residential units and 4 no. affordable dwellings with access to the site via the existing drive from Mitton Road, Whalley with all matters reserved. Refused.

3/2015/0235/P - Proposed demolition of existing commercial premises and construction of 4 small industrial buildings to house 21 starter units of approximately 70sq m per unit, site access improvements and extensive new tree planting. Approved with Conditions.

3/2016/0715/P - Application for outline planning consent for extension to industrial estate including access. Approved with Conditions.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Consent is sought to expand an existing industrial estate at the former Genus Site, Mitton Road, Whalley. Re-development of the former Genus Site for 21 light industrial (B1(a)) starter units was approved in July 2015 and the site is approaching completion. Outline planning permission was granted in November 2016 for an extension (phase 2) of the industrial estate on to undeveloped land to the south comprising 0.92ha. This included the creation of a new site access on the east side of Mitton Road with all other detailed matters reserved.

This application seeks consent for a further extension of the site. The land that is the subject of this application lies to the south of the ‘phase 2’ site and is currently down to grass. It measures approximately 0.92ha in area and lies between the recently approved ‘phase 2’ extension and a haulage yard and depot to the north. There is a hedge along the western boundary of the site facing Mitton Road and to the east is open countryside. The surrounding area is characterised both residential and commercial uses. The nearest residential properties are located on the west side of Mitton Road facing the proposed development site. The site is approximately 1.5km from the centre of Whalley and is located in the designated Open Countryside. The application seeks permission in principle to extend the site with all matters reserved. 

	Observations/Consideration of Matters Raised/Conclusion:
This is an outline application with all detailed matters reserved for subsequent consideration at reserved matters application stage. The main consideration, therefore, concerns the principle of the proposed commercial development. The matters of visual amenity, residential amenity, tree/ecological considerations, highway safety/traffic/public footpath issues do have to be given some consideration. 
Principle of Development
The principal planning policy considerations in this case are based around the Ribble Valley Core Strategy adopted December 2014. The Ribble Valley Core Strategy highlights the limited number of employment opportunities available in the Borough, which results in a high level of daily out commuting to access employment opportunities, and therefore this proposal would support the underlying strategic approach to align jobs with homes in key areas. Key Statement EC1 ‘Business and Employment Development’ directs employment development towards the main settlements of Clitheroe, Whalley and Longridge as preferred locations and also supports development in locations well related to the A59 corridor. The proposed development site is located in the Open Countryside approximately 900 metres from the settlement boundary of Whalley and is adjacent to the interim settlement boundary of Calderstones, a Tier 2 Settlement. The site is also around 2.5km from the A671 which links to the A59.
The Core Strategy seeks to make provision for an additional 8ha of land for employment purposes for the plan period (2008 to 2028) “in appropriate and sustainable locations during the lifetime of the plan” (Key Statement EC1) as a minimum. Whilst the amount of additional land to be allocated for employment purposes has been decided upon, the location of new development has not yet been determined. Land will be formally allocated in the emerging Housing and Economic Development Development Plan Document. Since the Core Strategy was adopted in December 2014, planning applications have been granted for employment uses which will contribute 5.59ha of land. Taking into account the ‘phase 2’ development approved in November 2016 the residual amount of land to be allocated to meet the strategic requirement in the remainder of the plan period is 1.49ha. As such the land take of this proposal (0.92ha) is acceptable.
It is considered appropriate to treat the proposal as an expansion of the existing commercial use. The expansion of existing businesses will, where appropriate, be considered favourably. Policy DMB1 supports proposals that are intended to support business growth. Policy DMG2 applies to development in Tier 2 settlements and outside the defined settlement areas and supports development in these areas where it is essential to the local economy or social well-being of the area. The proposal for further employment development at the former Genus site will make an important contribution to the provision of local employment opportunities for the area, and further support the economic aims of the Council towards promoting local employment opportunities. It is also noted that the existing Genus employment site is identified to be safeguarded by the Regulation 18 Housing and Economic Development Development Plan Document which recognises the site as being a key employment site in the local or rural context. 
The proposal in principle also supports a number of key recommendations contained within the Ribble Valley Employment Land Study Review 2013, which makes a clear indication in terms of the most suitable locations for bringing forward new allocations of employment land supply in the future.  While the site is a greenfield location adjacent to a Tier 2 settlement and in the Open Countryside its location should also be considered more widely within the area around the Principal Settlement of Whalley. The evidence underpinning the Core Strategy indicates that some employment land will be needed in the Borough and in the Whalley area, given that the Sidings industrial Estate in Whalley is at or very near capacity. This need is in addition to the nearby Barrow Enterprise Site, which EC1 mentions specifically, and which should be seen as a Borough wide strategic employment site. In considering the Council’s position on brownfield land, within the wider Whalley area there do not appear to be any significant and well located brownfield sites and therefore greenfield sites could be considered. The Ribble Valley Employment Land Study Review 2013 also comments on the emerging trend for smaller starter units and higher quality accommodation. It is considered that the development site would offer employment opportunities within the local area (i.e. meet the expansion needs of indigenous companies or to accommodate local start-ups).
Taking account of the above, I consider that the proposals would provide an essential contribution to the local and wider economy and would comply with Key Statement EC1 and Policies DMB1 and DMG2 of the Core Strategy. The principle of employment development in this location is therefore considered acceptable in principle subject to its compliance with other relevant plan policies.
Visual Impact

Core Strategy Key Statement EC2 and Policy DME2 aim to protect and conserve the landscape and character of the open countryside in the Borough. The application site is not subject to any local or national landscape designation. It is within the Undulating Lowland Landscape Character Area that is defined by farmland. In relation to visual amenity, it would, in my opinion, be a development that would not be inappropriate in this location given that it would extend an existing industrial site and would infill a gap between the approved ‘phase 2’ development and the haulage yard and depot to the north. The surrounding area is characterised by mixed land use including commercial and residential development. Subject to appropriate care at reserved matters application stage in relation to the siting, size, design and external materials of the various buildings and provision of a suitable landscaping scheme, it is considered that the development would represent an appropriate extension to the existing Genus site where any impact on the visual amenity of the area can be reduced to an acceptable level.

Highway Safety

With regards to access to the site, it is proposed that the site would be served by the new entrance off Mitton Road approved under planning application 3/2016/0715. Mitton Road has a pavement running continuously on the west side along the frontage of the site. The application proposes the installation of a pavement of the east side of Whalley Road extending to a length of around 150m which would provide a dedicated footway adjacent the main vehicular entry point for the safe access to the site for pedestrians /employees on foot. The County Surveyor (Highways) raises no objection to the proposal on highway grounds. Detailed considerations in relation to the access, internal road layout and parking provision will be made at reserved matters application stage.

The County Highways surveyor has raised no concerns relating to the impact of the proposals on the local transport network as a result of additional traffic. The application site is around 1km from Whalley train station and there is a bus stop outside the site on both sides of Mitton Road with bi-hourly bus services to Clitheroe and Longridge. Whilst the site falls within the Low Accessibility ranking based on Lancashire County Council’s Accessibility Scoring, it is considered that the site is well-related to the strategic road network. In addition, the provision of a footway along the site frontage would ensure pedestrian linkage to the nearest bus stop and Whalley town centre and train station. Further measures to promote sustainable modes of transport and increase accessibility of the site, including the provision of cycle storage areas, would be sought at reserved matters stage.
Ecology

The ecology report submitted in support of the application is the same as submitted alongside the ‘phase 2’ application. An ecological appraisal of the application site has been carried out including a full botanical survey and surveys to establish the presence of absence of bats, amphibians, nesting birds, brown hares and badgers at the application site or in close proximity. The plant species recorded are all common in the local area and are considered of low ecological value and none of the hedgerows around the site perimeter were considered important under the Hedgerow Regulations (1997). Low numbers of common bat species were recorded foraging over the site but none were recorded roosting on or near the site. Birds may use the hedgerow on the western boundary of the site for nesting. 
Despite providing a poor foraging habitat for bats, the trees and hedges on site offer the best foraging habitat and any loss should be compensated for in any landscaping scheme resulting in an improved foraging habitat for bats. It is noted that there is a tree line along the northern site boundary which contributes to the general amenity of the area and should be retained within the scheme. An arboricultural impact assessment should accompany any reserved matters application to ensure the development does not have an unacceptable impact. The appraisal also recommends new roost provision for bats and birds be incorporated into the new buildings on site. Taking into account the findings and recommendations of the ecological appraisal, the proposed development would not result in any unacceptable harm to the ecology of the site subject to appropriate mitigation and compensatory measures. A landscaping scheme and details of compensatory measures should be provided at reserved matters stage with the aim of enhancing the biodiversity of the site in accordance with Policy DME3 of the Core Strategy.
Impact on Residential Amenity

The proposed development site would be opposite the properties on the west side of Mitton Road. There is a distance of 26m between the boundary hedge of the application site on its western boundary and the façade of the terraced rows and it is likely that the buildings themselves would be located a greater distance away. 

It is acknowledged that the expansion of the existing industrial site would result in an intensification of the use and it is considered acceptable to apply restrictive conditions to protect the residential amenity of nearby residents. This would include hours of use restrictions, soundproofing of the buildings, restriction of externally sited fixed plant, machinery and equipment (including ventilation and extraction equipment), as well as restrictions preventing work to be undertaken outside of any of the buildings.
It is considered that due to the separation distance and the intervening highway, and with appropriate planning conditions controlling the construction and post-occupancy stage, it is unlikely that the proposed new light industrial buildings would have a seriously detrimental effect upon the residential amenities of these neighbouring occupants. 

Conclusion

In conclusion, it is considered that the redevelopment of the site for employment generating purposes would make an important contribution to the provision of local employment opportunities for the area and would support the aims and objectives of the Council. 

	RECOMMENDATION:
	That planning consent be approved.


