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PARISH/TOWN COUNCIL:

Longridge Town Council: No objection.
Hothersall Parish Council: Have a number of concerns relating to the application which are set out below:
· This is the second application for employment use in the parish. This application must be considered against the context of the application at the neighbouring site.

· Whilst the site is included in the draft HEDDPD as an allocation for employment use, the HEDDPD has not yet been subject to an EiP and remains subject to objections. It should be afforded very limited weight.

· The siting, scale and form of the application proposals are inappropriate and conflict with policies EC1, DMG1 and DMG2 in the Core Strategy. The proposals provide no information of the eaves/ridge height of the buildings and the development will comprise a significant mass of building that will harm the landscape.

· Application provides little information to help assess its conformity with Policy DMG1, DMG2 and EN2 of the Core Strategy. In the event that consent is granted, it should be subject to a requirement to provide a design code and landscape and maintenance plan.
· Use and type of development is inappropriate to the location. There is no identified or evidenced need for additional employment provision and the benefit arising from such provision should be given limited weight.
· Site is poorly related to the strategic road network and is served by a minor road. There are ‘pinch points’ when travelling towards Ribchester and Longridge from the site.

· Concerns relating to Transport Statement. It is not produced by transport professionals and should be treated with caution.

Ribchester Parish Council: The number of car parking spaces will inevitably boost vehicle movements through the area, particularly during the morning and early evening leading to traffic congestion on local roads. Vehicles accessing the motorway network through Longridge and Grimsargh already meet delays through heavy traffic. Drivers will inevitably seek to find an alternative; the only route available being through the village of Ribchester where roads are unsuitable for heavy traffic and are already congested. The traffic safety record on Blackburn Road is average.
The Transport statement is poorly argued and should be treated with caution. The lack of evidence is of concern and the submitted evidence on traffic generation is unconvincing. Public transport passed the site is infrequent (and non-existent for much of the weekend) and does not offer a viable alternative travel option.
The proposed site is situated in open countryside on greenfield land. While good design might help to mitigate some of the negative effects of the development, these are unlikely to compensate for the loss of visual amenity in the area, particularly given the amount of detritus that inevitably surrounds any industrial buildings.

The site is adjacent to a source of water which drains into local watercourses that eventually find their way into the river Ribble via Boyce’s Brook. There is a worry that without a well-designed site drainage system the Brook will be polluted by commercial and domestic waste.
HIGHWAYS (LCC):

No objection subject to appropriate conditions.
UNITED UTILITIES:

United Utilities have no objection to the application subject to appropriate planning conditions.
LEAD LOCAL FLOOD AUTHORITY:

No objection subject to appropriate conditions.
ENVIRONMENT AGENCY: 

No objection subject to appropriate conditions.
ADDITIONAL REPRESENTATIONS: Twelve letters of objection have been received and raise the following concerns:
· Increase in road noise and environmental noise during unsociable hours.
· Increase in road congestion of local road networks resulting in risk to road safety and more HGVs.

· Light pollution from proposed industrial estate.

· Local play areas are situated very close by and lots of walkers in local area.

· Hillside Specialist School close by.
· The Council refused planning permission for 3/2006/0329.

· Site is visible from the AONB, bridleways and footpaths.

· Protection of tourism in the Ribble Valley is vital and is at odds with industrial development.

· Currently five vehicular access points on this stretch of Blackburn Road.

· Traffic generated will put children at risk from airborne pollutants.

· Highway safety impact of the development.

· Blackburn Road is a death trap.

· No demand for employment in Longridge area.

· Longridge under siege with development despite significant local objection.
· Much better locations for such a development.

· Adverse impact on landscape character (AONB) and residential amenity.

· The application needs to be considered in light of planning application 3/2017/0317.

· Site is not connected to the built-up areas of Longridge.

· Poor transport links to the site. Bus services are not sufficiently frequent.

· Application should provide a suitable Economic Impact Assessment.

· Traffic would be forced to use narrow minor roads and bridges.
· Existing businesses at Higher College Farm don’t have planning permission.

· The proposal does not conform to the Longridge Neighbourhood Plan.

· Businesses on the site will wish to operate 24/7.

· Feeder road for this site is a few meters from residential development.

· Most of the traffic generated would be travelling to and from Preston and the motorway.

· Likely to affect biological heritage sites and ecology.

· Traffic will pass through Conservation Areas.
· Transport Assessment is inaccurate.

· Inaccuracies within the planning application form.
1. 
Proposal

1.1
This application seeks outline planning consent for the erection of industrial units (use classes B1, B2, B8) and associated access, parking, landscaping and services infrastructure with all matters reserved except access and change of use of the existing farmhouse to an office (B1) at Higher College Farm, Lower Road, Hothersall.
1.2
It is proposed to create a new vehicular and pedestrian access for the site off Blackburn Road. The illustrative layout submitted with the application shows a new build floor area of 2,592 square metres to be provided across eight separate buildings (Buildings A to H) and the conversion of the farmhouse to office accommodation would provide an additional 476sqm. Car parking provision shown on the illustrative layout would include 102 spaces (including 11 disabled spaces).
2.
Site Location
2.1
The site at Higher College Farm is located at the eastern edge of Longridge and extends to an area of approximately 1.55 hectares including the former farmhouse of Higher College Farm. The site is bound to the north by a hedgerow fronting Blackburn Road. Along the western boundary of the site runs a hedgerow lined track providing access to Higher College Farmhouse. Higher College Farmhouse and its associated outbuildings are located within the site boundary to the south. Beyond the farmhouse to the south of the site are a range of commercial buildings used for food processing, packaging and distribution, along with external parking and servicing areas; to the east is a roadway leading to the food processing businesses.

2.2
The site is flat and is presently used for pasture together with the domestic dwelling and outbuildings at Higher College Farmhouse. The farmhouse is currently accessed via the track leading from Lower Road running the length of the western side of the site. On land to the east of the site there is currently outline planning approval for employment development on approximately 2 hectares of agricultural land. A residential development comprising 195 dwellings is presently under construction on the north side of Blackburn Road opposite the application site.
2.3
Existing site features including trees and hedgerows that lie within and adjacent to the site. The southern boundary of the Forest Of Bowland AONB lies approximately 1km to the north of the site. There is a Public Right of Way that runs adjacent to the site’s eastern boundary. A number of Biological Heritage Sites are located in the surrounding area, however; the site itself does not contain any land designated or recognised for its ecological value.
3.
Relevant History

3/2008/0268 - Rebuilding of existing outbuildings to form an extension to the existing dwelling. Approved with conditions.
3/2006/0195 - Closure of existing access to farmhouse and provision of new access road off existing access road off Lower Road. Approved.

3/2003/1009 - New building to allow expansion of existing cheese business. Approved with conditions.
3/1991/0224 - Use of main barns for the storage re-packing and distribution of cheese, use of ancillary farm buildings for garaging, formation of car parking area, formation of new access road. Approved with conditions.
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 DMI1 - Planning Obligations

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 DME3 - Site and Species Protection and Conservation

Policy DME6 - Water Management

Policy DMB1 – Supporting Business Growth and the Local Economy

Other Material Considerations:

National Planning Policy Framework (NPPF)

Technical Guidance to the National Planning Policy Framework

Planning Practice Guidance (PPG)
Regulation 14 Longridge Neighbourhood Plan

5.
Assessment of Proposed Development
5.1
This is an outline application with all detailed matters except access reserved for subsequent consideration at reserved matters application stage. The main consideration, therefore, concerns the principle of the proposed commercial development. However, the matters of visual amenity, residential amenity, tree/ecological considerations, highway safety/traffic/public footpath issues do have to be given some consideration. Each of these matters are discussed below.
5.2
Principle of Development
5.2.1
Core Strategy Key Statement EC1 seeks to direct employment related development towards the three Principal Settlements, in this particular case Longridge. Core Strategy Policy DMB1 ‘Supporting Business Growth’ offers general support for business growth. It is acknowledged that the site lies in the open countryside and must therefore meet one of six considerations to be considered acceptable in this location. The Council’s Housing and Regeneration Officers consider the development to be essential to the local economy and therefore it satisfies one of the considerations for development outside of the defined settlement areas outlined in Core Strategy Policy DMG2. Whilst Key Statement EC1 also prioritises brownfield locations, given the absence of suitable brownfield sites in the area it is considered that the loss of a greenfield site would be acceptable in this case.
5.2.2
The concept of the provision of additional employment land at Longridge is supported as both a planning and economic development principle. The Council is seeking to address an objective of the provision of employment land and sites to serve Longridge are a particular concern to be delivered as identified in the Employment Land Study Refresh 2013. The Employment Land Study recommended that the Council explored the feasibility of bringing forward new employment allocations in Longridge (considering sites at College Farm and to the rear of Sainsbury’s) in order to address sustainability issues for what is acknowledged as a key service centre. Core Strategy Key Statement EC1 states that the Council will aim to allocate an additional 8 hectares of land for employment purposes in line with the supporting evidence base during the plan period 2008-2028. It should be noted that the employment land requirement of 8 hectares is not expressed as a maximum – it is the minimum requirement to meet the economic needs of the borough to the end of the plan period. The most recent position is that there remains a residual requirement for employment land across the borough of 2.41ha which the emerging Housing and Economic DPD makes provision for. The Council proposes to allocate 4ha of employment land (including the application site) which results in an overprovision against the identified requirement in the Core Strategy of 1.6ha to provide for a choice of sites and locations to accommodate economic growth.
5.2.3
The application site is proposed as a formal allocation for employment land in the emerging Housing and Economic Development DPD (HED DPD) which is currently awaiting Examination in Public by the Planning Inspectorate.  As such it is regarded as complying with relevant Core Strategy policies for employment land in relation to amount and spatial distribution and has also been tested through the Sustainability Appraisal work associated with the HED DPD. As a part of the HED DPD it has been endorsed as an allocation by the Council.
5.2.4
A significant number of people that live in the Ribble Valley out-commute on a daily basis for employment purposes and there is a need to provide jobs within the Borough that maximise the skills of the resident population to promote more sustainable travel patterns and to benefit the Borough’s long-term economy. The Core Strategy aims to align employment opportunities relative to housing and to improve physical accessibility to jobs as travel to work statistics indicate that the use of the private car in the Borough is above regional and national levels. Opportunities should be sought to reduce dependence on the private car and increase public transport use and it is therefore important to ensure that new employment sites can be easily accessed by public transport. 
5.2.5
It is important to note that outline planning consent for employment development has recently been approved on two hectares of agricultural land adjacent to the application site under planning permission 3/2017/0317. The c.8,000 square metres of employment floor space approved will contribute to the provision of employment land in the Longridge area. Notwithstanding this extant consent, the Council’s Planning Policy and Regeneration Officers have raised no objection to the proposed development and consider the proposal to develop a further 1.5 hectares of land for employment use as essential to the local economy and in accordance with the Core Strategy Strategic Objectives and the priorities and objectives of the Corporate Strategy.
5.2.6
The proposed development would provide employment opportunities at a site that is considered well connected to public transport links and is within walking and cycling distance of a significant proportion of the Longridge population. There is a bus stop near to the Corporation Arms on Blackburn Road within 250m of the proposed site entrance with two-hourly buses to Clitheroe, Whalley and Longridge. There are also bus stops within Longridge centre approximately 1.4km from the proposed development site that provides a regular bus service to Preston. Employees would not therefore be solely reliant on the private motor vehicle to travel to the site.

5.2.7
Taking into account the above, the proposals would contribute to the provision of local employment opportunities for the area, and further support the economic aims of the Council towards promoting local employment opportunities in accordance with Core Strategy Key Statements DS1 and EC1 and Policies DMG2 and DMB1. The principle of developing this site for employment generating purposes is thus acceptable subject to the other development management criteria being considered.

5.3
Design and Visual Impact


5.3.1
This is an outline application and the issues of appearance, landscaping, layout and scale would be considered in detail at reserved matters stage. However, the overall masterplan and design approach to the site should be fully considered at this stage. 

5.3.2
The application site includes the existing farmhouse and associated outbuildings. The application site lies opposite residential development on the northern side of Blackburn Road which is currently under construction and is also adjacent to the recently approved outline consent for the provision of employment premises on 2 hectares of farm land to the east. As described previously, there is also a complex of buildings to the south of the site used for food processing, packaging and distribution. Evidently the development site is not isolated from other built form and would be seen in the context of the buildings that already exist or are proposed in close proximity to the site.
5.3.3
To the north of the development site is Blackburn Road and Spade Mill Reservoirs and around 1km beyond that lies the Forest of Bowland AONB boundary. There are long distance views of the application site from public footpaths and bridleways within the AONB. The development site lies within Landscape Character Type 5c Lower Ribble as defined in the LCC Landscape Character Assessment which recognises that this landscape type is characterised by a complex pattern of hedges and woodland that give an overall impression of a well wooded landscape. The Landscape Character Assessment also acknowledges that the area is well settled. 
5.3.4
It is noted that existing built form at the site is located a significant distance back from the main road so that it is not readily visible from Blackburn Road. Furthermore, there is degree of separation between the western boundary of the site and the draft settlement boundary of Longridge. The development of this site would introduce built development on a parcel of greenfield land and undoubtedly there would be a visual influence resulting from the proposals. However, it is considered that the visual impact of the development on the surrounding landscape would not be so visually damaging as to warrant refusal of the application at this stage. I am mindful that the existing landscape features including hedging and trees would be retained and that, according to the illustrative site layout the buildings would be set back from the site frontage with Blackburn Road by around 20 metres. As stated in the Planning Statement, it is anticipated that the buildings would be of a single storey scale and, as such, would be commensurate in height to existing buildings surrounding the site. The details of the proposed buildings including facing materials would require careful consideration at reserved matters stage in order to allow them to assimilate into the landscape and have least visual harm.

5.3.5
The area surrounding the application site is characterised by various forms of built development and there is inter-visibility between the site and settlement boundary of Longridge. It is not considered that the proposed development would result in significant detriment to the character and visual appearance of the area to outweigh the economic benefits which would arise subject to acceptable details of appearance, landscaping, layout and scale which would be considered at reserved matters stage and subject to appropriate conditions which would moderate the visual impact of the development to an acceptable level.
5.4
Effects upon Amenity
5.4.1
Policy DMG1 of the Core Strategy states that development must not adversely affect the amenities of the surrounding area. The application proposes to convert the existing farmhouse to office premises and the existing uses to the south of the site are not sensitive to noise. The ongoing residential development of land to the north of Blackburn Road provides for a landscape buffer of approximately 25 metres at its southern boundary. This would result in a separation distance of around 55-60 metres between the proposed industrial/storage buildings and residential properties at their closest point. 
5.4.2
This is an outline application with all matters reserved at this stage other than the proposed access. As such the application does not at this stage detail the internal layout of the site nor the end-use of the individual buildings – these would be considered at reserved matters stage.  
5.4.3
The application proposes a mixed use development comprising uses falling within classes B1 to B8 of the Use Classes Order. It is generally accepted that uses within class B1 (office, research and light industrial use) can be carried out in a residential area without detriment to the amenity of that area. The main potential noise sources for the development relate to the proposed B2 and B8 use classes, namely general industry and storage or distribution, however, as stated above, at this stage the application is outline with no fixed detail in relation to the end uses which would be clarified at the reserved matters application stage.
5.4.4
There are a number of measures that can be taken to ensure that the proposed development would not impact upon the closest residential properties including insulating the units against noise breakout and orientation of buildings to ensure that no openings face towards nearby residential properties including loading areas and access doors. In addition planning conditions to restrict the site opening hours and delivery times would be imposed should consent be granted.
5.4.5
It is considered that with a noise assessment at reserved matters stage and implementation of suitable controls, the site can be operated without impacting on nearby noise sensitive receptors. Should consent be granted, it is recommended that a noise assessment be a conditional requirement at reserved matters stage. Given the distances to the existing noise sensitive receptors it is not considered that noise will have a significant impact once the initial mitigation measures are included within the design. 
5.4.6
I note concerns regarding an increase in air pollution levels arising as a result of the operation of the site and associated vehicle movements. I am mindful of air quality information that was submitted in support of the consented planning application for employment development at the neighbouring site. This concluded it was extremely unlikely that the development would cause an exceedance of any relevant air quality objectives.
5.4.7
There is one Air Quality Management Area within the Ribble Valley located at Whalley Road, Clitheroe.  However, air quality across the Borough in general is good and the development would be subject to a condition that would require consent from the Council for any fixed plant, machinery or equipment (including ventilation and extraction equipment). In addition, a proposed scheme of off-site highway improvements are proposed that would ensure that the site is well served by sustainable transport links which would help to reduce the reliance on motor vehicles and thus lessen vehicle emissions.
5.5
Highway Safety
5.5.1
In respect of the current application all matters are reserved except for the site access. The site is to be served via the B6243 from Longridge. The proposed new site entrance would be approximately 7.4m wide. The existing pavement running along the north side of the B6243 provides pedestrian access into Longridge. The proposals include off-site highway improvements that would be provided through a Section 278 legal agreement with the Highway Authority. Improvements would include the provision of 1.8m wide footpaths along the site frontage and continuing from the easterly side of the proposed access road along the south side of Blackburn Road to the existing bus stop adjacent to Woodville Cottages. A pedestrian refuge would be provided to the west of the site entrance which would require the carriageway to be widened at this point.
5.5.2
The Highways Officer has stated that the inclusion of the pedestrian refuge to the west of the site entrance would be welcomed. As with the planning application at the adjacent site, a highway safety issue has been identified at the Corporation Arms junction and the applicant has proposed a scheme at this junction to address these concerns.

5.5.3
In providing representations, the County Highways Surveyor has given due consideration to the cumulative impact of development in the immediate area on highway safety. This includes the recently approved planning application 3/2017/0317 for the development of 2 hectares of land for employment use which would be served by a new access off Blackburn Road approximately 100 metres south of the proposed access for the application site.

5.5.4
The traffic generation figures for the development have been calculated at 78 vehicle movements on/off the site per day. The validity of this information has been checked and the Highways Officer considers that the traffic generated by the development is unlikely to result in any highway capacity or safety concerns. In view of the nature of the road environment changing in this area the Highways Officer advises that it would be appropriate to consider the imposition of an additional 40mph speed limit extension to the existing 30mph limit in an easterly direction beyond the Corporation Arms.

5.5.5
The proposed parking provision is sufficient to meet the likely demand of the proposed development. Should the application be approved, there would a requirement for the reserved matters application to provide facilities for covered cycle storage and to facilitate pedestrian access to the proposed buildings in order to promote sustainable methods of travel.
5.5.6
The illustrative site plan provides adequate turning areas to suit smaller vehicles and it is stated within the application documents that the units are to be starter units. The site has been designed to accommodate small and medium sized businesses and the layout of the site caters only for smaller vehicles which would serve the starter units at the site. Taking this into account, it is recommended that a planning condition to prevent merger of starter units into larger premises that could attract HGVs etc. be imposed to ensure the layout of the site remains adequate for the volume and type of traffic generated.  
5.5.7
The Planning Officer is mindful of representations that have been received that raise objections on highway safety grounds and it is noted that a planning application for the erection of a single industrial unit close to the site was refused on highway grounds in 2006. However, the NPPF was introduced in 2012 and states that development should only be refused on transport grounds where the residual cumulative impacts of development are severe. 
5.5.8
Having regard to the above, it is considered that the proposals would not result in an unacceptable impact on highway safety subject to appropriate conditions.
5.6
Trees and Ecology

5.6.1
There are number of individual trees located within the site boundary including a mature sycamore (T1) at the site frontage. The site boundaries are delineated on three sides by hedgerows including its frontage with Blackburn Road. The buildings and hard surfaces shown on the illustrative layout plan would avoid the root protection areas of all identified trees and hedgerows with the exception of the access points which would require removal of sections of hedgerows H1 and H2 which are regarded by the Arboricultural Constraints Appraisal as low quality. The scheme also proposes soft landscaping which would provide an opportunity for replacement tree planting.
5.6.2
Considering the development proposals would only require the removal of small sections of hedging the direct impact of the development is likely to be negligible. Where proposed hard surfaces encroach within or are immediately adjacent root protection areas of retained trees special construction measures would be required in order to safeguard the trees. Taking into account the above it is recommended that any reserved matters application include a detailed arboricultural assessment/tree constraints plan that shall indicate how the existing trees have informed the detailed layout that has been submitted for reserved matters approval.

5.6.3
Core Strategy Key Statement EN4 and Policy DME3 seek to avoid negative impacts on biodiversity through development. Where a proposed development would adversely affect biodiversity the applicant is required to demonstrate that any negative effects can be mitigated, or as a last resort, compensated for. There should, as a principle, be a net enhancement of biodiversity. An Ecological Appraisal has been submitted in support of the application and finds the site to be of low ecological value. None of the hedgerows are the site perimeter are considered important under the Hedgerow Regulations (1997).

5.6.4
Feeding or roosting by bats is unlikely to occur on site and the overall habitats on site are considered to be of poor quality to foraging and nesting birds. In accordance with Key Statement EN4 and Policy DME3 of the Core Strategy appropriate roosting features should be provided on-site to enhance nesting and roosting potential for birds and bats along with compensatory planting that would enhance the ecological value of the site. The Ecological Survey contains details of appropriate mitigation measures which would ensure the development would not adversely impact species of conservation concern.
5.6.5
A bat survey has been provided to determine the presence of bats within the existing farmhouse and associated buildings that would be converted to office accommodation. A scoping survey and evening emergence survey have been carried out and recorded bats emerging from the south west corner of the main farmhouse. It is considered that the change of use of the farmhouse would not impact on the bat population currently roosting in the roof and would not require the roof or external walls of the building to be disturbed.
5.7
Flooding and Drainage

5.7.1
The site lies entirely with Flood Zone 1. A Flood Risk and Drainage Assessment has been submitted with the application which concludes that the primary source of flood risk to the site is from an increase in surface water run-off. Surface water from the development site would be discharged into the watercourse to the west of the site which flows from Spade Mill Reservoir in a southerly direction beneath Blackburn Road and discharges into the River Ribble some 3.7km south of the site. Surface water attenuation measures have been proposed which would manage surface water to discharge at existing greenfield run-off rates. It is considered that infiltration into the ground is unviable at the site and therefore it is proposed to attenuate flows through provision of a geocellular storage tank of 22m x 22m or a mixture of attenuation storage tanks and SUDs structures such as oversized pipes. Statutory consultees the Lead Local Flood Authority, the Environment Agency (EA) and United Utilities have raised no objections to the development subject to appropriate planning conditions.
5.7.2
In relation to foul drainage EA raised an objection to the proposed development as submitted because it was proposed to use a non-mains foul drainage system in a publicly sewered area. Accordingly, the applicant now proposes to connect to the main sewer and EA have now withdrawn their objection.
6.
Conclusion
6.1
Having regard to the above, the proposed development would result in the creation of additional local employment opportunities and would support the strategic objectives of the Council in accordance with the Employment Land Study Refresh 2013 and Core Strategy Key Statements DS1 and EC1 and Policies DMG2 and DMB1. The economic and public benefits that would arise from the proposed development would outweigh the minor negative environmental impacts of the proposals. 
6.2
It is considered that the proposed development would not result in an unacceptable level of harm to the appearance and character of the surrounding landscape subject to the submission of appropriate details at reserved matters stage. Taking into account the above, it is recommended that the application be approved subject to appropriate conditions.
RECOMMENDATION: That the application be APPROVED subject to the following conditions:
1.
Application(s) for approval of all of the outstanding reserved matters related to the consent hereby approved must be made not later than the expiration of three years beginning with the date of this permission and the development must be begun not later than whichever is the later of the following dates.

(a) 
The expiration of three years from the date of this permission; or

(b) 
The expiration of two years from the final approval of the reserved matters or, in the case of approval on different dates, the final approval of the last such matter to be approved.


REASON: Required to be imposed pursuant to Section 91 of the Town and Country Planning Act 1990 as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.  
2.
Detailed plans indicating the layout, scale and appearance of the buildings, facing materials, landscaping and boundary treatment and parking and manoeuvring arrangements for vehicles (called the "reserved matters") shall be submitted to and approved by the Local Planning Authority before development commences.


REASON:  In order that the Local Planning Authority should be satisfied as to the details and because the application was made for outline planning permission and to comply with Policy DMG1 of the Ribble Valley Core Strategy Adopted Version.

3.
The permission shall relate to the development as shown on Plan Drawing 5296-01A.

REASON: To clarify which plans are relevant to the consent.

4.
No single unit of B1(c), B2 or B8 accommodation hereby approved shall have a ground floor area of more than 200m² and, notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (as amended) or any Order revoking or re-enacting that Order, no internal alterations involving the removal of walls between these individual units shall be carried out which would enlarge them so that any single unit has a ground floor area of more than 200m² unless otherwise agreed in writing by the Local Planning Authority.


REASON: To prevent a proliferation of over large units in this area and to ensure that the access provided to the site can accommodate the traffic generated by the development and in accordance with Policy DMG3 of the Ribble Valley Core Strategy.

5.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 or any Order revoking or re-enacting that Order, no extensions or alterations, including the introduction of mezzanine floors, shall be carried out in respect of the buildings to which this permission relates.


REASON:  To prevent an intensification in the use of the premises, in the interests of the visual amenities of the area and the amenities of local residents within the Borough in accordance with Key Statements EC1 and EN2 and Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

6.
Applications for the approval of reserved matters shall be accompanied by a noise assessment to ensure that the rating level of noise emitted from the site shall not have an impact on noise-sensitive premises. The assessment shall have been made in accordance with the current version of British Standard 4142 and the Planning Practice Guidance and confirmation of the findings of the assessment shall have been submitted to, and agreed in writing by, the Local Planning Authority and shall be adhered to thereafter.


If the assessment indicates that noise from the development is likely to affect neighbouring residential or commercial properties then a detailed scheme of noise mitigation measures shall be submitted to and approved in writing by the Local Planning Authority prior to the first occupation of the unit.


The noise mitigation measures shall be designed so that nuisance will not be caused to the occupiers of neighbouring noise sensitive premises by noise from the development.


REASON: To ensure that the development hereby permitted is not detrimental to the amenity of the surrounding area by reason of undue noise emission and/or unacceptable disturbance in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
7.
Unless otherwise agreed in writing by the Local Planning Authority, no building or engineering operations within the site or deliveries to and from the site shall take place other than between 07:30 hours and 18:00 hours Monday to Friday and between 08:30 hours and 14:00 hours on Saturdays, and not at all on Sundays or Bank Holidays.


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

8.
No part of the development hereby granted consent shall be commenced until details of all artificial lighting has been submitted, the details of which shall include the location, intensity of lighting, type of application and direction.


The details shall include the light mitigation measures designed to reduce the impact of artificial lighting on protected species and species of conservation concern.


The external lighting shall be installed precisely in accordance with the approved details and thereby retained as such unless otherwise agreed in writing with the Local Planning Authority.


REASON: In order to reduce the harmful impact of artificial lighting on the natural foraging/roosting/nesting behaviour of a protected species and species of conservation concern and to minimise the possibility of inconvenience to nearby residents in compliance with Policies DMG1 and DME3 of the Ribble Valley Core Strategy Adopted Version.

9.
The working hours within the premises shall be restricted to the period from 0800 to 1800 hours on Mondays to Fridays and 0900 to 1300 on Saturdays only. No work shall take place in the buildings on Sundays, Bank or Public Holidays.


REASON: In order to protect the residential amenities of the occupiers of the adjacent properties and to comply with Policy DMG1 of the Ribble Valley Core Strategy (Adopted Version).

10.
No externally sited fixed plant, machinery or equipment (including ventilation and extraction equipment); or internally sited fixed plant, machinery and equipment (including ventilation and extraction equipment) which communicates directly to the exterior of a building used in connection with the development shall be fitted without first obtaining planning permission from the Local Planning Authority.  


REASON:  In the interests of the amenity of the surrounding area due to noise from such equipment, in accordance with Policy DMG1 of the Ribble Valley Core Strategy.
11.
No goods, plant or materials shall be deposited or stored on the site other than in the buildings shown on the approved plans.


REASON: To ensure a satisfactory appearance of the site in the interests of local visual amenity to comply with Policy DMG1 of the Ribble Valley Core Strategy.

12.
There shall not at anytime whatsoever be any working outside of the buildings, or any noise generating work inside the buildings with the doors open.


REASON: In the interest of safeguarding residential amenity and to comply with Policy DMG1 of the Ribble Valley Core Strategy Proposed Main Modifications (May 2014).  
13.
There shall be no deliveries or collections to/from the new units hereby approved other than between 07:00-19:00 Monday to Friday, between 08:00-13:00 Saturday and not at all on Sunday and bank Holidays.


REASON: In order to protect the amenity of the surrounding area and to comply with Policy DMG1 of the Ribble Valley Core Strategy (Adopted Version).

14.
There shall be no movements of HGV’s or forklift trucks, used in connection with the new units hereby approved, within the open areas of the site other than between 07:00-19:00 Monday to Friday, between 08:00-13:00 Saturday and not at all on Sunday and bank Holidays.


REASON: In order to prevent nuisance arising in accordance with Policy DMG1 of the Ribble Valley Core Strategy.

15.
No goods, plant or material shall be displayed for sale in the open on the site.


REASON: To ensure a satisfactory appearance of the site in the interests of local visual amenity and to comply with Policy DMG1 of the Ribble Valley Core Strategy.

16.
As part of any reserved matters application and prior to the commencement of any development the following details shall be submitted to, and approved in writing by, the local planning authority, in consultation with the Lead Local Flood Authority.
a) 
Information about the lifetime of the development, design storm period and intensity 1 in 30 & 1 in 100 year + allowance for climate change see EA advice Flood risk assessments: climate change allowances’), discharge rates and volumes (both pre and post development), temporary storage facilities, the methods employed to delay and control surface water discharged from the site, and the measures taken to prevent flooding and pollution of the receiving groundwater and/or surface waters, including watercourses, and details of floor levels in AOD; 

b) 
The drainage strategy should demonstrate that the surface water run-off must not exceed the pre-development greenfield runoff rate. The scheme shall subsequently be implemented in accordance with the approved details before the development is completed. 
c) 
Any works required off-site to ensure adequate discharge of surface water without causing flooding or pollution (which should include refurbishment of existing culverts and headwalls or removal of unused culverts where relevant); 

d) 
Flood water exceedance routes, both on and off site; 

e) 
A timetable for implementation, including phasing as applicable; 

f) 
Evidence of an assessment of the site conditions to include site investigation and test results to confirm infiltrations rates; 

g) 
Details of water quality controls, where applicable. 

The scheme shall be fully implemented and subsequently maintained, in accordance with the timing/phasing arrangements embodied within the scheme, or within any other period as may subsequently be agreed, in writing, by the local planning authority.

REASON: To ensure that the proposed development can be adequately drained, that there is no flood risk on or off the site resulting from the proposed development and that water quality is not detrimentally impacted by the development proposal in accordance with Ribble Valley Core Strategy Policy DME6.
17.
No development shall commence until details of an appropriate management and maintenance plan for the sustainable drainage system for the lifetime of the development have been submitted which, as a minimum, shall include:

a) 
The arrangements for adoption by an appropriate public body or statutory undertaker, management and maintenance by a Residents' Management Company 

b)
Arrangements concerning appropriate funding mechanisms for its on-going maintenance of all elements of the sustainable drainage system (including mechanical components) and will include elements such as: 

i. 
on-going inspections relating to performance and asset condition assessments 

ii. 
operation costs for regular maintenance, remedial works and irregular maintenance  by less sustainable limited life assets or any other arrangements to secure the operation of the surface water drainage scheme throughout its lifetime; 

c) 
Means of access for maintenance and easements where applicable. 


The plan shall be implemented in accordance with the approved details prior to first occupation or completion of the development, whichever is the sooner. Thereafter the sustainable drainage system shall be managed and maintained in accordance with the approved details. 


REASON: To ensure that appropriate and sufficient funding and maintenance mechanisms are put in place for the lifetime of the development; to reduce the flood risk to the development as a result of inadequate maintenance and; to identify the responsible organisation/body/company/undertaker for the sustainable drainage system.
18.
The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Flood Risk Assessment (Ref No. BEK-17203-1 RevA, Dated August 2017) which was prepared by BEK. 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 and no building shall be occupied until the approved foul drainage scheme has been completed to serve the buildings, in accordance with the approved details. This development shall be completed, maintained and managed 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 in accordance with Policies DMG1 and DME6 of the Ribble Valley Core Strategy.
19.
Surface water draining from areas of hardstanding shall be passed through an oil interceptor or series of oil interceptors, prior to being discharged into any watercourse, soakaway or surface water sewer. The interceptor(s) shall be designed and constructed to have a capacity compatible with the area being drained, shall be installed prior to the occupation of the development and shall thereafter be retained and maintained throughout the lifetime of the development. Clean roof water shall not pass through the interceptor(s). Vehicle washdowns and detergents shall not be passed through the interceptor. 


REASON: To reduce the risk of pollution to the water environment and in accordance with Policy DME6 of the Core Strategy.

20.
As part of any reserved matters application and prior to the commencement of any site works including delivery of building materials and excavations for foundations or services, a detailed arboricultural assessment/tree constraints plan shall indicate how the existing trees have informed the detailed layout that has been submitted for reserved matters approval.

REASON: In order to ensure that any trees affected by development and considered to be of visual, historic or botanical value are afforded maximum physical protection from the potential adverse effects of development.
21.
Applications for the approval of reserved matters shall be accompanied by full details of the landscaping of the site, including wherever possible the retention of existing trees. The scheme shall reflect the landscape character of the area and therefore indicate on a detailed planting schedule appropriate species, types and density as well as their distribution on site.  

The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 10 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  To comply with Policy DMG1 of the Ribble Valley Core Strategy.
22.
The biodiversity mitigation measures as detailed in the ecological appraisal dated the 20 June 2017 [Sections 7.1 – 7.8.2] shall be implemented in accordance with the recommendations and any specified time table. The development shall subsequently be implemented entirely in accordance with the approved details. Thereafter, unless otherwise agreed in writing by the local planning authority, the mitigation measures shall be permanently maintained and retained in accordance with the approved details.


REASON: To protect the protected species/ species of conservation concern from damaging activities and reduce or remove the impact of development and to ensure that there are no adverse effects on the favourable status of a bat population before and during the proposed development.

23.
Notwithstanding the submitted details, no development, including any site preparation, demolition, scrub/hedgerow clearance or tree works/removal shall commence or be undertaken on site until details of the provisions to be made for building dependent species of conservation concern, artificial bird nesting boxes and artificial bat roosting sites have been submitted to, and approved in writing by the Local Planning Authority. 


For the avoidance of doubt the details shall be submitted on a building dependent bird/bat species site plan and include details of the numbers [there shall be at least 1 nest brick/bat tile per unit] across the development as a whole on north or east facing elevations. The details shall also identify the actual wall and roof elevations into which the above provisions shall be incorporated.  


The artificial bird/bat boxes shall be incorporated into those individual units during the construction of those individual units identified on the submitted plan and be made available for use before each such building is occupied and thereafter retained.  The development shall be carried out in strict accordance with the approved details.

                


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.  
24.
The actions, methods & timing details included in the mitigation notes attached to the protected species survey dated 1 June 2017 shall be adhered to and in the event that any bats are found or disturbed during any part of the development, work shall cease until further advice has been sought from a licensed ecologist.


REASON: To protect the bat population from damaging activities and reduce or remove the impact of development and to ensure that there are no adverse effects on the favourable status of a bat population before and during the proposed development.
25.
The layout of the development shall include provisions to enable vehicles to enter and leave the highway in forward gear and such provisions shall be laid out in accordance with the approved plan and the vehicular turning space shall be laid out and be available for use before the development is brought into use and maintained thereafter. 


REASON: Vehicles reversing to and from the highway are a hazard to other road users. 

26.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 1995 there shall not at any time in connection with the development hereby permitted be erected or planted or allowed to remain upon the land hereinafter defined any building, wall, fence, hedge, tree, shrub or other device over 1m above road level. The visibility splay to be the subject of this condition shall be that land in front of a line drawn from a point 2.4m measured along the centre line of the proposed road from the continuation of the nearer edge of the carriageway of Blackburn Road  to points measured 120m in each direction along the nearer edge of the carriageway of Blackburn Road, from the centre line of the access, and shall be maintained at footway/verge level in accordance with a scheme to be agreed by the Local Planning Authority in conjunction with the Highway Authority’). 


REASON: To ensure adequate visibility at the street junction or site access. 

27.
No part of the development hereby approved shall commence until a scheme for the construction of the site access and the off-site works of highway improvement has been submitted to, and approved by, the Local Planning Authority in consultation with the Highway Authority. For the avoidance of doubt the anticipated highway works shall include;-

a) Provision of pedestrian refuge and localised carriageway widening

b) Signing and lining

c) Junction realignment at the Blackburn Road, Lower Lane, Preston Road junction

d) Provision of a footway on the south side of Blackburn Road from the proposed pedestrian refuge to Woodville cottages

e) Advertising and implementation of a 40mph speed limit on Blackburn Road from the current 30mph terminal point in an easterly direction


REASON: In order to satisfy the Local Planning Authority and Highway Authority that the final details of the highway scheme/works are acceptable before work commences on site. 

28.
No part of the development hereby approved shall be occupied or opened for trading until the approved scheme referred to in Condition 27 has been constructed and completed in accordance with the scheme details. 

REASON: In order that the traffic generated by the development does not exacerbate unsatisfactory highway conditions in advance of the completion of the highway scheme/works. 
29.
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. 
30.
The car park shall be surfaced or paved in accordance with a scheme to be approved by the Local Planning Authority and the car parking spaces and manoeuvring areas shall be marked out in accordance with the approved plan before the use of the premises hereby permitted becomes operative. 


REASON: To allow for the effective use of the parking areas. 
31.
Cycling facilities shall be provided in accordance with a scheme to be approved by the Local Planning Authority and the cycling facilities shall be provided in accordance with the approved plan before the use of the premises hereby permitted becomes operative. 


REASON: To allow for the effective use of the parking areas. 
32.
Motorbike facilities shall be provided in accordance with a scheme to be approved by the Local Planning Authority and the motorbike facilities shall be provided in accordance with the approved plan, before the use of the premises hereby permitted becomes operative. 

REASON: To allow for the effective use of the parking areas. 
33.
The new estate road/access between the site and Blackburn Road shall be constructed in accordance with the Lancashire County Council Specification for Construction of Estate Roads to at least base course level before any development takes place within the site. 


REASON: To ensure that satisfactory access is provided to the site before the development hereby permitted becomes operative.
34.
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:

a) The parking of vehicles of site operatives and visitors

b) The loading and unloading of plant and materials

c) The storage of plant and materials used in constructing the development

d) The erection and maintenance of security hoarding

e) Details of working hours

f) HGV delivery times and routeing to/from the site

g) Contact details for the site manager


REASON: In the interests of protecting residential amenity from noise and disturbance and to ensure the safe operation of the Highway in accordance with Policies DMG1 and DMG3 of the Ribble Valley Core Strategy.

INFORMATIVES
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. The applicant should be advised to contact the contact the Environment Directorate for further information by telephoning the Developer Support Section on 0300 123 6780, or email lhscustomerservice@lancashire.gov.uk  
2.
For the avoidance of doubt, this permission does not grant the applicant permission to connect to the ordinary watercourse(s) and, once planning permission has been obtained, it does not mean that land drainage consent will be given. 


The applicant should obtain Land Drainage Consent from Lancashire County Council before starting any works on site. Information on the application process and relevant forms can be found here: http://new.lancashire.gov.uk/roads-parking-and-travel/roads/flooding/alterations-to-a-watercourse.aspx
BACKGROUND PAPERS
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