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	Date Inspected:
	15/08/18
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed new business unit

	Site Address/Location:
	Time Technology Park, Blackburn

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection to the proposal

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The site forms part of a larger development for 18 units and this proposal seeks to replace/alter previously approved Units 1 and 2. 
A HGV vehicle swept path is required to demonstrate that such vehicles can enter and leave the site in forward gear. The swept paths have been provided and the highway officer is satisfied. 

The proposed parking provision is acceptable and the Highway Officer raises no objection, subject to the relevant highway conditions from 3/2017/0284 being attached to this consent.   



	LLFA:
	

	No comment to make as LLFA need not have been consulted

	UU:
	

	No objection subject to condition requiring foul and surface water to be drained on separate systems

	Burnley BC:
	

	No comments

	Cadent Gas:
	

	There is a major accident hazard pipeline in the vicinity of the development and no development should take place within 15.5m of this pipeline.  

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Presumption in Favour of Sustainable Development

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 DME3 – Site and Species Protection and Conservation

Policy DME6 – Water Management 

Policy DMB1 – Supporting Business Growth and the Local Economy

National Planning Policy Framework (NPPF)



	Relevant Planning History:

3/1998/0123 - Outline application for industrial development (use classes b1, b2 and b8) 1.4 hectares – granted subject to conditions

3/2015/0906 - Proposed Business Park comprising 18 industrial units for B8 (storage and distribution) and B1 (offices and light industry) uses - withdrawn

3/2017/0284 - Proposed Business Park comprising 18 industrial units for B8 (storage and distribution) and B1 (offices and light industry) uses (resubmission of application 3/2015/0906) – granted subject to conditions



	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a plot of land measuring 1500sqm off Blackburn Road in Simonstone. The site forms part of the Time Technology Park, which itself is located within the larger Simonstone Business Park, and the land in question is situated between two existing commercial sites/units, close to the highway junction of the A678 (Blackburn Road) and the A6068. 

The site is predominantly level, although it does rise beyond the boundary to the north where an embankment separates Time Technology Park from the disused railway line. The site forms part of a larger site that was granted planning permission for the erection of 18 industrial units in 2018 and work has commenced on implementing this approved scheme (18/0284) – specifically this application relates the area of the site that would have been occupied by approved Units 1 & 2.  

To the east is relatively large call centre, and its associated car parking area. Adjacent to the neighbouring call centre is an electricity substation. To the west is a very large industrial unit with its associated hardsurfacing/car parking area and to the south is the A678 (Blackburn Road). On the opposite side of Blackburn Road there is a mixture of open fields, residential dwellings and commercial businesses. 

Vehicle access is currently obtained via a short road off Blackburn Road which also serves the call centre to the east and also other units to the west. 



	Proposed Development for which consent is sought:

The application seeks full planning permission for the erection of an industrial unit on land that has an extend permission for an industrial unit. The unit would have a mixed use for either B1 (light industrial) or B8 (storage and distribution). 

The proposed unit would comprise a two storey hipped roof structure, measuring 30m x 12m, with a ridge height of 6.75m. In terms of design the unit would contain high levels of glazing with silver cladding and a profile sheet metal roof. The unit would have a large industrial style door in the north facing elevation and the submitted plans show that it would be a warehouse, with an open plan office at first floor. 

Externally the unit would be provided with a service area to the north and a total of 23 car parking spaces, as well two motorcycles parking bays and a cycle shelter. The proposal also includes areas of soft landscaping to offer some visual relief.  


	Principle of Development:

It is a strategic objective of the Adopted Core Strategy to “Improve the competitiveness and productivity of local businesses by safeguarding and promoting local employment opportunities” (para. 3.14).  Key Statements DS1 and EC1 of the adopted Core Strategy identify preferred locations for business and employment development, and EC1 specifically seeks to allocate an additional 8 hectares of employment land in appropriate and sustainable locations for the remainder of the plan period. 

Policy DMB1 of the Core Strategy states “Proposals that are intended to support business growth and the local economy will be supported in principle” and paragraph 21 of the NPPF states that Local Planning Authorities should:
“support existing business sectors, taking account of whether they are expanding or contracting and, where possible, identify and plan for new or emerging sectors likely to locate in their area. Policies should be flexible enough to accommodate needs not anticipated in the plan and to allow a rapid response to changes in economic circumstances.”

The application site is located outside any settlement boundary but is located within Time Technology Park which has a long established industrial use. Time Technology Park is itself part of a larger industrial site known as the Simonstone Business Park and the Council’s Employment Land Review 2013 (ELR) (which provides evidence for the Core Strategy) recognises the importance of Time Technology Park and identifies it within a hierarchy of sites as a Key Employment site in the Ribble Valley context. Time Technology Park is included in a list of six key sites identified as being of a scale or of local economic value that aligns to the NPPF ‘key employment sites’ designation and recommends their designation as “key employment sites to be safeguarded for B Class uses and other employment uses which achieve economic enhancement without detrimental impact to either the site or the wider area” (ELR 2013 para. 11.7).  

More specifically this site is allocated in the submitted Housing and Economic Development Development Plan Document (HED DPD) as an employment allocation site and the proposed development would be entirely consistent with this allocation, and permission has already been granted for an industrial unit on this land as part of planning approval 3/2017/0284 and this proposal seeks an alternative design.  
In view of the above, whilst the site is not within a main settlement or the A59 corridor, it is allocated in the HED DPD as an employment allocation site. Furthermore it is well related to the strategic highway network of the A56/M65 corridors and the proposal would potentially contribute to the range and offer of employment opportunities in the Borough and strengthen the vitality of the existing operations.  

The principle of the economic development of this site is therefore considered to accord with local policies.  


	Impact Upon Residential Amenity: 

The application relates to a plot of land within Time Technology Park, with similar commercial/industrial units ether side. The proposed unit, having a mixed B1 and B8 use would be in keeping with the units in the area, as well as other units recently approved as part of the larger scheme, and would have no detrimental impact upon the amenity of these neighbouring businesses. 
To the south of the site is the busy highway of Blackburn Road (A678) and directly opposite the application site, on the other side of this highway is a field which leads down to the River Calder. Either side of this field are residential dwellings and other commercial businesses, and due to the separation distance (circa 100m) it is considered that the proposed unit would have no significant impact in terms of overshadowing, loss daylight or outlook from any residential properties. 
In terms of noise and disturbance, similar units to the proposed operate from Time Technology Park and what is proposed is unlikely to have a significantly greater impact than the existing units in the area. Notwithstanding this, conditions have been be attached to ensure that the noise impact is suitably controlled. Such conditions include the submission of details for noise mitigation measures within the units, control of hours of operation and deliveries, limitations on outside working, details of plant equipment etc… 
It is therefore considered that the proposed development could take place without having a significantly greater impact upon the amenities of the surrounding area than the existing operations and uses in this area.      


	Visual Amenity/External Appearance:

The proposed unit would be a of a style and size found on many industrial/business parks, both inside and outside of the borough, and would be In keeping with the adjacent units currently under construction. It is considered that the proposed unit would be a visual improvement in comparison to many of the older units that can be seen within this area, and a significant design feature of the proposed is the large levels of glazing and the use of grey cladding. It is considered that these modern features would add visual interest to the area. 

In terms of scale, again the unit would be relatively large in size to meet the commercial/light industrial needs of the occupier, however the unit would be not be significantly larger or more dominant than neighbouring units within the immediate vicinity, or the previously approved unit on this site. 

The unit would be visible from the highway of Blackburn Road, however it would be setback approximately 35m and with the glazed frontage the unit is considered to be visually pleasing. 

In summary, the proposed unit would be a visual improvement on the neighbouring units and consequently there is no sustainable reason to refuse the application of visual amenity grounds.    



	Highways:

The County Survey requested that a plan be provided showing a swept path for HGVs in the service yard area to the rear. This information has been provided and the Highway Officer raises no objection subject to the imposition of the conditions imposed on the approval for the larger scheme from 2017.  
As part of the previous scheme the Highway Officer requested £45,000 in respect of highway improvement works at the nearby junction and this was secured via a Section 106 Legal Agreement. LCC have confirmed that this money has now been paid and this there is no required for a new S106 or a linking agreement with this application.   

The County Surveyor is satisfied with the level of car parking spaces provided, as well as the provision of cycling and motorcycles bays.  

 

	Trees and ecology:

The application is accompanied by an ecology report and an arboricultural report (copies of the previous submitted). However there are no trees or ecology issues on this specific section of the site, as the trees and ecology issues related to the northern section of the site which is being developed under planning permission 3/2017/0284 and the conditions attached to this approval in respect of trees/ecology are still relevant. 


	Conclusion:

The principle of a new building within an established industrial site is acceptable, and the design of the proposal would be in keeping with the existing character of the site. The proposed development would share an acceptable relationship with surrounding land uses, and there are no highway implications resulting from the proposed development.  


	RECOMMENDATION:
	That planning consent be granted subject to conditions


