RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL
DATE:




CHECKED BY: 
APPLICATION REF: 3/2019/0064

GRID REF: SD 365789 432677
DEVELOPMENT DESCRIPTION:

USE OF LAND AS STORAGE COMPOUND AND CONSTRUCTION OF BUILDING FOR VEHICLE SERVICING, WORKSHOP, TOOL STORE, OFFICES AND ANCILLARY ACCOMMODATION FOR A CIVIL ENGINEERING COMPANY (AMENDMENTS TO PLANNING PERMISSION 3/2018/0309 INCLUDING REVISED SITE BOUNDARIES AND NEW ACCESS IN THE ADJACENT FIELD) AT LAND OPPOSITE WOODFIELD GARAGE, LONGSIGHT ROAD, CLAYTON-LE-DALE. 
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CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL: 
No objection to the original application and continue to raise no objection to this application
LCC HIGHWAYS: 
No objection subject to conditions
ENVIRONMENT AGENCY: 
No comments received

LEAD LOCAL FLOOD AUTHORITY: 
No comments received
UNITED UTILITIES:
No objection subject to a condition which requires the development to be carried out in accordance submitted drainage strategy.

ADDITIONAL REPRESENTATIONS:

Three letters of representation have been received, raising the following concerns: 
· Increase in traffic;

· Nose and air pollution;

· Why is the new roadway needed?;

· Drainage;

· Future application for expansion  of business;

· Concern over extended hours of operation from previous approval;
· Loss of hedgerow and section of field for new access road;

1.
Site Description and Surrounding Area
1.1 The application relates to a plot of land measuring 0.8 hectares on the southern side the A59, opposite Woodfield Garage in Clayton-le-Dale. The site forms part of a field that was located to the rear of a former petrol filling station which fronted onto the A59, and therefore the application site is set back approximately 40m from the A59. The hard surface from the former petrol station still exists adjacent to the A59, however this is not part of the application site. 

1.2 In 2018 the applicant obtained consent for the use of the former petrol filling station site, including the hard surfaced area adjacent to the A59, as a as storage compound, including the construction of building for vehicle servicing, workshop, tool store, offices and ancillary accommodation (3/2018/0309). This application however relates to land to the south (rear) of this previously approved site, although part of the previously approved site does also form part of the current application site.  
1.3 The site is located within the open countryside, approximately 700m south west of the settlement boundary of Clayton-le-Dale. To the north is the former petrol station site which is currently used as a storage yard, beyond this, on the opposite side of the highway are the commercial business at Woodfield Garage and the Energy Centre, as well as a cluster of dwellings. To the west is a section of land/field owned by the applicant and beyond this are the residential dwellings at Green Pastures and Oak Lee. To the south and east are open fields.

1.4
To the west runs Public Right of Way (3-13-FP12), however this is outside the application site and continues to run to the south. Adjoining the eastern boundary of the site is a pond, within the adjacent field that is also owned by the applicant.
2.
Proposed Development for which consent is sought
2.1
The application seeks consent for change of use of the land to a storage compound, including the construction of a building to be used for vehicle servicing, workshop, tool store, offices and ancillary accommodation (staff kitchen/toilets etc…) for a civil engineering company (mixed B1 and B2 use). The application also seeks consent to create a new access point off the A59, with an access track leading from this new access point, through the adjacent field to the east into the site.    

2.2
The proposed building would be situated on the northern section of the site, in exactly the same location as the previous approval (3/2018/0309). The proposed building would also be the exact same size/design and propose the same use as the previous approval.    

2.3
In terms of size/design, the proposed industrial style building would have a footprint measuring 24m x 12.5m and a pitched roof design measuring 5.5m high to the eaves and 6.65m to the ridge. The building would contain two large industrial style roller shutter doors in the southeast facing elevation (away from the A59) as well as three pedestrian doors and a number of window openings in the other elevations. The building would be constructed with a natural stone plinth at the base and vertical timber boarding above, with a grey profile sheet roof. 

2.4
With regard to use, approximately half of the building would be used as servicing area for vehicles, with the remainder used as a workshop, tool storage area, offices and ancillary uses including a staff kitchen, toilets, meeting room etc…
2.5
The remainder of the site would be used for storage and includes a large (26m x 26m) Geo-cellular storage area for drainage, including a foul package treatment plant and a hydro brake which would control the release of surface water into the adjacent culvert. 

2.6
Along the perimeter of the site is the application proposes a 1.8m high bund for screening and the submission shows existing trees to be retained where possible along with new areas of tree planting for screening. 

2.7
The application also includes the creation of a new access point off the A59, from within the adjacent field to the east. The previous approval did not require a completely new access as it would have utilised the existing access point that served the former petrol fillings station and currently serves the storage yard to the north. However this application does not include the land that was the former petrol filling station, or the area currently used a s storage yard, and thus requires its own access point onto the A59. The proposed access point would be situated some 100m to the east of the site and therefore requires the laying of a substantial new tarmac access road which will connect this new access to the application site. 

2.8
In order to facilitate the new access, a section of the existing hedgerow fronting the A59 would need to be removed, both for the new access and potentially to provide visibility splays, however the plans state that where the hedgerow needs to be removed for visibility it will be relocated/trimmed back behind the visibility splay, and additional hedgerow planting will be provided along a section of the new access road. 

2.9
The submitted application form proposes 07:00 – 20:00 (Monday to Saturday) operational hours for the site and this is in line with the previous approval.     

3.
Relevant Planning History
3.1
3/2018/0309 - Use of land as storage compound and construction of building for vehicle servicing, workshop, tool store, offices and ancillary accommodation for a civil engineering company – granted subject to conditions
3.2
3/2001/0497 – Use of land for the storage of motor vehicle – refused
4.
Relevant Policies

Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy

Key Statement DS2 – Sustainable Development

Key Statement DMI2 – Transport Considerations

Key Statement EC1 – Business and Employment Development

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DME1 – Protecting Trees and Woodlands

Policy DME3 – Site and Species Protection and Conservation 

Policy DME6 – Water Management

Policy DMG3 – Transport & Mobility

Policy DME2 – Landscape & Townscape Protection


Policy DMB1 – Supporting Business Growth and Local Economy 


Policy DMB5 – Footpaths and Bridleways 


           National Planning Policy Framework (NPPF)

National Planning Practice Guidance (NPPG)

5.
Assessment of Proposed Development
5.1
Principle of development
5.1.1
The Ribble Valley Core strategy seeks to support business growth and the local economy. Key Statement EC1 states that “Employment development will be directed towards the main settlements of Clitheroe, Whalley and Longridge as the preferred locations to accommodate employment growth together with land at Barrow Enterprise Site, the Lancashire Enterprise Site at Samlesbury and locations well related to the A59 corridor”. The application site is located to the south of the A59 (Longsight Road), and will be accessed directly from this highway, and thus is considered to be well-related to the A59 corridor in accordance with Key Statement EC1. 

5.1.2
Policy DMB1 also supports proposals that are intended to support business growth and the local economy. This includes “The expansion of established firms on land outside settlements will be allowed provided it is essential to maintain the existing source of employment and can be assimilated within the local landscape”. The submission details how the applicant’s Civil Engineering business currently operates from the nearby Fairfield Business Park, however this site is no longer large enough to meet the expanding needs of the business/company and thus the applicant is looking to re-locate to a more suitable site within the vicinity. 

5.1.3
Part of the application site is already in use as a storage yard, and the proposal seeks to utilise this area, and extend into the land to the south. The proposal would provide a new workshop/office building and storage yard, and will allow an existing business to continue to prosper/grow to the benefit of the local economy. The application states that the company employs 35 staff, of which 10 are based at the existing workshop at Fairfield Business Park, and the remainder go straight on site from home. The proposed development/relocation would increase the number of staff employed at the workshop/office to 12, but as equally as important would continue to provide jobs for all 35 employees of the company. The submission details that the existing staff live in the local area (Clitheroe, Whalley, Mellor, Blackburn, Penwortham etc…), with approximately 50% currently residing in the Ribble Valley, hence why the applicant is keen to keep the business in the area and on the A59 with good transport links to the wider area.      
5.1.4
In addition, the principle of the development in this locality has already been established by the recent approval (3/2018/0309), and the application is very similar to this previous approval with the exception of the slight re-siting of the site into the adjacent field to the south and the creation of a new access point on to the A59 (discussed in more detail later in this report). 
5.1.5
In view of the above, the principle of the development of this site for an employment generating use, adjacent to the A59, is considered to be acceptable, subject to other considerations and compliance with Council Policies detailed below.  
5.2
Impact Upon Residential Amenity

Visual impact

5.2.1
The dwellings on the opposite side of the A59, within the former Woodfield Farm complex, are situated more than 60m from the proposed development site and the proposed new building. To the south west the nearest property is Green Pastures and this is situated approximately 40m from the application site, and 80m from the proposed building. The application seeks to retain the existing trees/hedging along the northern boundary, as well as implementing a 1.8m high earth bund and new tree planting along the south western boundary to screen the site from these nearest residential properties.    

5.2.2
At the above mentioned separation distances, and with the proposed screening works to be undertaken along the boundaries, it is not considered that the proposed development would have any undue visual impact upon neighbouring amenity. 

Noise and disturbance

5.2.3
The land to the north of the application site was previously a petrol filling station and has more recently been utilised as a storage yard. In 2018 planning permission was granted for this proposed development on this land directly to the north. This application seeks to obtain the same consent as previously granted, however on adjacent land to the south (as well as a new access point onto the A59). 

5.2.4
Whilst the proposed building would still be sited in the same place as previously approved, the proposed yard area would be situated to the south of the proposed building rather than the north, and this has moved the yard area further away from the nearest residential properties. 

5.2.5
A noise assessment was submitted with the previous application and this was considered acceptable by the Council’s Environmental Health Officer, subject to the imposition of conditions. As mentioned above, this application seeks permission for the same use as the previous, but further from the nearest residential properties and therefore it is considered that the revised siting of the yard area would have no greater impact upon neighbouring residential amenity than what has recently been approved on the adjacent land. A new noise survey has been provided with this application and the same conditions that were attached to the previous approval (in respect of noise and disturbance) have been attached to this recommendation. 
5.2.6
An objector has raised concerns in respect of the additional noise created by vehicle movements associated with the new access. In response to this the A59 is a busy classified road and the additional vehicle movements that would be generated by this development would not be excessive in comparison to the amount of existing vehicle movements along this part of the highway. An objection has also been raised to the proposed hours of operation (07:00 – 20:00 Monday to Saturday and none at all on Sunday), however these are the same hours that were granted consent for the proposal in 2018.  

5.2.7
Considering all of the above, subject to the imposition of conditions it is considered that the proposed development will share an acceptable relationship with neighbouring uses in accordance with the amenity requirements of Policy DMG1. 

5.3
Visual Impact and design

5.3.1
As mentioned above the proposed new building would be located in exactly the same place, and have exactly the same design as the 2018 approval, the only difference with this current application is the storage yard would be situated to the south of this building, as opposed to the north, and the new access point to be created off the A59.  

5.3.2
In terms of the yard area, it is accepted that this would result in the loss of part of an existing field, however being to the south of the proposed building it would be set further back from the A59 and therefore would be less visible from the  highway (A59) than the previous approval.  The proposed yard would be visible from the Public Right of Way which runs directly to the west of the site, however the previously approved yard area would also have been visible from the RoW. Furthermore the application seeks to reduce the visual impact of the proposal by installation of a 1.8m high earth bund and new tree planting along the perimeters of the site.    

5.3.3
The design of the building is identical to the previous approval, being constructed with a natural stone plinth and vertical timber boarding above to reflect the rural character of the area.  

5.3.4
With regard to the new access, it is accepted that this will have a greater visual impact on the visual character of the area than the previous approval which sought to access the site through the existing access that previously served the petrol filling station. However it would appear from the submitted site edged red that the previously approved access point was not situated on land that is owned by the applicant and therefore a new access is required on the applicant’s own land. 

5.3.5
The proposed new access would require the removal of a section of hedgerow, both to allow for the access itself but also to provide the required visibility splays when leaving the access, however the application states that new hedgerow will be planted behind the visibility splay, and along a section of the new access through the field, to mitigate for this loss. 

5.3.6
In summary of the above, the new access is required in order to allow access into the proposed development site and the application incudes mitigation measures (new planting) to compensate for the visual impact this will have. Furthermore, it is not uncommon for this section of the A59 to have vehicle access points, as each business and dwelling has an access onto this highway. It is therefore considered that the visual impact of the new access would not be detrimental to the visual amenity of the area, and the slight visual harm caused is outweighed by the economic benefits detailed earlier in this report.      

5.4
Landscape and Ecology 

5.4.1
The application is accompanied by an Arboricultural Survey and an Ecological Appraisal. The submitted Arboricultural Survey details all the trees on and adjacent to the site and shows which trees/hedges will be retained and protected during the application process, which trees/hedges will be removed and which will not be affected/altered by the proposal.

5.4.2
The Council’s Countryside Officer has reviewed the submission, and visited the site and raises no objection to the proposal, subject to the development being carried out in accordance with the submitted Arboricultural Survey and a landscaping scheme being submitted to the LPA specifying the type and location of the replacement trees/hedge to be planted, and a timetable for the proposed planting works.      
5.4.3
The Ecological Appraisal comments that protected species are known to exist within the local area, however no evidence of these species was found at the application site. Nevertheless the Ecology Report recommends a number of mitigation measures to be undertaken to ensure that the proposal does not impact upon protected species and this has been secured by condition. 

5.4.4
Additionally, a condition has been attached stating that no vegetation clearance works can take place within bird breeding season, unless a further survey is undertaken, and a further condition requiring bat and bird boxes to be provided on the site to mitigate for any loss in habitat resultant from the development. In this case, due to the industrial/commercial nature of the use, these bat/bird boxes could be positioned on the building, or within the trees/vegetation furthest from the most active parts of the site.    

5.5
Highways

5.5.1
The Highway Officer has raised no objection to the application, subject to the imposition of conditions requiring a scheme for the construction of the site access and a construction management plan to be submitted to the LPA. As well as conditions requiring wheel washing facilities to be provided on site during the construction process and the required visibility splays at the access be provided and retained.  
5.5.2
An objector has questioned why the access is needed and why the site cannot be access via the existing access point (as per the previous approval). The reason why the new access is required is not specifically detailed within the submission, however as mentioned earlier in this report the previous access point does not appear to have been within the applicant’s ownership, whereas the new access would be sited within land owned by the applicant (according to the site edged red). With regard to why the access is being proposed in this location, the applicant’s agent has confirmed that this is to provide the required visibility splay/sight lines. 
5.6
Drainage
5.6.1
The application is accompanied by a drainage strategy which, along with the proposed site plan, details how both surface and foul water will be drained on the site. Surface water will drain into the Geo-cellular storage area where it will be discharged at greenfield run off rate into an existing stone culvert which runs through the site. This culvert continues to the north where it eventually connects to a stream situated within Mire Wood, which itself is a tributary to the River Ribble. Foul water from the building will go into a new foul package treatment plant before also discharging into the existing culvert.   
5.6.2
The LPA have consulted with the Lead Local Flood Authority (LLFA), the Environment Agency (EA), and United Utilities (UU) on this application, however as it is not a major development both the LLFA and EA have not provide any comments. UU have reviewed the submission and raise no objection, subject to a condition requiring the development to be carried out in accordance with the submitted drainage strategy.  

6.
Conclusion
6.1
The principal of the development in this location has been established by previous approval (3/2018/0309) and it is considered that the proposal would not have any greater impact upon neighbouring land uses than the extant permission. It is accepted that the proposed developments would have some impact on the visual character of the area, however this impact has been mitigated by the design of the proposed building and the new landscaping. Furthermore, the proposal would clearly bring economic benefits by allowing a successful and local business to relocate within the borough, thus encouraging economic development in this area.    

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

Time Limit
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 by Section 51 of the Planning and Compulsory Purchase   Act 2004
Plans
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:

5365 – 01 D – Location Plan

5365 – 03 B – Proposed Plans and Elevations
5365 – 05 E – Proposed Site Plan (amended plan received 05/02/19)


REASON: For the avoidance of doubt and to ensure that the development is carried out in accordance with the submitted plans.

Amenity

3.
Noise limits from the site shall not exceed the World Health Organisation recommendation of 30dB LAeq at night time within the internal areas of the nearest noise sensitive premises, and 50dB LAeq at the external patio and garden areas of the nearest noise sensitive premises. 


REASON: To protect the amenities of occupiers of nearby properties. 
4.
The use of the land and the building hereby approved shall be restricted to the hours between 07:00 – 20:00 Monday to Saturday inclusive, and not at all on Sundays and Bank Holidays.  


REASON: To safeguard the occupiers of adjacent premises from undue noise or other associated disturbance 

5.
No building or engineering operations within the site or deliveries to and from the site, in conjunction to the construction process, 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: To protect the amenities of occupiers of nearby properties. 

6.
No external lighting shall be installed on the building hereby approved, or elsewhere within the site, without the prior written approval of the Local Planning Authority. Details of any such lighting shall be submitted to and approved in writing by the Local Planning Authority prior to its installation.  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.

Landscaping/Ecology

7.
No clearance of any vegetation in preparation for or during the course of development shall take place during the bird breeding season (March - August inclusive) unless an ecological survey has first been submitted to and approved in writing by the Local Planning Authority which demonstrates that the vegetation to be cleared is not utilised for bird nesting. Should the survey reveal the presence of any nesting species, then no clearance of any vegetation shall take place during the bird breeding season until a methodology for protecting nest sites during the course of the development has been submitted to and approved in writing by the Local Planning Authority. Nest site protection shall thereafter be provided in accordance with the duly approved methodology.


REASON: To ensure that there are no adverse effects on the favourable conservation status of birds and to protect the bird population from damaging activities and reduce or remove the impact of development.
8.
Unless otherwise agreed in writing with the Local Planning Authority, all trees and hedges shall be retained on site as detailed within the submitted Arboricultural Impact Assessment (project ref: BTC1692). No development shall take place until all the existing trees and hedges within, or directly adjacent to, the site (other than those shown to be removed on the approved documents) have been enclosed with temporary protective fencing in accordance with BS 5837: 2012 Trees in relation to design, demolition and construction – Recommendations. The fencing shall be retained during the period of construction and no work, excavation, tipping, or stacking/storage of materials shall take place within such protective fencing during the construction period. 


REASON: To protect the existing vegetation in the interest of visual amenity.
9.
Notwithstanding the landscaping details shown on approved plan ref 5365 – 05 E (amended plan received 05/02/19), within three months of commencement of development on site, a detailed scheme showing all new tree/hedge planting shall have been submitted for the written approval of the Local Planning Authority. The submitted scheme shall include the type/species, number, locations and a timetable for implementation of all the new trees/hedges to be planted and the development shall be carried out in strict accordance with the duly approved details and timings, with the areas shown to be landscaped retained as such thereafter. Any trees or hedging removed, dying, being severely damaged or becoming seriously diseased within five years of planting shall be replaced by trees or shrubs of similar size and species to those originally required to be planted.


REASON: To ensure the proposed landscaped areas are provided to an acceptable level and within a suitable timescale. 
10.
The proposed 1.8m high earth bund, shown on approved drawing 5365 – 05 E (amended plan received 05/02/19), shall have been provided on site prior to the building or storage/yard area hereby approved being first brought into use. The earth bund shall be retained as approved thereafter.  

REASON in the interest of visual amenity and to protect the amenity of neighbouring residents. 

11.
The development hereby approved shall be carried out in complete accordance with the recommendations and ecological enhancement measures detailed within section 7 of the submitted Ecological Appraisal (Ref: 5046 20th December 2018).


REASON: In the interests of biodiversity and to enhance opportunities for species of conservation concern and reduce the impact of development.

12.
No above ground level works 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 bird/bat species site plan and include the exact locations of the artificial bird nesting boxes and artificial bat roosting boxes, as well as the type/design of boxes to be installed. 


The artificial bird/bat boxes shall be installed and made available for use before the building/use of the site (whichever is sooner) hereby permitted becomes operative 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.
Highways

13.
Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any order revoking, re-enacting or amending that Order) 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 access/entrance from the continuation of the nearer edge of the carriageway of Longsight Road to points measured 215m in each direction along the nearer edge of the carriageway of Longsight Road, from the centre line of the access. 


REASON: To ensure adequate visibility at the site access.

14.
No part of the development hereby approved shall commence until a scheme for the construction of the site access has been submitted to, and approved by, the Local Planning Authority. The access shall be constructed in accordance with the approved details and shall be available for use prior to the land or building (whichever is sooner) hereby approved being first brought into use.  

REASON: In order to satisfy the Local Planning Authority that the details of the access are acceptable before work commences on site. 

15.
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 

16.
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 and shall include the following details:-
· The parking of vehicles of site operatives and visitors;

· Loading and unloading of plant and materials used in the construction of the development;

· Storage of such plant and materials used in constructing the development;

· The erection and maintenance of security hoardings;

· Measures to control the emission of dust and dirt during construction;
· A scheme for recycling/disposing of waste resulting from construction works.


REASON: To protect existing road users in the interest of highway safety in accordance with Ribble Valley Core Strategy Policies DMG1 and DMG3.
Drainage
17.
The drainage for the development hereby approved, shall be carried out in accordance with principles set out in the submitted Foul & Surface Water Drainage Strategy, BEK/18385/181218/1/OCCE Rev A- Dated 18 December 2018 (prepared by BEK). The development shall be completed in accordance with the approved details and for the avoidance of doubt, no surface water will be permitted to drain directly or indirectly into the public sewer.


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.

INFORMATIVE: 
· The developer should be aware that the any works on, or immediately adjacent to the adopted highway network, would require the appropriate permits from Lancashire County Council's Highways Regulation Team, who would need a minimum of 12 weeks' notice to arrange the necessary permits. They can be contacted on lhsstreetworks@lancashire.gov.uk or on 01772 533433 

· Alterations to the existing highway as part of the new works may require changes to the existing street lighting at the expense of the client/developer. 

· The applicant is advised that the new site access, will need to be constructed under a section 278 agreement of the 1980 Highways Act. 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 is advised to contact the Community Services before works begin on site. Further information and advice can be found at www.lancashire.gov.uk and search for "278 Agreement". 

· This consent does not give approval to a connection being made to the County Council's highway drainage system. 

BACKGROUND PAPERS   
https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2019%2F0064
