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	Date Inspected:
	28/06/2019
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	REFUSED

	


	Development Description:
	James Alpe Accident Repair Centre, Lincoln Way, Clitheroe BB7 1QD

	Site Address/Location:
	Extension to existing workshop and creation of parking area (Resubmission of application 3/2019/0007).

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	RVBC Environmental Health:
	

	No objection subject to appropriate planning conditions.

	LCC Highways:
	

	No objection subject to appropriate planning conditions and legal agreement to secure cost of advertising and implementation of a traffic regulation order (TRO).

	Lead Local Flood Authority:
	

	No comments.

	Environment Agency:
	

	Object to the application as it involves building works within 8 metres of a Main River watercourse, in an area which is within a floodplain. As submitted, it is unlikely that we would grant a flood risk activity permit for this application.

· The proposed development would restrict essential maintenance and emergency access to the watercourse. The permanent retention of a continuous

· Unobstructed area is an essential requirement for future maintenance and/or improvement works.

· The proposed development would obstruct flood flows, thereby increasing the risk of flooding to surrounding areas.

· The underside of the proposed bridge would need to be at least 600mm above the 1 in 100 year flood level, which would be unachievable.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy
Key Statement EN4 – Biodiversity and Geodiversity

Key Statement EC1 – Business and Employment Development

Policy DMG1 – General 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

National Planning Policy Guidance

	Relevant Planning History:

3/2019/0007 - Extension to existing workshop and creation of parking area. Refused.

3/2017/0724 - Extension to body shop. Approved.

3/2013/0754 - Erection of a portal frame to create a weatherproof cover to the existing car park. Approved.

3/2006/0937 - Extensions to existing workshop and extended office facilities. Re-submitted revised scheme. Approved.

3/2006/0538 - Extensions to existing workshop and extended office facilities. Approved.

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks planning consent for the extension of an industrial building and creation of a new parking area at James Alpe Accident Repair Centre, Lincoln Way, Clitheroe. The existing buildings at the site are used in association with the applicant’s car repair business and the extension proposed by this application would house the same use. The need arises from increasing demand for space to undertake accident repair work on damaged vehicles. The proposed extension would be used to expand the body shop department and could create up to 10 additional jobs.
The application site is outside, but on the edge of, the Clitheroe settlement boundary and is identified as being within an existing employment site. The area surrounding the application site is predominantly industrial in nature with a number of large industrial businesses operating in the area. There are a small number of residential properties along Up Brooks to the south.
Mearley Brook watercourse runs through the application site which lies to the south of the remainder of the James Alpes site and is currently undeveloped land. Mearley Brook is identified as a Main River watercourse by the Environment Agency and the banks of the watercourse are currently well treed. The site lies within Flood Zone 2 and 3.
The proposals relate to the erection of an extension from the existing south side of the industrial building. The proposed extension would be irregular in form due to the shape of the application site. It would measure 30 metres in length and have a height of 5.3 metres. The proposed building would be faced with a low level brick plinth and insulating panels to the upper walls to match the appearance of the existing buildings. The proposed extension would be constructed on a series of reinforced pillars in order to mitigate against potential flooding issues from Mearley Brook.

In addition to the extended industrial unit it is proposed to create a 22 space car park on the south side of the watercourse to be accessed through the existing buildings and across the Mearley Brook via a bridge. The development would require removal of existing trees and vegetation although a scheme of re-planting/landscaping is proposed.

	Observations/Consideration of Matters Raised/Conclusion:
The main considerations in determining this application relate to the principle of the development; highway safety/traffic issues; its impact on the visual appearance of the surrounding area; the effect on the amenities of neighbouring residents; flood risk and impact of trees and ecology. 
Key Statement EC1 of the Core Strategy directs employment development towards the main settlements of Clitheroe, Whalley and Longridge and the expansion of existing businesses will, wherever appropriate, be considered favourably. Core Strategy Policy DMB1 aims to the support business growth and the local economy. The expansion of existing firms within settlements will be permitted on land within or adjacent to their existing sites subject to them meeting the requirements of other plan policies. The maintenance of existing sources of employment is essential to the continued economic viability of the area. The application site is identified as forming part of an existing employment site although it exists as undeveloped land on which there is currently a number of trees and shrubs which provide some amenity value in a predominantly industrial area. The site, in terms of its location, is acceptable in principle subject to other development management considerations.

Design and Visual Appearance

In terms of its appearance, the proposed extension of the existing industrial building would reflect the existing buildings at the site in terms of its appearance, scale and materials. The proposed development would result in the removal of a number of trees from the site which offer some screening of the James Alpes site from the south and south-west. Nonetheless, whilst the removal of this vegetation would make the existing and proposed development more visually prominent from certain viewpoints, there are multiple buildings of a similar scale and appearance in the immediate area of which uninterrupted views can be gained from the public highway.
The proposed car parking area would be located in the south-west corner of the plot and would be seen from Lincoln Way and Up Brooks. The proposed site plan denotes boundary planting and mesh fencing panels to be erected around the site’s south-west and southern boundary with Up Brooks. It would be anticipated that the parking area would have some external lighting and regard must be had to the intensity/direction of any lighting scheme on the amenity of the area, residents and ecology.

Taking account the above, it is considered that the proposed development would not have a harmful impact on the visual amenity of the area subject to the use of appropriate planning conditions to control external materials, landscape planting and boundary treatment and external lighting.
Effect on Amenity of Neighbouring Residents

It is important to consider the impact of the proposed development on the amenity of existing residents. The nearest residential properties are located along Up Brooks, with the closest being Elm Dene which is around 25 metres from the existing industrial unit. The proposed extension would result in an approximately 30 metre long, 3.8 metre high wall (eaves height) at a distance of around 22 metres from Elm Dene. It is not considered that this would result in any material harm to the residential amenity of the occupants of Elm Dene as the distance maintained between Elm Dene and the proposed extension would remain sufficient.
Concern has been raised relating to noise arising from the use of the proposed extension. A Noise Impact Assessment by Nova Acoustics has been submitted in support of the application and finds that no adverse impact is predicted at the nearest noise sensitive receptors. The findings are subject to recommendations and mitigation measures which include that the building should provide noise reduction to specific levels, car parking surfacing should be constructed from a low noise surface and if new external plant is required it should not exceed specified noise levels. The Council’s Environmental Health Officer (EHO) has raised no objection to the proposals subject to the recommendations/mitigation measures outlined in the Noise Impact Assessment and conditions to manage opening times, timing of deliveries and light levels.
Highway Safety

In terms of highway safety, the County Surveyor is satisfied that the increase in parking demand resulting from the additional floor space would be adequately offset by the additional parking proposed. However there are existing issues of on street parking between the entrance to the site and Lincoln Way and in this respect the development will increase vehicular traffic through this junction. In order to counter this and improve traffic flows and visibility the County Surveyor would like to see additional waiting restrictions introduced in this area and therefore would request that a financial contribution be sought towards the implementation of a TRO to be secured via a section 106 legal agreement.
Flood Risk

The site lies within Flood Zones 2 and 3. The proposed industrial use is categorised as ‘less vulnerable’ and according to Flood Risk and Coastal Change National Policy Guidance (Table 3) the proposed development is considered appropriate in this location. Whilst there is generally a requirement to steer new development to areas with the lowest probability of flooding NPPG Paragraph: 019 states, ‘When applying the Sequential Test, a pragmatic approach on the availability of alternatives should be taken. For example, in considering planning applications for extensions to existing business premises it might be impractical to suggest that there are more suitable alternative locations for that development elsewhere.’ This application is an extension of an established business and is therefore considered that the sequential test in this instance is not necessary.
Core Strategy Policy DME6 states that development will not be permitted where the proposal would be at an unacceptable risk of flooding or exacerbate flooding elsewhere. The Environment Agency (EA) object to the development as it involves building works within 8 metres of a Main River watercourse, in an area which is within a floodplain. EA consider the proposed development would restrict essential maintenance and emergency access to the watercourse. The permanent retention of a continuous unobstructed area is an essential requirement for future maintenance and/or improvement works. EA also consider that the proposed development would obstruct flood flows, thereby increasing the risk of flooding to surrounding areas. As such, it is considered that the proposals would be contrary to Core Strategy Policy DME6 and paragraph 163 of the Framework which states that, ‘When determining any planning applications, local planning authorities should ensure that flood risk is not increased elsewhere’. The applicant has been given ample opportunity to overcome the concerns raised by EA but has failed to provide any additional information in this regard.
Trees and Ecology

The development would require the removal of one moderate quality group, four low quality trees, two low quality groups and part of one further low quality group. It is noted that a large percentage of trees at the site are Ash, and that a number of Ash trees are exhibiting reductions in vitality due to Ash Dieback Disease. It is considered that the provision of a landscaping scheme that includes a diverse mix of trees and shrubs would adequately compensate for the losses. The trees to be retained at the site would have to be adequately protected during the construction period.
The Ecological Appraisal confirms that none of the trees possess roosting features for bats and would support nesting birds not exceeding ‘local’ value. It is noted however that there was a low to moderate constraint to the survey due to leaf cover and there would be a requirement to re-survey trees within target groups (TG) 1 and TG3 during December to March when leaf cover is largely absent to confirm presence or absence of roost potential. Should consent be granted there would be a requirement for this additional survey work to be undertaken prior to commencement of development.
The Ecological Appraisal, with regard to bat foraging areas, advises that woody vegetation in the river corridor be retained and any trees lost be replaced as much as possible. In addition, light spillage into the river corridor should be minimised so that bats can continue to forage and commute along Mearley Brook. There would be a requirement, should consent be granted, for a detailed landscaping scheme to be submitted to the Council which should take into account the findings and recommendations of the Ecological Appraisal. Any works affecting trees or shrubs should be done outside of the breeding season during September-February.
The ecological survey also shows that otters traverse the river section as indicated by the presence of several spraints. Whilst it is not envisaged that otters would be directly affected by the proposed works, there would be a requirement for the development to be completed in accordance with measures outlined at 3.2.3 of the report.
Taking into account the above, it is recommended that the application be refused for the reasons outlined by the Environment Agency consultation response. The applicant has failed to provide sufficient information to demonstrate that the development would not result in the restriction of essential maintenance and emergency access to the watercourse and obstruction of flood flows, which may result in an increase in the risk of flooding to surrounding areas contrary to Core Strategy Policy DME6 and paragraph 163 of the Framework.

	RECOMMENDATION:
	That planning consent be refused for the following reason(s)

	01
	The proposed bridge required to access the new parking area would be located within Flood Zones 2 and 3. The applicant has failed to demonstrate that a bridge could be constructed in this location without obstructing flood flows which may result in an increase in the risk of flooding to surrounding areas, and that a bridge would not restrict essential maintenance and emergency access to the watercourse, Mearley Brook, which is an essential requirement for future maintenance and/or improvement works. The proposals are therefore contrary to Core Strategy Policy DME6 and paragraph 163 of the Framework.


