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	DELEGATED ITEM FILE REPORT: 
	Decision
	Refused

	

	Development Description:
	Retrospective application for the change of use from Class E to motor vehicle workshop including selling and displaying motor vehicles externally.


	Site Address/Location:
	3 Croft Barn Backridge Farm Twitter Lane Waddington 

	

	CONSULTATIONS: 
	Parish/Town Council

	The Council feels that whilst the applicant is trying to occupy the existing buildings/units with business tenants as an ongoing concern, which the Council fully supports, this application does raise some concerns as to the change of planning classification and what this may mean for possible future applications and also the effect on surrounding residential homes and the people living to them.

We understand the garage is to undertake repairs and online vehicle sales and no MOT’s, however, we are not certain this is the case.

If the application is looking favourable then maybe some clauses/restrictions be put in place to control noise levels, opening times etc. so that there is little impact on residents.  


	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	 LHA have previously raised concerns about the location of the rural site due to the constrained rural road network which would not support an intensification of use. There are no footways on the surrounding rural, unlit, high-speed roads and employees are not well supported to travel to work sustainably due to the lack of public transport links.

There is an extant B1 use for the building which could generate a small amount of commercial vehicle movements, including staff and customers.  However, this proposal has the potential to generate long car transporters movements along narrow roads which would not be supported.

We do not support an intensification of use over the extant B1 use for commercial vehicles due to the rural road network.

Upon visiting the site, it is noted that there were 8 vehicles advertised for sale and that vehicles which are damaged or not running are taken to the site by recovery or transporter vehicles.
The 231sq.m. would require 5 car parking spaces plus a customer parking space for the external car sales element totalling 6 spaces.  These spaces need to be shown on the site plan within the red edge.

This is a minor reduction from the extant B1 use which requires 1 space per 30 sq.m.)

The overall car parking provision for the site does not appear to be reduced by the proposal.

The external car sales spaces need to be clearly shown on the site plan and individually marked.


	

	CONSULTATIONS: 
	Additional Representations.

	
HSE: Advice that the sites lies within the outer edge of the major accident pipeline.


	
Public Comments: Concerns over the use of the unit as restrictions on the permission limit those uses that are compatible with a residential environment and this sensitive residential location opposite a listed building. The current range and intensity of the uses has increased with additional buildings and new uses.  The noise and disturbance associated with the garage and car sales business has spilled over onto the frontage and is very prominent to passers-by with spaces and landscaping now being used for vehicles sales.  Had the Council known that it would grow to the scale and intensity that is has then it would never have been granted permission. Over the years the site has progressively intensified to this application for a general industrial use which is not compatible and linked car sales. If agreed this could mean further applications and more industrial use or a larger car sales operation.

This would impact on the narrow local roads, the listed setting and AONB which must be against the Council’s policies.

We feel that the use would be prejudicial to the well-being of residents.


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2: Landscape
Key Statement EN5: Heritage Assets
Key Statement EC2: Business and Employment Development
Key Statement EC3: Visitor Economy
Key Statement DMI2: Transport Considerations
Policy DS1: Development Strategy 
Policy DS2: Sustainable Development
Policy DMG1: General Considerations 
Policy DMG3: Transport and Mobility
Policy DME4: Protecting Heritage Assets
Policy DMB1: Supporting Business Growth and the Local Economy

National Planning Policy Framework


	Relevant Planning History:

3/2020/0499 – Proposed change of use of building previously used as a café and shop to form a distillery and shop - Approved

3/2016/1147 – Prior notification for change of use of agricultural buildings to B1 use (360 sq.m.) – Not required.

3/2016/0129 – Prior notification for change of use of agricultural building to B1/8 use (360 sq.m.) – Not required.

3/2009/0066 – Retrospective application for the change of use from agricultural to Class B1 business use – Approved.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is split into a number of business uses with an overall floor space of 1180sq.m. which were previously agricultural buildings (see history above).


	Proposed Development for which consent is sought:

The proposal is to change the use of Unit 3 from B1(c) to motor vehicle workshop (231 sq.m.) and vehicle sales externally to display 7 vehicles.
 

	Principle of Development:

The site is located within an allocated business park with this change of use being Sui Generis.  The use of the building has previously been used for business use as B1. There are a variety of business uses on the site including a former restaurant which was given permission in 2020 to be used as a distillery.  There was no record of any permission for the restaurant use. There is also living accommodation on the site in the former Stables at first floor which also does not appear to have the benefit of planning permission.


	Residential Amenity:

The building is located to the southern side of the site with units to the adjacent to the south and east as well as to the north. Twitter Lane and the accesses to the site are located to the west

The proposed operating times are 9am to 6pm Monday to Friday, 9am to 1pm Saturday which is acceptable.

The nearest residential property is Backridge House which is over 81m approximately to the west and which is Grade II Listed.  The distance between the existing commercial site and this property is sufficient to preclude any undue nuisance from within the site, however, increased vehicle movements along Twitter Lane (particularly from larger transport vehicles) could result in some harm to the residential amenity of this property.

It is understood that there are also a number of residential properties within the site located above existing commercial units (Stables) to the north and evidence that there is further domestication within the site to the eastern side of the site Open Barn). These residential units are approximately 40m from the building to be used for vehicle repairs.

Although the agent has stated no MOTs would be undertaken this is currently being advertised by this business and in any event car repairs are by their nature often noisy and can result in activities which are not compatible with other uses particularly in a quiet countryside location with residential units close by. 

Therefore, the use of this part of the site for vehicle repairs and care sales would result in undue impact on residential amenity in terms of noise, increased traffic and intensification of use.


	Visual Amenity:

Although there would be limited impact on visual amenity from the use of the existing building, the use of the site in terms of car parking would increase as well as the number of vehicles parked within the site from both cars for sale and visitors to the premises would result in less manoeuvring space within the site with the intensity of use by vehicles for both domestic and commercial purposes likely to result in conflict both within the site and access to the site.


	Highways:

Twitter Lane is classified C571 and subject to a national speed limit.  There are two existing accesses from the road into the site.

There are existing car park areas, and these are shared with the other units within the wider site and are not solely for the exclusive use of this unit. Therefore, parking required for both staff and customers for this particular unit cannot be controlled.

There is the potential for impact on existing parking arrangements, which together with the increased spaces required for the external car sales and potential for larger car transporters visiting the site would not be acceptable for this location due to the narrow rural lanes required to access the site.


	Observations/Consideration of Matters Raised/Conclusion:

The change of use would not be compatible with this rural location and would result in harm to both residential and visual amenity.  The use for vehicle repair and car sales is not an acceptable one in this location and would result in potential for harm in terms of noise impacts on the nearby properties and users of the site as well as increased activity at this rural site.

The use could potentially result in larger commercial vehicle transporters visiting the site to off-load vehicles for repair or sale which would be to the detriment of highway safety.
 

	RECOMMENDATION:
	Refuse
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