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	Development Description:
	Proposed demolition of existing warehouse structure and erection of two separate blocks of industrial units (Use Class B2/B8) comprising one block of five units, each with mezzanine floor and one block of two units each with a mezzanine floor, including associated car parking and service yard.

	Site Address/Location:
	Ramsgreave Bakery, Pleckgate Road, Ramsgreave BB1 8QW

	

	CONSULTATIONS: 
	Parish/Town Council

	None

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	 No objection subject to conditions

	United Utilities:
	We request that the applicant provides a detailed drainage plan prior to determination.  Should planning permission be granted without this information we request a condition attached to any subsequent decision notice. 

	Blackburn with Darwen BC:
	 No objections.

	RVBC Environmental Health 
	Noise levels acceptable subject to conditions

	
	

	

	CONSULTATIONS: 
	Additional Representations.

	 Seven objections have been received on the following grounds:

· Impact on the road in terms of access;
· Parking is restricted due to workers in Haydock House and visitors to Haydock Nursing Home using the road leaving residents nowhere to park;
· Proposed 17 parking spaces seems inadequate given the size of units and potential requirements of the users;
· The proposal of several units will generate more traffic movements along this road;
· The building has been empty for some time and is in poor condition with bats nesting in the summer;
· It is a shame to lose a façade with such a strong vernacular on the street scene, I hope the brick wall and iron fencing will be retained?
· There are some inconsistencies with the elevations and Design and Access Statement in terms of materials;
· Concerns over possible noise from the industrial units;
· There is a nursing home close to the site and this should be respected.  Many properties are subject to covenants restricting activities, Planning need to ensure no covenants apply;
· Potential air and water pollution to the nearby river;
· It would be a possibility to liaise with Blackburn and Darwen Council over potential for local residents parking permits and block off Broadway to prevent vans/HGV’s driving down this narrow road, driving over grass verges and presenting a risk to young children playing outside their houses;
· It would be a great loss for this building to be completely demolished;
· The surface water drains to both the combined sewer and the adjacent Seven Acres Brook which has been polluted on a number of occasions from units on this site.  Surface water drainage should have adequate oil interception and vehicle washing should drain to foul sewer;
· The site is a known flood risk and is a Flood Zone 3 and the proposed development needs to be constructed to take account of this risk and not increase the flood risk to local properties;
· Times of operation should be limited to normal daily working hours, especially outdoor activities;
· The building is built in Accrington Norris probably the best and strongest of all facing bricks, sadly no longer made;
· There are environmental benefits and costs to keeping the solid and well-built walls rather than new materials;
· If this is not a viable alternative worthy of consideration then the main elevation should completely brick built to better blend in as the nearby office block is brick with slate cladding at the top; and 
·  Pleckgate Road is primarily a residential area and the proposed units would be fine on an industrial estate it will, I believe, be out of character in this location.


	

	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 DMI2: Transport Considerations 

Policy DMG1: General Considerations 
Policy DMG2: Strategic Considerations 
Policy DMG3: Transport and Mobility
Policy DME3: Site and Species Protection and Conservation 
Policy DMB1: Supporting Business Growth and The Local Economy 
Policy DMB5 – Footpaths and Bridleways

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/1991/0052 – Removal of Condition no. 3 (Removal of restriction on operating hours) application no 3/83/0389 – Approved no conditions.

3/1988/0504 –Rebuilding of existing industrial building units 6, 7 & 8 – Approved with conditions.

3/1988/0069 – Rebuilding of existing Industrial Building & Sub- Division into Three Industrial Units – Refused. 

3/1987/0365 – Reserved Matters of 3/1986/0708 Erection of Two Industrial Units 15 and 16 – Approved with conditions.

3/1986/0708 – Outline Erection of Two Industrial Units – Approved.

3/1987/0095 – Erection of industrial unit (outline) – Refused due to overdevelopment with no car parking facilities and extend the built-up area to the western boundary 

3/1986/0037 – Erection of garage/workshop – Approved with conditions.

3/1983/0389 – Use of premises at the rear of the site as a joiner’s and building contractor’s yard – Approved with conditions including use with no retail to public, hours 8am to 6pm Monday to Friday, 8am to 1pm Saturday not Sunday, bank or national holidays, all goods and materials to be stored within the building and no outside storage


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site lies within the settlement boundary of Ramsgreave and forms part of an industrial area off Pleckgate Road which is an existing employment site as designated in Policy DMB1 and is occupied by a number of different units and a large brick built structure currently in use as B2 general industrial with some element of storage and distribution (Use Class B8) of around 1163 sq.m. 

The wider site has been subject to previous applications for similar uses in purpose-built units.

Whilst the existing building has some heritage merit in terms of historical use it is not a listed building and nor is it sited within a conservation area and therefore the case for its retention is limited. 

Footpath 3-33-FP3 runs along the road to the north and east of the application site and would not be affected by this proposal.

Haydock Nursing Home is sited 50m to the northeast as well as modern residential units to the east and south with the nearest being 15m to the south.  Brook Farm lies 120m to the northwest.


	Proposed Development for which consent is sought:

The application seeks consent to demolish the existing red brick building and erect two blocks of industrial units totalling 7 self-contained units with associated parking and landscaping within the site.  Unit one would measure 14.165m x 36.4m x 5m to eaves (7.22m to ridge) sited on the majority of the footprint of the demolished building with an increase buffer and landscaping to the southern and southwest boundaries.  

Each of the five units within block one would have between 93 and 94.5sq.m. floorspace at ground level and a mezzanine floor of 39.5sq.m. resulting in an overall floor area of around 133sq.m.

Unit 2 would measure 14.165m x 13.715m x 6.545m and be sited to the northeast corner of the site. The two units would have 87.3sq.m. floorspace at ground level and a mezzanine floor of between 44.7 and 40sq.m. resulting in an overall floor area of 127.3/132sq.m. respectively.

Seventeen car parking spaces, including two disabled spaces are proposed as well as motorcycle and cycles parking spaces and bin stores would serve both units.

The proposed use classes for the development would be:

B2- General Industrial Use 
B8 – Storage and Distribution

The total proposed floorspace of the new units would be 995sq.m. thereby resulting in a reduction of floorspace of 168 sq.m. overall.  It is proposed that the floorspace would be split roughly equal between the two uses at 497sq.m. each.

The site can accommodate adequate turning and manoeuvring space for a 12m rigid vehicle.


	Principle of Development:

The site is located within a defined settlement and is already in employment use and protected as such by Policy DMB1.  

Policy DMB1 supports proposals intended to support business growth and the local economy in principle; although there is an expectation that proposals will be determined in accordance with the development plan. As the existing business park is located within a settlement policy DMB1 supports the redevelopment where it is essential to maintain the existing source of employment which would appear to be the case here.

Policy DMG3 requires considerable weight to be given to the availability and adequacy of public transport and associated infrastructure to serve those moving to and from a development. The site lies close to public transport provisions including bus services. A case outlining the accessibility and connectivity of the site and why it is considered to be in a sustainable location, as well as provisions within the development to encourage sustainable travel such as cycle provision and Travel Plan, should be made in an application submission in order to satisfy this policy.  

The proposed building will provide more suitable accommodation for the existing site as well as allowing the existing employment use of the site. 

Core Strategy policies EC2 and DMB1 support this proposal in terms of employment generation and economic growth. It also accords with DS1 and DMG2 in terms of the spatial strategy for the borough. As such it is acceptable in principle subject to the material planning considerations below.


	Residential Amenity:

The nearest residential properties are located to the east and south on the opposite side of Pleckgate Road with a farm sited 120m to the west. There is a nursing home sited 50m to the east with other commercial units on the site.

Taking account of the location of the proposed units in relation to nearby residential receptors the proposal could result in undue impacts upon existing residential amenities. The submitted noise assessment and the existing commercial uses on the site have been considered and the potential for increased noise levels that could occur from this development have been fully assessed. 

It is agreed with Environmental Health, that the proposed levels would be acceptable provided that the mitigation measures set out in Section 6 of the report are fully adhered to.  These include:

· Operation times limited to Monday to Friday 7am until 6pm and Saturdays 7am til 1pm;
· Rooflights to have the same performance as roof panels;
· Personnel access doors to have some acoustic qualities;
· Any cooling or ventilation shall achieve 10dBA below background.

The report also references roller shutter doors and window openings to be closed during operation but this would be unreasonable and not enforceable.

Subject to these measures the proposed development would not result in any greater impacts than at present. This can be controlled by appropriate conditions.


	Visual Amenity:

Policy DMG1 is engaged insofar that it largely relates to all built-form development proposed within the borough, in this respect Policy DMG1 reads as follows:

In determining planning applications, all development must:

1. Be of a high standard of building design which considers the 8 building in context principles (from the CABE/English Heritage building on context toolkit.
2. Be sympathetic to existing and proposed land uses in terms of its size, intensity, and nature as well as scale, massing, style, features and building materials.
3. Consider the density, layout, and relationship between buildings, which is of major importance. particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.
4. Use sustainable construction techniques where possible and provide evidence that energy efficiency, as described within policy DME5, has been incorporated into schemes where possible.
5. the code for sustainable homes and lifetime homes, or any subsequent nationally recognised equivalent standards, should be incorporated into schemes.

ACCESS

1. Consider the potential traffic and car parking implications.
2. Ensure safe access can be provided which is suitable to accommodate the scale and type of traffic likely to be generated.
3. Consider the protection and enhancement of public rights of way and access.

The site is not within an open countryside location and is an existing commercial/industrial site and therefore the proposed design would not be out of keeping with the proposed use.  With the provision of first-floor windows to the units within Block A that serve the partial mezzanine floor this adds some visual interest to the design of the rear of this Unit and results in a less inward facing development.

The site is close to Public Rights of Way FP3 which runs along the highway to the east and north of the site there would be limited impact from the development on public viewpoints due to the site configuration and existing development on the site.

In terms of the proposed materials Unit 1 consist of red muti-facing brick and Kingspan horizontal cladding in Camoflage Green to the elevations.  The roof is proposed to Kingspan cladding in Goosewing Grey with polycarbonate triple glazed rooflights and photovoltaic roof panels. Unit 2 consist of red muti-facing brick and Kingspan horizontal cladding in Olive Green to the elevations.  The roof is proposed to Kingspan cladding in Goosewing Grey with polycarbonate triple glazed rooflights and photovoltaic roof panels.

It is considered that the redevelopment of this site would satisfy policy requirements subject to appropriate landscaping buffers which would assist in mitigating against potential impacts. 


	Highways:

The existing access off Pleckgate Road is proposed to serve the development and LCC Highways have advised on the suitability of this, along with the suitability of the existing road network. A Transport Assessment has been submitted in support of the proposal. 

In terms of parking requirements these are dependent on the breakdown of the floorspace of the two uses proposed.  The uses would be divided across the 992sq.m. proposed floor space with 497sqm for B2 General Industrial use and 497.5sq.m. for B8 Storage and Distribution use.  The site can accommodate adequate turning and manoeuvring space for a 12m rigid vehicle.

As the end users are unknown, the parking standards as a guide for a medium accessibility site would apply.  Therefore, for the B2 use this equates to 9 spaces (1 space per 53sqm) and for the B8, 2 spaces (1 space per 235sqm). The scheme, as submitted, results in an over provision of car parking, however, in this case this can be supported due to the constrained layout surrounding the site and will prevent any potential overspill car parking onto the surrounding highway. 

Adequate external cycle and motorcycle parking provision is also shown to be provided on the submitted plans.

LCC Highways have been consulted and have no objections to the scheme subject to appropriate conditions.


	Ecology/Trees:

There is potential for protected species on the site in particular bats and a bat activity survey has been undertaken and submitted which identifies the property of moderate suitability with bat activity at the site is low.  Whilst bats were absent from the buildings themselves, as there is commuting and foraging in the area and in particular along the brook some enhancement of the site should be achieved.

The findings of the ecology survey report finds that the proposals are very unlikely to cause any harm to bats. Bats can turn up in unexpected places, therefore the applicant should be aware that if bats are encountered at any time during works, work must cease and advice sought from a suitably qualified person about how best to proceed. All UK bats and their resting places carry a high level of legal protection. 

Appropriate mitigation measures can be provided within the site to address habitat and biodiversity. 

BNG - The application would involve the redevelopment of a commercial site with existing hardstanding and buildings.

The proposals will result in net gain in Biodiversity as measured by a recognised Biodiversity Metric (+185%). The application involves slight loss in mixed shrub but creates site habitats in the form of planting 7no. heavy standard trees and 100 sq.m. of mixed scrub (hawthorn, hazel, field maple and holly) along the roadside.  Further enhancements in the form of bat roosting boxes to both buildings and bird boxes to the trees ae welcomed.  The required 10% net gain in biodiversity can be achieved on site in this respect since the required habitat gains are relatively small, and the habitats which are subject to the gain requirement are relatively simple and widespread, the necessary 10% gain can be achieved. In this circumstance the standard BNG Condition could be applied to any permission which may be granted to the application, to require the submission of a detailed BNG Gain Plan prior to any work commencing on site.

This can be controlled by appropriate conditions.


	Water Management/Contamination:

The site is located within Flood Zone 1: Low risk of flooding. A drainage strategy should be submitted with which demonstrates that surface water will drain in line with the sustainable drainage hierarchy identified in National Planning Guidance.  Foul and surface water should be drained on separate systems.

This is acceptable subject to the submission of an appropriate drainage scheme being conditioned.

	Observations/Consideration of Matters Raised/Conclusion:

Taking account of the above matters, the principle of development is compliant with the current development plan, in particular policies DMG2, DMB1 and Key Statements DS1 and EC1 of the Ribble Valley Core Strategy.  

Details such as design, residential amenity, ecology, highways, noise and drainage have been fully considered and found to be acceptable subject to appropriate mitigation.

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	To grant planning permission subject to appropriate conditions.
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