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	Development Description:
	Proposed B2 industrial unit 59.5m sq behind existing industrial unit of 169m sq.

	Site Address/Location:
	Central Garage, Warwick Street, Longridge, PR2 1DG

		

	CONSULTATIONS: 
	Parish/Town Council

	Longridge Town Council request that RVBC impose the same conditions on this application as other industrial units in the immediate location and note the potential for noise nuisance on nearby residents.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways
	The LHA have provided updated comments following counter comments being provided by the applicant.

The Highway Authority advise that the residential cumulative impacts of the development are severe, contrary to the NPPF and recommends the LPA refuses the scheme on transport/highway grounds.

Concerns relating to the level of parking and the existing gates being removed have been overcome however, concerns are still raised regarding servicing arrangements for the existing and proposed commercial units and cannot accept servicing on Warwick Street due to conflict with NPPF and on-street parking. Vehicles would be unable to turn within the site and issues raised regarding parked cars blocking visibility splays.

	United Utilities
	The Water Authority recommends the inclusion of conditions relating to the submission of a sustainable surface water drainage scheme and foul water drainage scheme, as well as a management and maintenance plan condition for the sustainable drainage.

	RVBC Environmental Health
	No objection to the development subject to details of the following being submitted:- noise attenuation/mitigation scheme, lighting assessment, smoke nuisance and construction noise/deliveries. 

	

	CONSULTATIONS: 
	Additional Representations.

	13 objections have been received raising the following concerns:

· Noise and disturbance would adversely impact on amenity of neighbouring residents
· There are existing congestion and parking issues around the site
· The area is predominantly residential and disputed whether more commercial space is needed
· There is insufficient space between the proposed building and site boundaries
· Not enough details on soil vent pipes 
· Negative impact on elderly and disabled residents
· Lorries already struggling to turn in Warwick Street due to parking issues with existing noise issues from lorries
· The proposed unit would only be 6.37m from bedroom windows
· The area shown for parking is already used by other vehicles
· The Old Corn Mill is a completely different building, forming no part of Central Garage
· Level of delivery drivers asking for directions is exaggerated 
· No information provided on purpose of new unit 

The applicant has responded to neighbour objections with the following counter comments:

· The current business on site does not contribute to parking issues on Warwick Street as it has its own parking
· There would be no changes to parking levels and support permit parking
· Parking issues have been reported to LCC
· New unit will not contribute to parking issues as the site has its own parking
· Warwick Street has historically been predominantly commercial 
· Proposal will be unimposing in size compared to existing building on site
· Applicant happy to have conditions applied in relation to noise levels and hours of operation, should permission be granted


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	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 DMG3: Transport & Mobility
Policy DME4: Protecting Heritage Assets
Policy DMB1: Supporting Business Growth and the Local Economy
Policy DME2: Landscape and Townscape Protection
Policy DME6: Water Management

Longridge Neighbourhood Development Plan: 

Policy LNDP14: Protecting Local Employment Sites
Policy LNDP3: Longridge Design Principles
Policy LNDP4: Conserving & Enhancing our Designated Heritage Assets

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2023/0573:
Proposed industrial unit.
Withdrawn


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is located within the settlement of Longridge and is located within an existing employment site which comprises a number of commercial businesses and is designated as an employment site within the adopted Longridge Neighbourhood Development Plan. The site is located to the rear of an existing commercial unit and currently comprises hardstanding with overgrown vegetation and a toilet block, cabin style structure which is not shown on the existing site plan. The site is bounded by residential bungalows to the east and south of the site and commercial units to the north of the site access. The adjacent residential bungalows were granted planning permission under planning ref: 3/2015/0845. In addition, the site is located adjacent to the Longridge Conservation Area which runs to the north of Warwick Street and adjoins the employment area boundary to the west, running adjacent to Towneley Road to the east.


	Proposed Development for which consent is sought:

The proposal is for the erection of a single-storey industrial (B2) unit to the rear of the existing commercial unit at Central Garage, Warwick Street. Access would be gained off the existing access at Warwick Street and the site would provide 5 no. parking spaces for both the new and existing units.

The unit would be single storey, with a footprint of approximately 60 square metres and would have a mono-pitch roof. The lowest eaves height, located to the south of the site would be approximately 2.4 metres, sloping upwards to approximately 3.6 metres. The proposed unit would be sited approximately 1.2 metres from the southern site boundary, adjacent to the properties at Auction Court and approximately 11.7 metres from the eastern boundary to the properties at Auction Court. To the front elevation, the building would have a door and a large roller shutter and small windows to the rear and side elevations.  The proposed materials would be natural/re-constructed stone to the front and cream render to the rear and sides with grey composite cladding to the roof and grey aluminium window frames.


	Principle of Development:

The proposed development shall be assessed against Policy DMB1 of the Ribble Valley Core Strategy as well as the provisions of the Longridge Neighbourhood Plan. Policy DMB1 states that:

‘proposals are intended to support business growth and the local economy will be supported in principle’.

The policy also states that the expansion of existing firms within settlements will be permitted on land within or adjacent to their existing sites, provided no significant environmental problems are caused and the extension conforms to the other policies of the Local Development Framework. 

In addition, the Longridge Neighbourhood Development Plan (Policy LNDP14) identifies the site as a local employment site and states that the use of the following sites for business uses will be supported … industrial and commercial units, Warwick Street.

In addition, Policy DMI2 states that:

‘New development should be located to minimise the need to travel. Also it should incorporate good access by foot and cycle and have convenient links to public transport to reduce the need for travel by private car’.

Having regard to the above policies, it is considered that the use of the site for an additional commercial unit is acceptable in principle. 


	Impact Upon Residential Amenity:

Policy DMG1 of the Ribble Valley Core Strategy states that development must:

1. Not adversely affect the amenities of the surrounding area.
2. Provide adequate day lighting and privacy distances.
3. Have regard to public safety and secured by design principles.
4. Consider air quality and mitigate adverse impacts where possible.

In addition, Policy LNDP3 states that proposals should:

‘Have no significant adverse impact on residential amenity for existing and future residents’. 

There have been a number of objections from the occupiers of neighbouring properties, including the adjacent properties at Auction Court, raising concerns of excessive noise from the proposed premises and harm to amenity. The rear gardens of no. 5, 6 and 7 Auction Court adjoin the site, as well as the side garden area of no. 4 Auction Court. The rear gardens of no. 5, 6 and 7 Auction Court are shallow and appear to be on a slightly lower land level. In addition, no. 4 is closer to the site boundary with an even shallower side garden adjoining the eastern boundary. No. 4 appears to sit on slightly higher land levels than the application site as noted on the officers site visit. The properties at Auction Court are separated by the application site by a timber fence with a height of approximately 2.2 metres. The proposal would be sited close to the southern boundary at 1.2 metres, sitting approximately 0.2 metres above the fence height with the lowest eaves height facing 5, 6 and 7 Auction Court. Due to the low eaves height and orientation of the building, being north of no. 5, 6 and 7 Auction Court, and the distance between the proposed building and no. 4 Auction Court being over 11 metres, it is not considered that the proposed building would result in adverse impacts by way of loss of light, overshadowing or overbearing impact to the amenity of the neighbouring properties.

Notwithstanding this, the proposed building would be sited very close to the neighbouring properties, with an industrial use of B2. The applicant advised the Planning Officer on site that they do not have a specific use for the building yet. 

The Environmental Health Officer has been consulted on the application and does not object to the scheme, provided additional details are submitted. These include a lighting assessment to be submitted to and approved by the Local Planning Authority prior to first occupation of the development, the installation of prevention measures for smoke and fumes prior to the commencement of development and no burning of construction waste on site, as well as restricting the hours of construction deliveries.  These could all be dealt with by conditions.

In addition, the proposal is for a B2 industrial use and given the very close proximity of the proposed building to residential properties, the Environmental Health Officer considers that a noise assessment is required at the time of the application to enable the Council to fully assess the potential noise implications from the proposed development.

The applicant has been made aware of the need for a noise assessment but this has not been forthcoming to date. The applicant suggested that it could be dealt with through a planning condition, however the Council consider that details of noise attenuation should be submitted with the application to ensure that appropriate sound levels can actually be achieved and there would be no harm to the amenity of neighbouring properties.

In the absence of this information, the proposal is contrary to Policy DMG1 of the Ribble Valley Core Strategy and Policy LNDP3 of the adopted Longridge Neighbourhood Development Plan. 


	Visual Amenity/External Appearance:

Policy DMG1 of the Ribble Valley Core Strategy states that:

‘In determining planning application, all development must:

1. Be of a high standard of building design
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. 

The proposed industrial unit would be single storey in height and would be sited behind the existing commercial unit. A such, it is not considered to be of a size and scale that would be obtrusive and would harm the character of the surrounding area. The building is considered to be in keeping by way of its design and use of external materials to the existing commercial units, although it would be considered reasonable to secure details of the re-constructed stone to ensure it is in keeping with the surrounding buildings. It is acknowledged that the building would be visible from Auction Court and from the rear/side of the adjacent dwellings, however for the reasons stated above, the size, scale and design is considered to be acceptable. 

As such, the proposal is considered to be in accordance with the design criteria outlined in Policy DMG1 of the Ribble Valley Core Strategy and Policy LNDP3 of the Longridge Neighbourhood Development Plan.


	Highways and Parking:

Policy DMG3 of the Ribble Valley Core Strategy states that:

‘In making decisions on development proposals the local planning authority will, in addition to assessing proposals within the context of the development strategy, attach considerable weight to:

the availability and adequacy of public transport and associated infrastructure to serve
those moving to and from the development –

1. the relationship of the site to the primary route network and the strategic road network.

2. the provision made for access to the development by pedestrian, cyclists and those with reduced mobility’. 

The Highway Authority objected to the previous scheme (planning ref: 3/2023/0573) which was withdrawn. They raised concerns over the servicing arrangement of the existing unit, should the proposed unit be erected due to the limited space for servicing vehicles on Warwick Street. They also raised concerns regarding the lack of parking provision for the existing commercial unit and the pressure this would put on on-street parking at Warrick Street. 

Policy DMG3 states that:

‘All development proposals will be required to provide adequate car parking and servicing space in line with currently approved standards’.

There have been a number of objections to the scheme from the occupiers of neighbouring properties in relation to ongoing congestion and parking issues on Warwick Street. Their concerns are that the proposal would exacerbate the existing parking issues which would be detrimental to local residents safety.

The Local Highway Authority (LHA) at Lancashire County Council originally objected to the proposed development, raising concerns that the proposal would likely lead to inappropriate parking within the vicinity of the site and servicing for the existing and proposed commercial units will likely occur on-street on Warwick Street which would be detrimental to highway safety with severe residual cumulative impacts on the road network. 

The LHA noted in their original comments that there were discrepancies between the vehicle access width and whether the gate is being removed on the plans. The applicant has since confirmed that the gate would be removed and a note has been added to the drawings to confirm this, as well as the Design & Access statement being updated to confirm that the gate/small section of wall is to be removed. 

The LHA removed their objections to the scheme in relation to the level of parking provided, noting that for the existing and proposed unit, five parking spaces in this location would be acceptable.

Notwithstanding this, the LHA continue to raise concerns regarding the lack of servicing for the two commercial units and the negative impact on highway safety that would result from allowing the two units to be serviced from Warwick Street. The applicant has provided a number of counter comments to their objection, including video CCTV showing delivery vehicles reversing into the site, a manoeuvre which the applicant states has been taking palace for a number of years by a number of the surrounding businesses. The final response from the LHA will be discussed below.

The LHA note that the evidence presented by the applicant in the form of swept path analysis and video footage indicates that a medium-sized vehicle cannot turn within the site and instead must reverse into the access. The LHA consider that whilst the business has been operating this way for considerable time, any development creating new floor space should include appropriate servicing areas, as required by Policy DMG3 of the Ribble Valley Core Strategy. The LHA do not consider that allowing vehicles to reverse into the site from Warwick Street would be acceptable and would be an unsafe manoeuvre in this town centre location with significant on-street parking. The applicant and the LHA acknowledge there to be issues with parking on Warwick Street with junction protections being ignored and visibility splays being blocked. The obstruction of visibility splays means that conflicts could occur should other vehicles be using Warwick Street at the same time and allowing new commercial development to take place within an area that already has known highway safety concerns, without appropriate servicing would be detrimental to highway safety. 

As such, the LHA would not accept on-street servicing from Warwick Street. The LHA acknowledge that other businesses have been allowed to be serviced from Warwick Steet, however each application is considered on its own merits, taking into account current legislation and guidance and the existing highway network conditions. The applicant argues that no servicing occurs in the area where the proposed development would take place, however the LHA believe that this space could provide adequate servicing for the existing site. 

Taking into account the comments made by the LHA, the occupiers of neighbouring properties and the counter comments made by the applicant, whilst the area is not currently used for servicing and delivery vehicles currently, the creation of new floorspace under a formal planning application should comply with the Ribble Valley Core Strategy and the NPPF. The current circumstances are not considered to materially outweigh any deviation from the Local Plan and as such, as the site cannot provide adequate servicing space, in line with currently approved standards, the proposal fails to comply with Policy DMG3 of the Ribble Valley Core Strategy and would be to the detriment of highway safety, with the residual cumulative impacts on the road network being severe. The proposal would therefore fail to comply with Paragraph 116 of the National Planning Policy Framework which states that development should only be prevented or refused on highways grounds if there
would be an unacceptable impact on highway safety, or the residual cumulative impacts on the road network, following mitigation, would be severe, taking into account all reasonable future scenarios.

	Heritage:

Policy DME4 of the Ribble Valley Core Strategy states:

‘In considering development proposals the council will make a presumption in favour of the conservation and enhancement of heritage assets and their settings.

1. Conservation areas
proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation
area appraisal’.

The proposed building would be single storey and would not be highly visible from within the Longridge Conservation Area. Given the industrial nature of the site and the appearance of existing buildings, the proposed development is not considered to affect the setting of the Longridge Conservation Area and the proposal therefore complies with the above Policy.


	Landscape/Ecology:

The applicant has claimed that the development is exempt from needing to achieve mandatory Biodiversity Net-Gain (BNG) as the proposal would impact less than 25 square metres of on-site habitat with the application form stating that there would be no removal of ‘green site’, only hardstanding. When the Planning Officer visited the site, it was noted that the area to the south-west of the application site comprises overgrown vegetation and although urban in nature would still include on-site habitat. The habitat is located where the industrial unit would be sited and would therefore likely be lost as a result of the development. 

Having advised the applicant the outcome of the Planning Officers site visit in relation to the vegetation viewed on site, the Planning Officer requested further information from the applicant. The applicant has failed to provide evidence that the development would still be exempt from mandatory BNG or provided the appropriate information to demonstrate how mandatory BNG would be achieved on or off site.


	Other Matters:

Policy DME6 states that:

‘All applications for planning permission should include details for surface water drainage and means of disposal based on sustainable drainage principles. the use of the public sewerage system is the least sustainable form of surface water drainage and therefore development proposals will be expected to investigate and identify more sustainable alternatives to help reduce the risk of surface water flooding and
environmental impact’. 

The application form states that surface water would discharge into the main sewer.

United Utilities have commented on the proposal and suggest that should permission be granted, a pre-commencement condition requiring details of surface water drainage and foul water drainage to be submitted and approved, as well as the submission of a sustainable drainage management and maintenance plan condition be added to any grant of permission. 


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	

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

	01:
	Insufficient information has been provided within the application by way of an appropriate noise assessment to fully assess the impact that the proposal would have on the amenities of occupiers of neighbouring residential properties, contrary to Policy DMG1 of the Ribble Valley Core Strategy and Policy LNDP3 of the adopted Longridge Neighbourhood Development Plan.

	02:
	The proposed development by reason of its siting and layout would result in inadequate servicing arrangements for the existing and proposed commercial units, which would result in on-street servicing from Warwick Street, to the detriment to highway safety, resulting in severe residual cumulative impacts on the road network. The proposal is therefore contrary to Policy DMG3 of the Ribble Valley Core Strategy and the National Planning Policy Framework. 

	03:
	Insufficient information has been provided within the application to demonstrate that the development would still be exempt from Mandatory Biodiversity Net-Gain or to demonstrate how Mandatory Biodiversity Net-Gain would be achieved on or off site, as outlined in Schedule 7A of the Town and Country Planning Act 1990 (as inserted by Schedule 14 of the Environment Act 2021). 
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