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This planning statement is made in support of a detailed planning application submission for the erection of 4 commercial units [Use Class B2] with ancillary office space at first floor level on vacant land situated on Britannia Street, Heywood. OL10 1JG

1	Site Location and Description

1.1	The application site is located on Britannia Street, Heywood. It is currently in use for commercial purposes, principally the storage of skips used by the applicant in the conduct of his business. He owns the site and has undertaken significant improvements to the overall condition thereof.  

1.2	The site lies within the urban area as defined in the Unitary Development Plan. The immediate land uses are mixed and these include a veterinary practice, retail shops including a large supermarket, car repair garage. There is also a new development being constructed immediately adjacent to the northern boundary of the site, it is understood that this development relates to a new car showroom and attendant facilities; the site thereof is greenfield.

2	Planning History

2.1	Under application 22/00988/FUL, planning consent was refused for the development of the site for commercial purposes [4 units]; the reasons related to access/parking at the site and sustainable drainage. It is considered that both these matters have been addressed in the re-submission.

3	Application Proposal 

3.1	The application proposal remains the same as in 22/00988; 4 units are proposed; the overall structure would measure approximately 25.5m in width and be approximately 9.6m in depth. There would be a dual pitched roof, 6.3m to the ridge and 5.3m to the eaves. The structure would be divided into 4 equal units. All include the necessary ancillary facilities for such uses in full compliance with current building regulations.
3.2	The resubmitted proposal includes improved on-site car parking provision together with facilities for the safe accommodation of delivery vehicles. In this specific context, a consultant highways engineer has produced a swept path analysis detail and this is included in the submission. The yard area will be covered in a permeable surface which enables drainage attenuation measure to be incorporated. Boundary treatment is included which is the same as proposed on the earlier application and to which no objection was raised

4	Planning Policy and Guidance

4.1	Section 38[6] of the Planning and Compulsory Purchase Act 2004 refers to the development plan as a whole and requires planning applications to be determined in accordance with the plan unless material considerations indicate otherwise. In this case the development plan comprises the adopted Rochdale Core Strategy.

	Relevant Core Strategy policies

	Policy P1: This policy relates to improving the image of the Borough through appropriate land use developments.

Policy P3: This policy seeks to ensure that new development is in keeping with the character of the landscape reflecting local distinctiveness, vernacular style, scale, features and materials through improving the design of new development.

Policy DM1: This policy sets down the very general considerations that apply to all new development.

Policy G8: This policy relates to managing water and flood risk.

Policy G9: This policy relates to ensuring that new development does not compromise environmental improvements per se.

Policy E1: This policy promotes the continued establishment of thriving Town, District and Local Centres.

Policy T2: This policy seeks to improve accessibility in all its forms.

For the avoidance of Doubt, within the Unitary Development Plan [UDP] the application site falls within an area G/D/1; this clearly states that the site falls within the defined urban area.

National Planning Policy Framework

4.2	At chapter 2, the Framework promotes sustainable development. At chapter 6 the Framework promotes building a strong, competitive economy. At chapter 11 the Framework promotes the effective use of land. At chapter 12 the Framework promotes achieving good design. 

5	Planning Appraisal

5.1	It is respectfully submitted that the principle of the development is acceptable. Indeed, the planning case officer when dealing with application 22/00988/FUL and this specific issue had the following to say in his delegated report….”inter alia…the application site is located within the Defined Urban Area….a number of commercial and light industrial premises exist within the surrounding area including a vehicle repair garage at the neighbouring Britannia Mill Industrial Estate. The immediate surrounding area is a mixed area comprising of commercial, industrial and residential uses…..given that the application site is located within a mixed area that includes similar uses and the site is located within the Defined Urban Area, the use is considered to be acceptable in principle.”

 However, these policies do raise specific issues that should be addressed within the context of the planning submission and these are assessed below.



	Appropriateness of the Land Use

5.2	It is not the intention of this report to repeat, verbatim, the comments of the case officer when dealing with the application 22/00988 particularly in relation to the appropriateness, in land use terms, of the proposed development. It is clear from the comments set out in paragraph 5.1 above that the principle of the development is acceptable in land use terms. The requirements of Policy P1 are met.

	Impact upon the Local Economy

5.3	The proposal is for the creation of 4 light industrial units on the site. Clearly, the development will have a beneficial and long term impact upon the local economy; new employment opportunities will be created and realistically, these could be in the region of 10-15 new jobs. The site is within the urban area and is sustainable in terms of being accessible. The main Rochdale Road is less than 100m away; bus services into Rochdale and Bury are extremely frequent and there is a bus stop in both direction within 100m of the application site. The Local Authority themselves will benefit from the development with the payment of business rates and the improvement locally to employment rates.

	Highways/Infrastructure 

5.4	The application site is accessed from both Britannia Street and Leigh Street. These are un-adopted private streets and the applicant is the title owner to Leigh Street. It is perfectly possible to condition any approval that access to the site is via Britannia Street and egress from the site is via Leigh Street; the applicant is prepared to place a sign within the site so directing traffic.

5.5	There is more than adequate parking within the site curtilage for the development especially given the sustainable location in terms of access to public transport. Further, reference has been made by the case officer when dealing with the first application that no provision was made to accommodate larger commercial vehicles. An independent highways consultant has been engaged and a swept path analysis has been prepared; these plans form part of the submission. It will be seen that adequate provision is made for commercial vehicles to enter and leave the site in forward gear. Given the nature and size of the light industrial units, it is unrealistic to believe and therefore to make provision for, the attendance of substantial 44 tonne juggernauts to deliver to the site. Realistically, small commercial vans will deliver; these can be safely accommodated on the site without prejudicing highway safety. The requirements of policy DM1 and P3 are met and not compromised.

	Design/External appearance/Visual Amenity

5.6	The application proposes one steel clad building on the site that would be typical in design and external appearance to many modern day industrial units. The site is not located within a prominent position, is set behind Bridge Street and is largely secluded from the public realm. The materials to be used include a smooth red facing brick and blue composite roof tighter with wall cladding; the design and external appearance seeks to replicate similar structures approved on the adjacent Britannia Mill Industrial Estate. The overall design and external appearance of the units has not altered from the earlier submission in this regard; Whilst no landscaping is proposed, a substantial 2.4m high fence will enclose the site; It is noted that the case officer, when dealing with that submission concluded in his report that….”inter alia; the site is currently surrounded by buildings, fencing and used to store skips, which is of no benefit to the appearance of the site and surrounding area. Whilst it is not ideal that the proposal would not include any landscaping to soften the site, the proposed development would be an improvement on the current appearance…..As such the application would therefore have an acceptable impact on the character and appearance of the surrounding street scene and would accord with policies DM1 and P3 of the Core Strategy.”



	Land Contamination

5.7	It is noted that the Environmental Health Officer, when consulted on the previous application, raised no objections in principle to the development subject to a Phase 1 Contaminated land assessment. The case officer confirmed in his report that such an assessment could be a pre-commencement condition on any approval. The applicant will accept such a pre-commencement condition in the event of an approval.

	Residential Amenity

5.8	The case officer in his report on the earlier application raised this issue. A noise Impact Assessment was carried out and upon consultation with the Environmental Protection Team no objections where raised. The proposed units will be located 30m away from the nearest residential property. This is considered to be a sufficient distance to ensure that the development does not adversely impact upon residential living conditions. Further, it is proposed to operate the units between 0800-1800hrs Monday to Saturday and these hours were considered satisfactory last time. A condition to this effect is appropriate and acceptable.

	Flooding and Drainage

5.9	Having specific regard to the 2nd reason for refusal on the decision notice [22/00988], the applicant has commissioned an independent drainage assessment; this forms part of the application submission. The conclusion drawn is that a drainage system can be implemented with appropriate attenuation measures that ensure a sustainable urban drainage system for the development in compliance with policy G8 of the adopted Rochdale Core Strategy. Further, the conclusion clearly states that the proposal will not give rise to any flood related issues either on site or further down the drainage system.




	National Planning Policy Framework

5.10 	It is respectfully submitted that, for the reasons stated above in paragraphs 5.1-5.9 inclusive, the proposal now meets the tests set down in the Framework particularly at those specific chapters referenced at paragraph 4.2

6	Conclusions	 

6.1	It is respectfully submitted that the application proposal is fully in compliance with the overall aims and objectives of the Rochdale Core Strategy and the National Planning Policy Framework. It is considered that this application submission has identified the issues raised in the previous refusal and addressed them and that no technical or environmental constraints now exist which would weigh against the proposal. It is submitted that the development should be supported and approved with appropriate planning conditions as identified elsewhere in this statement. 

Trevor Hobday MRTPI
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