PLANNING APPLICATION NUMBER: P15/0117

Type of approval sought Full Planning Permission

Ward Belle Vale

Applicant PSB Homes Limited

Location: 64-65, LODGEFIELD ROAD, HALESOWEN, B62 8AR
Proposal FIRST FLOOR EXTENSION

Recommendation | APPROVE SUBJECT TO CONDITIONS

Summary:

SITE AND SURROUNDINGS

1.

64-65 Lodgefield Road is located on the corner of Badgers Croft and Lodgefield
Road within a mixed residential and industrial area in Halesowen. The unit is located
at the end of a row of industrial and commercial premises and is set back a minimum
of 11.5m from the back of the highway. The site consists of a large unit in two
sections, being a two storey building of facing red brick with a hipped pitched roof,
five front facing windows and an entrance door and one section having a flat roof
and large roller shutter doors. To the rear there is a large steel portal frame building
with fibre cement sheet cladding providing the manufacturing building. The frontage
with the roller shutter doors is set back slightly further from the highway and there is

a low boundary wall separating the parking area to the front of the two sections.

The current floor space of the unit measures 900sgm. The premises sit in a slightly
elevated position in relation to the highway and the site is bounded to the north by a
line of high trees and shrubbery, which separate the site from the residential street of
Badgers Croft. A row of terraced proposed are opposite the site and there are further
industrial and commercial units to the rear and south. There is currently parking for
approximately 8-10 cars on the frontage to the premises. Parking appears limited

along Lodgefield Road due to parking restrictions and the volume of traffic.




PROPOSAL

3.

This application seeks approval to construct new office accommodation at the first
floor of approximately 102sgm, built over the existing single storey storage area. The
proposed extension will be constructed from insulated aluminium sheet cladding to
match the existing and will feature a flat roof. Four windows to serve the office will
feature along the southern elevation of the proposed extension. The proposal will
involve internal alterations to the existing building with office accommodation at
ground floor level being moved to the new extension allowing the manufacturing
facility to be extended at the ground floor. As the extension is intended to
consolidate the business operations into one site, the staff levels will be increased to
the equivalent of 13 full time members of staff.

This proposal will not change the existing or previous use of the premises which

have operated as a B2 use with an element of office use.

HISTORY

APPLICATION | PROPOSAL DECISION DATE

95/51704 Addition of pitched roof to | Approved with | 15/01/96

existing flat roofed two storey | conditions
office building

95/51313 Re-grading of forecourt | Approved with | 10/11/95

including laying out of parking | conditions
spaces, planting beds and
new boundary fence

P00/51289 Change of use from highway | Refused 02/07/01

land to industrial erection of
2.1m high paladin security
fence

PUBLIC CONSULTATION

5.

The application was advertised by way of 27 neighbour notification letters being sent
to the occupiers of neighbouring properties and units within close proximity to the
site, plus the display of a site notice. The latest date for comments was the 12"

March 2015. Nine written letters of objection were received to the proposal.



6. The main reasons of objection were as follows:

e The manufacturing processes carried out in the premises may be noisy and
create fumes which could adversely affect the occupiers of nearby
residences.

e The development is underway and currently the pavement to the front of the
premises is in a bad state of repair due to the building works

e The frontage to the unit currently has a large metal container positioned and
this should be removed before the building is occupied

e The office extension will allow overlooking and loss of privacy for the
residents in Badgers Croft

e The area suffers from a lack of parking due to the number of industrial and
commercial units and the consolidation of the business into one unit will bring
more employees into the locality and the parking problems will be
exacerbated.

e If cars and vans accumulate along Lodgefield Road, the larger vehicles such
as buses may not be able to gain access up the road and this may result in
the bus service being discontinued.

OTHER CONSULTATION

Group Engineer — Highways

This is a pragmatic proposal to accommodate car parking at the maximum requirement
under the SPD which is also at a level that would achieve off street car parking for all
proposed staff. Cycle storage would further mitigate any potential impacts.

No objection on balance subject to conditions relating to the provision of onsite cycle

and car parking.

Head of Environmental Health and Trading Standards

No objection.



RELEVANT PLANNING POLICY

Black Country Core Strategy (2011)
e CSP1 The Growth Network
e ENV 3 Design Quality

Saved Unitary Development Plan Policies (UDP) (2005)
e DD1 Urban Design

e DD4 Development in Residential Areas

e DD5 Development in Industrial Areas

Supplementary Planning Documents / Guidance

e Parking Standards Review SPD

ASSESSMENT

7. The proposed development must be assessed firstly to ascertain whether the
principle of the development is acceptable. The proposal must also be assessed
with regard to design and compatibility with the existing premises and character of
the surrounding area, in terms of potential impact on the amenity of neighbouring

uses and car parking provision.

8. The key issues are
e Principle of Development
e Design and Visual Amenity
e Neighbour Amenity

e Parking Provision

Principle of Development

9. Core Strategy Policy CSP1 sets out how the Growth Network, which includes the
Regeneration Corridors and Strategic Centres, will be the focus for growth,
regeneration and land use change up to 2026. This Policy aims to help deliver the

Core Strategy spatial objectives where sustainable development and the re-use of



10.

11.

12.

13.

land and buildings is an important element. The application site is located within
‘Regeneration Corridor 14, Combeswood — Halesowen’ which has a focus on high
guality employment. Nos. 64-65 Lodgefield Road falls within a wider area recognised
as having importance for high quality employment to be retained or assembled as

appropriate.

The application site has an established use for B2 with an element of B1 office use
and this application is not proposing a change of use. Therefore the principle of this
proposed use would be considered acceptable in this location. The proposed
extension will not adversely affect the operations of nearby industrial units and
employment activities and can be perceived as positive economic improvement
which will help combat decline of manufacturing industries and the reuse of vacant

buildings.

Design and Visual Amenity

Policy ENV3 of the Core Strategy states that development proposals across the
Black Country should feature high quality design that stimulates economic, social
and environmental benefits. This approach is supported through Saved UDP Policy
DD1, Urban Design which requires all development to apply the principles of good

urban design including consideration of crime prevention measures.

The site lies outside any town centre boundary and does not fall within a
Conservation Area or a Townscape Heritage Area. The surrounding uses are mainly
light industry/commercial uses and residential properties. No external alterations are
proposed to the frontage of the building and the character of the building is
comparable with the industrial and residential surroundings. It is proposed to finish
the driveway and service area at the front of the premises to provide a parking area
for the employees and this will enhance the visual appearance within the street

scene.

The proposed extension will be constructed from similar materials to the existing

steel metal frame and will feature a flat roof. The proposed extension will not be



14.

15.

16.

17.

18.

viewed from the street along Lodgefield Road and will run parallel to Badgers Croft,
the residential street situated to the north and will be screened from the properties in

Badgers Croft by the high level trees along the boundary.

The proposed use will not feature signage or external advertising. In this respect, the
design and visual amenity of the building would not affect the street scene or be
contrary to the character of the area.

Neighbour Amenity

The majority of the objections received were from occupiers of nearby residential
properties in close proximity to the site. The issues raised included concerns about
potential noise and fumes arising from the intended operations at the application
site. However, as the site is located within a mixed industrial and residential area
and the proposed use is not changing from the previous established use, measures
to mitigate any potential noise impact have not been considered necessary and no
other environmental health concerns have been noted by the Head of Environmental
Health and Trading Standards.

Further concerns raised in the objections related to loss of privacy for the residents
in Badgers Croft, however, the proposed windows in the extension will be south
facing away from and not be overlooking the properties in Badgers Croft which are to
the north. Additionally, there are high trees and bushes along the boundary between
the application site and Badgers Croft which effectively screens the proposed

extension from view. It is therefore unlikely that t

It is therefore considered that in terms of neighbour amenity the proposal would be
compliant with Policies DD1, DD4 and DD5 in the Adopted UDP.

Car Parking

The site boundary shown on the submitted plans (Block Plan Rev A) indicates the
open area to the front of the premises to be utilised for car parking and additional
spaces provided within the building. At the narrowest point, this parking area
measures over 11m in width between the building frontage and the highway which is



19.

20.

21.

sufficient for two cars to be parked in tandem. A total of 7 spaces can be provided on
this frontage along with cycle storage, and a further 6 spaces within the building. The
internal spaces have been provided in order to avoid any potential restriction to the

access and service area.

As parking on Lodgefield Road and the surrounding residential streets is limited, with
cars parked on the pavements, potential on-street parking for the future employees
at the application site is not considered appropriate. The applicant has therefore
proposed the provision of internal parking spaces to accommodate car parking at the
maximum requirement under the Parking Standards SPD. At this level, the proposal
would satisfactorily achieve off street car parking for all proposed employees and the
cycle storage would further mitigate any potential impacts. The internal space within
the building will also maintain provision for larger service vehicles and manoeuvring
space which will allow the space in-front of the roller shutters to be used solely for
access and egress. This has been shown on revised plans to avoid detriment to

road users, highway safety and residents.

The majority of the objections received referred to concerns about potential loss of
parking spaces and the over abundance of cars which may potential park on the
surrounding residential streets when the premises are in operation. It is considered
on balance, that the additional spaces within the premises will address the concerns
raised in the objections and, the surrounding residential properties are unlikely to

suffer from additional parking congestion in the vicinity.

It is considered that the car parking provision and cycle storage provided on site will
be sufficient to serve the proposed development consistent with the Parking
Standards SPD.

CONCLUSION

22.

The proposed development for an extension to the existing building will enable the
reuse of the premises to provide an economic use within this area, consistent with
the Core Strategy spatial objectives. It is unlikely that the proposed use would cause

any adverse impact to the occupants of residential properties or to the future



operations of nearby industrial premises as there will be no overlooking,

overshadowing or loss of privacy due to the positioning of the proposed windows

and the boundary treatment around the site. As the proposal will not involve a

material change of use from the established B2 use, there is no requirement for

mitigation against potential noise or other environmental matters. The proposed car

parking provision is considered on balance, to be a pragmatic proposal to

accommodate car parking at the maximum requirement under the SPD, which is

also at a level that would achieve off street car parking for all proposed staff. On this

basis, it is considered that the proposed development is appropriate in this location

and is in compliance with the relevant policies.

RECOMMENDATION

23. It is recommended that the application is APPROVED subject to the following
conditions:

Conditions and/or reasons:

1.

2.

3.

The development hereby permitted shall be begun before the expiration of three
years from the date of this permission.

The development hereby permitted shall be carried out in accordance with the
following approved plans: [Location Plan, SH/14/100B, Block Plan Rev A]

The building shall not be occupied until the area shown for car parking/loading
and unloading/manoeuvring on the plan numbered [Block Plan, Rev A] has been
graded, levelled, surfaced, drained and marked out in accordance with the
agreed scheme and that area shall not thereafter be used for any other purpose
unless otherwise agreed in writing with the Local Planning Authority.

The building shall not be occupied until secure cycle parking and shower
facilities are installed in accordance with approved plan [Block Plan Rev A] and
the Authority's Parking Standards SPD. The cycle parking shall thereafter be
made available at all times and be maintained for the life of the development.
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