Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0916

	Development Proposed:
	Proposed change of use from car showroom to class A1 retail use with alterations to the front elevation to create two new shop windows. Erection of gates to entrance at Perry’s Car Sales, Waterloo Road, Clitheroe.

	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No Objection.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Forward Planning (RVBC) – The proposal is in general conformity with policy S2 and G2 of the Districtwide Local Plan.

County Surveyor (LCC) – I have no objection to this application on highway safety grounds.

	CONSULTATIONS: Nearby Residents

	One letter has been received from a neighbouring resident who does not formally object to the application but wishes to make the following requests:

· As there has been a recent electrically related fire that a new full electrical safety certificate will be issued.

· As waste oil is currently stored on site, that assurances are made that there is no subsequent inadvertent release.

· That any work on site does not compromise the related on site culvert.

· That flammable liquid storage regulations will be followed.

	RELEVANT POLICIES:

	PPS4 ‘Planning for Sustainable Economic Growth

Policy G2 – Settlement Strategy

Policy EMP11 – Loss of Employment Land

Policy S2 – Shopping Policies – Outside Clitheroe Centre

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application seeks permission for the change of use of the existing building occupied by the car dealership Perry’s to an A1 retail use to be housed by Majestic Wine Warehouse. The premises are located on Waterloo Road just outside both the designated main shopping centre and Clitheroe Conservation Area.

The site lies within the main settlement limit of Clitheroe and as such Policy G2 of the Ribble Valley Districtwide Local Plan applies. This policy allows for the consolidation, expansion of, and rounding off of development. In addition, Policy S2 relates to the development of retail outside the main shopping centre and highlights a number of considerations in determining applications, which fall into these criteria.

I am satisfied that the principal of an A1 retail use in this location accords with the above local policies and those contained within national policy statement PPS4.  The business would be located to the edge of the town centre and as such would be easily accessible by foot and public transport. The agent has demonstrated within their supporting statement that the operation of the business requires a large commercial building with sufficient parking, of which a site within the main town centre would not be suitable. It is not considered that the proposal would seriously affect the vitality or viability of the town centre as the market that Majestic aim at is bulk purchase only which differs from the smaller independent stores. The proposal also benefits from the utilisation of an existing building with very minimal changes to its external dimensions and floorspace. 

The proposal would involve the loss of an existing car sales garage and as such Policy EMP11 of the Districtwide Local Plan will be considered. The supporting statement identifies that the business is to be transferred to the Perrys dealerships in Blackburn and Nelson, whilst just outside the Borough, jobs will not be lost but transferred into existing businesses in the area. There are to be 4 new full time jobs created as well as part time positions during peak times.

In terms of the impact of the proposal upon neighbouring residential amenity the premises are located adjacent to similar sized commercial businesses which benefit from their accessibility to Waterloo Road and which currently serve a large number of vehicle movements throughout the day. It is therefore considered that the proposed use, in particular the movement of vehicles to and from the premises will not amount to a significant increase as to what exists presently to warrant refusal of the application.

A number of spotlights have been erected on poles adjacent to Waterloo Road to illuminate the car park. As these are not shown on the proposed plans I have asked for confirmation as to whether these are to be retained. The agent has confirmed in writing that the business will require some form of external illumination but it is not known at this stage whether it will be the reuse of the existing lighting or a new system. As such, it is considered that an appropriate condition is placed on the decision notice requesting precise details of any form of external illumination, details of which shall have been submitted and approved prior to its installation.

I note the concerns from a neighbouring resident with regards to fire safety, the removal of waste oil from the site, the impact of the development upon the culvert and the storage of flammable liquid. As no alteration is to be made to floor levels, or to the existing floor plan it is considered that the proposal will have minimal impact upon any flood risk to the area. With regards to all other matters these will be covered by separate health and safety legislation and is not a planning consideration.

The County Surveyor has confirmed that he has no objection to the application, and the amended plans which detail the internal servicing of the site are sufficient in clarifying any concerns that he initially raised.

With regards to the visual impact of the proposal no increase is proposed to the external dimensions of the building or to its floorplan. The only external alterations to be made are to replace two existing steel shutters to the front elevation with glazed shopfronts and the blocking up of three windows and a door to the rear of the premises. It is considered as such that any visual impact will be minimal. Any proposed signage shall be the subject of a separate application that shall be determined on its own merits.

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 10/01/2011














