Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0444/P

	Development Proposed:
	Change of Use from Industrial Use to Haulage Operator at T&J Haulage Ltd, Unit 6, Lincoln Way, Clitheroe, Lancashire.



	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (County Surveyor) – Following the submission of an amended site plan, the Highways Officer now has no objections to the proposal on highway safety grounds.



	CONSULTATIONS: Additional Representations

	No letters have been received from nearby neighbours.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy EMP7 – Extensions/Expansions of Existing Firms.



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

	The application seeks permission for the change of use of Unit 6, Lincoln Way, Clitheroe, from specifically an Industrial Use, to use as a Haulage Operator. The Applicant has used this site as a Haulage Operator for a number of years now but wish to formalise its use. The site comprises a large building, with an open but confined area to the front where vehicles turn and park overnight/at weekends.

The site lies on the edge of Clitheroe, and is surrounded by a number of different industrial and commercial uses. Policy EMP7 considers whether schemes relating to industrial/commercial uses are appropriate provided no significant environmental problems are caused and that they conform to the other policies of this plan. As such, it is considered that the principle of the use of this site as a Haulage Operator is considered acceptable subject to compliance with other Policies within the Local Plan, and I do consider there to be any adverse impact on the amenity of owners of adjacent sites.

With regards to the proposals impact on highway safety at this location, the LCC Highways Officer had initially recommended refusal of this application on highway safety grounds noting that the plan provided in support of the application indicates parking for the larger vehicles within the available curtilage but does not identify the maneuvering space required to achieve this parking arrangement. He also noted that in order to operate safely from this location, it is imperative that all vehicles utilizing the site can enter and exit in a forward gear and the site shall be laid out so that all appropriate movements can be accommodated, and that the necessary parking provisions and the agreed vehicular turning spaces must be laid out and available for use before the development is brought into use. This was considered a necessary requirement to insure that no vehicles are reversing to and from the highway where they could be a hazard to other road users. In addition, it was considered that the staff parking spaces must be shown on the site plan so that permanently marked spaces can be identified as part of any future consent and that the safe operation of the proposed layout can be assessed. The plans originally submitted did not give any indication of the location or operation of the staff parking area.

Additional plans were requested to address the above comments, including highlighting clearly defined areas of operation within the site and details of swept path analysis to confirm that larger vehicles can enter and exit Unit 6 in a forward gear and manoeuvre safely within the site. Revised plans were sent to the Highways Officer on the 20th of July, and he removed his initial view stating that he would have no objections to the application as set out on the most recent plan from 20 July 2011. The only “Condition’s” he has requested would be for the vehicle manoeuvring areas to be kept clear at all times, this is to include the storage of materials, parked vehicles and any other items that could restrict the free movement of vehicles to and within the site, and to ensure that there is direct access to Unit 5b and 6 during the operating hours of these sites. This is to insure that vehicles are not delayed from turning off from Lincoln Way to the site, causing a potential hazard to other road users. He also noted that as there is an existing security barrier in place at Unit 6, a means of managing a safe entry system must be identified and retained as an operating Condition.
In conclusion, given the above and that the buildings indicated on the submitted scheme will provide much needed space for expanding businesses on site, that will in turn create the potential for further employment at the site, the proposal is considered to be a welcome form of development in line with current Local Plan Policies and 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: 07/07/2011











