Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2011/0723/P

	Development Proposed:
	Proposed erection of 3 No commercial units to provide optional/mixed use development for Class A1 retail, Class B1 business, Class B2 general industrial and Class B8 Storage and Distribution at Clitheroe Auction Mart, Lincoln Way, Clitheroe 

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to the application on highway safety grounds and comments that the existing vehicular access and the onsite infrastructure can safely accommodate the anticipated impact of the proposed development. 



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy S2 - Shopping Policies - Outside Clitheroe Centre.



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

	The application relates to the approximately 3 hectare site on the north side of Lincoln Way, Clitheroe that is occupied by the Clitheroe Auction Mart building, Silverwood Auctioneers and a building used by Clitheroe Young Farmers.  The site is adjoined on all four sides by industrial development.  

The application relates specifically to an area close to the eastern boundary of the overall site and to the north of the Clitheroe Young Farmers building.  The site of the proposed building is also close to the main vehicular entrance into the Auction Mart site.  

Permission is sought for the erection of a two storey building with dimensions of 17.8m x 9.8m with an eaves height of 6.1m and a ridge height of 7.8m.  Its walls and roof would have external finishes of grey coloured profiled panels to match the existing buildings on the Auction Mart site.

The building would be divided into three equal sized units with each having 100m2 of floor space over two floors (50m2 on each floor).  Permission is sought for the units to be used for any of the following Use Classes – A1 Retail, B1 Business, B2 General Industrial or Class B8 Storage and Distribution.  

To accommodate the mixture of proposed uses, the proposed front (south west) elevation design allows the opportunity of two alternative frontages.  One would simply have a typical industrial roller shutter door whilst the other (for retail use) would be glazed with a central signage band.  There are no objections in principle to B1, B2 or B8 uses on this site.  

The proposed A1 use, however, needs more consideration in view of saved Policy S2 of the Local Plan that seeks to protect the vitality and viability of the Clitheroe town centre shopping area.

It could be argued that this application could be considered favourably because the Auction Mart site is already a quasi retail use within a more broadly traditional employment  area and that it is this quasi retail aspect that distinguishes this site from the nearby employment areas, which would not be appropriate for retail.  However, it could also be argued that Auction Marts could be considered as a sui generis use and not principally retail in nature and therefore other nearby employment sites could see a precedent in this proposal for them to propose stand alone retail.  Also there remains the concern that further retail development could spread out as adjacent units within the Auction Mart perimeter.

Also there is a current retail butchery business at the site, but this does seem to be genuinely ancillary to the Auction Mart, by virtue of its location within the existing building.  Locating such a business in a wholly separate building significantly detached from the Auction Mart itself, however, could be argued to be sufficiently physically different to be regarded as stand alone retail which, together with other potential retail uses in the other two units proposed, would lead us to question whether retail here would be better placed in the town centre. 

Also of relevance now is government guidance within the recently adopted NPPF that emphasises the need to promote the viability and vitality of town centres (NPPF paras 23 to 27) but also the need for the planning system to support economic growth in rural areas.  NPPF also, within its overall presumption in favour of sustainable development, states that the planning system should ‘operate to encourage and not act as an impediment to sustainable growth.  Therefore, significant weight should be placed on the need to support economic growth through the planning system’ (NPPF para 19).  

Given the current presumption in favour of economic development, I consider that this application is difficult to resist.  This is also because I consider its scale (even if all three units were to be in A1 retail use) to be so small that it would not have any seriously detrimental effect upon the vitality or viability of Clitheroe town centre.  I would also comment that there are other retail uses within this industrial area.  

I consider the design and external materials of the building to be appropriate for this locality such that the proposal will not have any detrimental effects upon visual amenity.  The proposal involves the provision of 12 parking spaces.  The County Surveyor has no objections to the application on highway safety grounds.  

Whilst I therefore consider the proposal to be acceptable, I still consider that the permission must be subject to a robust condition that would genuinely limit any retail uses within the development to those that would be consistent with the overall Auction Mart location of the site.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development would not have any detrimental effects upon visual amenity or highway safety and would not have any seriously detrimental effects upon the vitality or viability of Clitheroe town centre.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














