Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0899/P

	Development Proposed:
	Change of use from the existing wine merchants to a mixed use comprising of the manufacture, wholesale distribution and retailing of ceramic tiles at Unit 18, Deanfield Court, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No representations have been received.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy S2 - Shopping Policies - Outside Clitheroe Centre.



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

	The application relates to a relatively small unit at Deanfield Court within the Link 59 industrial estate off Pimlico Road, east of Clitheroe.  The unit has been used since its construction for storage purposes by a wine merchants, but it is stated in the submitted Design and Access Statement that the company has outgrown the premises and are in the process of relocating.

This current application is submitted by a company seeking to relocate their existing business into the unit.  In the submitted Design and Access Statement the applicant’s history and the precise nature of their intended use of this unit is described in the following terms:

They have traded from their existing premises in Blackburn since the inception of their business 11 years ago.  Over recent years they have enjoyed growth within the business and find that their existing premises no longer adequately meet the needs of the business.  Their principal business is associated with the manufacture of handmade ceramic wall tiles and they have their own kilns on site in addition to the manufacture of their own tiles, they also purchase other complementary ranges of tiles from other manufacturers.  The split between tiles manufactured on site and those purchased from other manufacturers is at the ratio of 65% to 35%.  In addition to supplying trade professionals such as tilers and kitchen fitters they also wholesale supply their own range of handmade ceramic wall tiles to a total of between 50 and 55 retail tile shops throughout the UK and Northern Ireland.  In terms of overall sales, 80% are pure wholesale with only 20% of sales in retail as a result of referrals from architects, designers and associated trade installers.

It is not proposed to alter the external façade of the building in any form and it is merely a case of reusing the existing internal space both on the ground floor and on the mezzanine area to allow for a combination of manufacturing, storage and showroom area displaying kitchens and bathrooms displaying tiles in appropriate bathroom and kitchen settings for the benefit principally of local trade customers, and also for trade enquiries who visit the manufacturing premises from elsewhere in the company to whom the company distribute.  Additionally, the showroom area would be available to a small number of retail customers who may accompany trade suppliers who are working on their behalf.

In general terms, the shopping related policies in the Districtwide Local Plan seek to guide retail development initially towards town centre locations and then, on a sequential basis outlined in Policy S2, if no appropriate sites were available within the Town Centre, then first to edge of centre locations and only when there were no appropriate locations within this zone would locations further away from the town centre be considered.  These policy elements seek to support the vibrancy of Clitheroe’s retail core.  There are within other parts of the same policy also tests regarding accessibility by public transport.

This application was the subject of a pre-application enquiry in which the breakdown of the various elements of the applicant’s intended use of the building was submitted, including proposed internal floor plans showing the position and floor space usage of the individual elements.  The details submitted with the pre-application enquiry are the same as those submitted with this planning application.  The floor plans show that, on the ground floor there would be a tile making room including two kilns, a clay storage room, a finished product storage area and an area of drying racks; the first floor would be a showroom for wall and floor tiles.

In my pre-application response to the Agent, I stated that, provided that the unit was genuinely to be used for the manufacture of tiles; and that the percentage of wholesale and retail sales would be broadly in accordance with what was stated in the enquiry, I considered that it might be difficult for the agent’s clients to find appropriate premises in a town centre retail area.  As such, I expressed the opinion, without prejudice, that the Council might be prepared to grant permission for the proposed use of this unit subject to appropriate conditions to ensure that the use remained as described in the enquiry and would not become, over time, an unrestricted retail use.

My opinion has not changed since I gave that response on 6 October 2011.  Subject to appropriate conditions, I do not consider that this proposal would be harmful to the vitality of the retail area of Clitheroe town centre, and that it would therefore satisfy the requirements of Policy S2 of the Local Plan.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate use of this unit that would not have any seriously detrimental effects upon the viability of the retail area of Clitheroe town centre.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














