Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0442/P

	Development Proposed:
	Proposed 4 No retail shop units for agricultural supplies at Gisburn Action Mart, Gisburn

	CONSULTATIONS: Parish/Town Council

	Parish Council – Has no objections to the application but comments that one of the Parish Councillors commented that there does not appear to be any mention of toilet facilities for staff or customers of the shop units and he/she also questioned the proposed opening times.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle to this application on highway safety grounds and comments that the proposed development will have a negligible highway impact on this established commercial enterprise.  He adds that the alignment of the proposed units would have no detrimental impact upon the accessibility of the site.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G4 - Settlement Strategy.

Policy EMP8 - Extensions/Expansions of Existing Firms.

National Planning Policy Framework (NPPF).



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

	The application relates to the Gateway Auctions building that is in a relatively central location within the A59 site frontage of the overall Gisburn Auction Mart site. 

The front elevation of that building is staggered such that the eastern half of the elevation is set back 6.4m behind the western half of that front (south) elevation.  There are six existing timber lock up retail units sited next to the eastern side elevation of the building and four other similar units sited to the north east further into the overall site.  

The main activity on this site is the cattle market where auctions are carried out currently on Mondays, Thursdays and alternate Saturdays.  The Gateway Auction building is used for the sale of plant and machinery.  Also on the site are a café, an office building and a residential bungalow that is occupied by the site caretaker/foreman.

In a Supplementary Statement submitted with the application, the agents says that there has been a demand for more small secure retail units on the site selling agricultural supplies.  

This application therefore seeks permission for the construction of an extension on to the

PTO 

Gateway Auctions building that is to contain four individual lock up retail units each having internal dimensions of approximately 6.4m x 4.4m giving a floor area of approximately 28m2 for each unit.  

The extension would infill the existing recess in the eastern half of the front elevation of the building but would also extend approximately 5.7m beyond the existing eastern side elevation.  The extension would have rendered walls above a low stone plinth and its mono pitched roof would be goose wing grey coloured plastic coated profile sheets.   These materials would be in-keeping with the existing building.

Policy EMP8 of the Local Plan states that ‘the expansion of established firms on land outside main settlements will be allowed provided it is essential to maintain the existing source of employment and is not contrary to the other policies of this plan’.  

I consider this proposal to represent an appropriate addition/expansion of the existing business carried out from the Auction Mart site within the village of Gisburn.

Section 3 (paragraph 28) of NPPF is entitled ‘Supporting a Prosperous Rural Economy’.  It states that planning policies should support economic growth in rural areas in order to create jobs and prosperity by taking a positive approach to sustainable new development.  To promote a strong rural economy, local and neighbourhood plans should:

· Support the sustainable growth and expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings and well designed new buildings;

· Promote the development and diversification of agricultural and other land based rural businesses;

· Support sustainable rural tourism and leisure developments …………;

· Promote the retention and development of local services and community facilities in villages such as local shops, meeting places, sports venues, cultural buildings, public houses and places of worship. 

Bullet point 3 is not relevant to this application but I consider that the proposal fully complies with the advice contained in the other three bullet points.

The description of development given by the applicant’s agent is ‘proposed 4 No retail shop units for agricultural supplies’.  I consider it appropriate to determine the application on the basis of that description but do not consider it necessary to impose a condition that the units shall be restricted to the sale of agricultural supplies.  I consider that the use of the units for any type of A1 retail would benefit the local economy in accordance with advice in NPPF.

The hours of use stated in the application are also stated as 8am to 6pm Monday to Saturday with no opening on Sundays or Bank Holidays (ie not restricted to the days when the cattle market is held).  Again, in the interests of the rural economy, I can see no objections to those stated hours.

There are no highway safety objections to this proposal; no neighbours close enough to be adversely affected; and I consider the location, design and external materials of the proposed extension to be appropriate in relation to visual amenity considerations.  As such, and particularly in view of the benefits to the local rural economy, I can see no objections to this application. 

 A Parish Councillor has made two comments (that are not objections to the application).  I have addressed the hours of use query above.  With regards to toilet facilities, I am advised by the agent that the caretaker/foreman’s bungalow is always occupied and available for this purpose.  This is not in any event a legitimate planning consideration.                Cont…….



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development would be of benefit to the local rural economy and would not have any detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 29 May 2012














