Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2015/0178/P

	Development Proposed:
	Replacement of existing building used for tyre changing and valeting at Car Wash and Tyre Change, Waterloo Road, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections to this application.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	N/A


	CONSULTATIONS: Additional Representations.

	A letter has been received from a resident at the rear of the property in York Street, who confirms that he has no objections to the proposed development due to the fact that, at the rear, the footprint of the new building is planned to be exactly the same as the existing building.  He finds this acceptable as it would leave a gap between the building and the garden wall allowing for the wall of the new building to be maintained when necessary without the need for access onto his property.  The neighbour says that his property has an original Victorian walled garden and he assumes that if the high garden wall was in any way disturbed or damaged during development works, that this would be made good by the contractor.


	RELEVANT POLICIES:

	Ribble Valley Core Strategy (Adopted Version)
Policy DMG1 – General Considerations.

Policy DME4 – Protecting Heritage Assets. 


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

	The application relates to a premises that is presently used as a car wash and tyre fitting depot in accordance with a permission granted for that use in 2011 (3/2011/0550/P).  It is an ‘L’ shaped building sited between and behind the Albion Court commercial units to the south and the Majestic Wine Merchants premises to the north.  To the west, the property borders the rear gardens of a mixture of retail and residential units fronting York Street.  Over the years the building has been extended such that there is a more modern portal frame building on the front part of the site with older concrete frame and sectional panel buildings at the rear.
The building is in a poor state of repair and this application seeks permission for its demolition and rebuilding.

At the rear, the building would be rebuilt on exactly the same footprint as existing such that there would be no material effects upon the neighbouring properties at the rear in York Street.

At the front, the existing situation is that the front wall of the application property is set back approximately 3.6m behind the front elevation of the Majestic Wine Merchants building to which it is attached.  It is proposed that the front wall of the replacement building should be set back only approximately 0.8m from the front wall of the attached Majestic Wine Merchants building.  The new front wall, however, would still be set back approximately 3.2m behind the front wall of the neighbouring property to the south that is used for the repair and servicing of motor vehicles.
The walls of the replacement building (including the front wall) would be constructed using reclaimed concrete block feature walling as per the existing building and also matching the adjoining buildings.  The front elevation, however, would also contain a colour coated aluminium screen containing a door giving access to the reception office and public waiting area; and also a colour coated insulated sectional door giving vehicular access into the main workshop part of the building.  The front elevation would contain a gable feature of colour coated profiled metal cladding (ocean blue in colour).  The height of the building would be slightly lower than the Majestic Wine Merchants building and the same height as the car servicing building adjoining the site to the south.
In my opinion, the proposed replacement building would represent an improvement on the appearance of the existing building.  The proposed external materials are in keeping with the existing adjoining buildings, including the cladding on the front gable which reflects similar cladding over a much larger area on the adjoining Majestic Wine Merchants building.  As such, I do not consider that the proposed development would have any detrimental effects upon the appearance of the Conservation Area within which the site is situated.

At the rear, as the building is simply to be rebuilt on the same footprint as the existing, there would be no detrimental effects upon visual amenity or the amenities of adjoining residential and retail premises at the rear of the site on York Street.

The proposal is simply replacing the existing building with an improved structure, retaining the existing vehicular access and parking arrangements such that the proposal does not have any implications relating to highway safety.

Overall, I can therefore see no objections to this proposed development.


	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 











This report needs to be read in conjunction with the Decision Notice.








