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	Date Inspected:
	07/12/2018
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Gisburn Action Mart, Gisburn Road, Gisburn BB7 4ES

	Site Address/Location:
	Proposed workshop with offices and showroom.

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy

Key Statement DS1 – Development Strategy
Key Statement EC1 – Business and Employment Development

Policy DMG1 – General Considerations

Policy DMG3 – Transport and Mobility

Policy DMB1 – Supporting Business Growth and the Local Economy

National Planning Policy Framework

National Planning Policy Guidance

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
Planning consent is sought for the erection of a building comprising a workshop, showroom and office space at Gisburn Auction Mart, Gisburn. Gisburn Auction Mart is located in the settlement of Gisburn to the north side of the A59. To the west of the site is a petrol filling station. The site is bound to the north by Mill Lane.
The main activity at the site is the cattle market where auctions are carried out throughout the week. A number of timber and blockwork agricultural retail units are present on site adjacent to an existing workshop building. A café and office building are attached to the main animal building. There is also present on site Croft Bungalow, a dwellinghouse which is home of the site caretaker/foreman.
The proposed new building would be located within an existing compound/yard area between Croft Bungalow and the petrol filling statement along the A59 frontage. The site is currently used as a yard/show area for an agricultural machinery business. A continuous hedgerow traverses the site frontage facing the A59. It is proposed that the new building would be leased for use by an agricultural enterprise similar to that which already exists at the site. The proposed building would have a shallow pitched roof with a height of 6.5 metres to the eaves and 7.5 metres to the ridge and would provide 613sqm of floor space. At ground floor would be a workshop, showroom, sales office and toilets. On the first floor mezzanine would be 4no offices. The building would be clad with goosewing grey profiled sheeting with grey trim and translucent rooflights. A low level wall would be constructed in artificial stone.
The application building would use the existing Auction Mart access off the A59. Gisburn Auction Mart car park can accommodate approximately 167 cars and 80 lorries/vehicles with trailers. It is proposed to provide 5no parking spaces within the application site to serve the new building. The remainder of the site would remain as a gravel area for the storage of client’s trailers and machinery.

	Observations/Consideration of Matters Raised/Conclusion:
The main considerations in determining this application relate to the principle of the development, highway safety/traffic issues, its impact on the visual appearance of the surrounding area and the effect on the amenities of neighbouring residents. 
Core Strategy Policy DMB1 aims to the support business growth and the local economy. The expansion of existing firms within settlements will be permitted on land within or adjacent to their existing sites subject to them meeting the requirements of other plan policies. The maintenance of existing sources of employment is essential to the continued economic viability of the area. The application proposes the erection of a new building within the existing developed site, identified as an Existing Employment Site on the emerging Proposals Map. The application site is located within the settlement boundary of Gisburn and the proposals are considered acceptable in principle.
Policy DMG1 of the Core Strategy requires development to have a high standard of design, be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building materials. Particular emphasis is placed on visual appearance. The application building would be sited next to the A59 corridor and would be highly visible from the public highway. There are a variety of buildings along the north side of the A59 faced externally with a range of materials. The proposed building would not project beyond the building line established by existing development. In terms of its height, the building would be 7.5m high with its floor level approximately 1.5 metres below road level. When compared with the height of adjacent buildings, the proposed workshop would respect the existing scale of development and would appear in keeping with its surroundings. Taking account of the characteristics of the site, the design and appearance of the building would be acceptable and the use of the remainder of the yard for the storage of agricultural machinery and trailers would be no different than the existing arrangement.
In terms of its impact of adjoining land uses, there would be no impact on the petrol filling station to the west. According to the Council’s records, residential accommodation is provided above the filling station and, according to the floor plans approved under application 3/96/0745/P, there is a bedroom window at first floor in the gable elevation facing the application site. There would be a 19 metre gap between the bedroom window of the filling station ‘flat’ and the proposed building and this distance would be sufficient to avoid any negative impact arising from loss of light and outlook. There are office windows on the west elevation of the proposed building facing the filling station building. Given that the sill level of the bedroom window serving the filling station is around 2.5 metres higher than the proposed office windows and a separation distance of 19 metres would be provided it is considered that the relationship between facing windows would not result in an undue loss of privacy for the residential occupiers of the filling station.
Croft Bungalow to the east, approved under by planning consent 3/73/1085/P is restricted to occupation by the site foreman and therefore the occupant is more likely to be attuned with any noise and disturbance arising from the use of the site. There would be a separation distance of around 7m between the west elevation of the bungalow and the proposed building. There are no habitable room windows on the side elevation of the bungalow facing the application site. Taking account of the proposed relationship between the two buildings, there would be no loss of light, privacy or outlook arising from the proposals to warrant refusal of the application.
In terms of the noise and disturbance that might arise from on-site activity, the existing situation is that the site is used for the storage/display of agricultural machinery. The applicant has requested operating hours at the site between 7am and 6pm Monday-Friday. There is the potential for noise to result in some disturbance for the occupants of the residential accommodation above the petrol filling station and an acoustic survey has been provided which establishes that the development would result in no significant adverse impact. It is noted within the report that the proposed workshop is located at the opposite end of the building, with the offices being closest to the aforementioned residential accommodation. Furthermore, the workshop doors face away from the closest residence. The Council’s Environmental Health Officer has raised no objections subject to the imposition of planning conditions.
The County Surveyor has raised no highways objection and taking into account the above, the proposal would comply with the relevant development plan policies and is recommended for approval. 

	RECOMMENDATION:
	That planning consent be approved.


