	Report to be read in conjunction with the Decision Notice.

	Signed:
	Officer:
	KH
	Date:
	05.04.23
	Manager:
	LH
	Date:
	06.4.23

	

	Application Ref:
	3/2022/0096
	[image: ]

	Date Inspected:
	February 2022 & Jan 2023
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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Demolition of former calf building, offices and retail units and construction of new building split into two units


	Site Address/Location:
	Gisburn Auction Mart Gisburn Road Gisburn BB7 4ES

		

	CONSULTATIONS: 
	Parish/Town Council

	No observation received.

	

	CONSULTATIONS: 

	LCC Highways

	The site will be accessed off Gisburn Road, which is an A classified road subject to a 30mph speed limit.
The LHA have reviewed ADP drawing number 645/13A titled "Proposed Site Plan" and are aware that the existing access will remain unaltered following the proposal. The access currently serves the site which is used as a Cattle Market on Thursdays and Saturdays as well as serves Croft Bungalow and the café/office on site.
Therefore, given that large, agricultural vehicles visit the site twice a week, the LHA are satisfied that the access arrangements, following the intensification of use, comply with the LHAs guidance and no further comments to make regarding the access to the site.
The LHA in the previous consultation dated 3rd March 2022, had concerns regarding the internal access to Croft Bungalow and requested that it was redesigned. This was because the LHA had concerns firstly regarding the complex turning manoeuvre directly from the site access to down the side of the proposed units where the bungalow would be accessed. The LHA also had concerns regarding the lack of segregation between these vehicle turning movements and pedestrians accessing.
Since then, as shown on ADP drawing number 645/13A titled "Proposed Site Plan," a swept path drawing has been submitted which shows that a vehicle can easily undertake the turning manoeuvre from the access to down the side of the units. The Agent has clarified that the route down the side of the units will only be used by the occupiers of the bungalow and to ensure that this is the case a sign will be erected at the entrance to the site stating, “Access to Croft Bungalow only."
To ensure that pedestrians to the site are segregated from these sporadic turning movements, a 1.1m high railing will be erected which will stretch from past the entrance of Unit 1 to the kerb line. A sign will also be erected towards the back of the railing stating, "No pedestrians past this point," to ensure safe movements in this location.
Therefore, with all these measures in place to ensure no conflicts occur in this location and the route down the side of the units being restrictive in nature, the LHA accept the route when accessing the bungalow.

Highway Safety
There have been three recorded Personal Injury Collisions (PICS) within 200m of the application site in the last five years. 

Notwithstanding this, the LHA do not have any concerns that the proposal would exacerbate the existing highway safety situation as there are no significant trends among the PICS.

Internal Layout
The LHA have reviewed ADP drawing number 645/13A titled 'Proposed Site Plan" and are aware that the site will provide 16 car parking spaces for Unit 1 and 25 car parking spaces for Unit 2. This complies with the LHAs parking guidance as defined in the Joint Lancashire Structure Plan, given the internal sales floor area of each unit, as expressed in an email sent to the LHA on 18th May 2022.

The LHA have reviewed the dimensions of the spaces for unit 1 and are aware that the 9 spaces located at the front of the unit will be 5m in length and there will be a 2.5m wide footway at the back of the space. The LHA welcome this addition with the footway behind the car parking space giving safe passage to pedestrians accessing the Unit.

The other 7 designated spaces for Unit 1 will be located to the right of the Unit on the existing car parking area for the Auction Mart. The 7 spaces will become formalised, and a sign will be erected stating that the spaces can only be used when customers are visiting the Farm shop. A 1.8m wide footway to the front of the bays will be provided, providing access to the pedestrian crossing which will link to the footway and front parking area for Unit 1.

The 25 spaces for unit 2 will be provided towards the rear of the site, adjacent to Croft Bungalow and will be accessed via two accesses. 
One of the accesses will be used to access the car park, while the other will be used to exit the car park. The LHA request a condition that a sign is erected to show which access is used to enter the car park and which access is used to exit.

The serving area for Unit 2 will also be provided on the car park for the Unit while the servicing area for Unit 1 will be provided adjacent to the bin store.

The LHA have reviewed the swept path provided on ADP drawing number 645/13A for both units and are satisfied that a large vehicle is able to turn around and exit the site in a forward gear.
The LHA are aware that the turning area for Unit 1 will be provided on the existing car parking area for the Auction Mart. To ensure that the turning area is not obstructed, the LHA will condition that deliveries to the Unit only occur on days when it is not the Auction.

Furthermore, the LHA have reviewed ADP drawing number 645/13A and are aware that the internal carriageway will become more formalised as advised in the previous consultation. Road markings will be provided on the carriageway denoting the centreline and the edge of the carriageway.

LCC Highways does not raise an objection regarding the proposed development and are of the opinion that the development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site to conditions relating to construction traffic management plan, implementation of access arrangements, traffic sign drawing for the site, restrictions on deliveries, parking and turning facilities, electric vehicle charging points and cycle storage.


	CONSULTATIONS: 
	Lead Local Flood Authority

	No objection subject to appropriate drainage conditions.

	CONSULTATIONS:
	United Utilities

	No objection subject to appropriate drainage conditions.

	Press and site notices posted – Expired 10/03/22

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Key Statement EC1 – Business and Employment Development
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DME6: Water Management 
Policy DMB1 – Supporting Business Growth and Local Economy
Policy DMR3 – Retail outside of main settlements

National Planning Policy Framework (NPPF)


	Relevant Planning History:
2022/0356: Temporary permission for two storage warehouse buildings for 2 years. First building involves resiting an existing structure 7.6m x 16m. Second Building 7.5m x 20m  - Approved.
3/2018/1000: Proposed workshop with offices and showroom – Approved.
3/2012/0442: Proposed 4no. retail shop units for agricultural supplies  - Approved.
3/2012/0441: Proposed part demolition and extension of animal shed – Approved.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The site is on the western edge of Gisburn with the site wholly with the settlement boundary and allocated as Employment Land in the Core Strategy together with the adjacent Gisburn Cattle Market which includes a range of existing buildings and significant area of hardstanding for car parking and vehicular manoeuvring space. The surrounding area is predominantly commercial with some residential accommodation linked to the commercial activity. 

The main activity on the overall 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.

A number of timber and blockwork agricultural retail units are present on site adjacent to an existing workshop building. The remainder of the buildings are commercial portal frame type buildings which have little architectural merit.

The application relates to the Gisburn Auction Mart which is sited relatively central within the A59 frontage of the whole site. The site is currently used as a yard/show area for an agricultural machinery business. 

The wider site comprises commercial, residential and open countryside. A continuous hedgerow traverses the site frontage facing onto the A59. 

The existing trailer car park can accommodate 81 vehicles with trailers and 66 car spaces.

Proposed Development for which consent is sought:

Planning permission is sought for the erection of a building comprising 1,988 sq.m. to accommodate two retail units. One of which is proposed to house a farmshop and the other sale of farming equipment.

The proposed building would replace the former calf building, office and small retail units on the site which have a footprint of 1,053sq.m. 

The proposed building would have a shallow pitched roof with a height of 6.1m to eaves and 8m to ridge.

It is proposed that Unit One would provide 999.54 sq.m. ground floor space comprising sales area, bakery, butcher’s counter as well as fridges, freezers and store areas and ancillary changing rooms and facilities for staff. On the first-floor mezzanine level would be storerooms, staff room and facilities and 3 no. offices. 

Unit Two would provide 929 sq.m. ground floor space comprising sales area and storage as well as ancillary office and facilities for staff.

The buildings elevations would be clad in Goosewing Grey profiled sheeting with artificial stone walling to the lower on the northwest and northeast elevations and vertical timber cladding to part of the northeast elevation together with Merlin Grey contrasting projecting horizontal cladding and corner trims. Merlin Grey insulated roller shutter doors and Goosewing Grey metal clad roofing together with Merlin Grey rainwater pipes and doors and windows would complete the materials.

Principle of development:

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 which is identified as an Existing Employment Site with the adopted Core Strategy 

Whilst the proposal is introducing additional retail floorspace outside of a main settlement, policy DMR3 is supportive of farm shops in principle where they would support and retain an existing main rural employment use, which would be the case here. The other retail element – sale of farm equipment – is also considered a complementary use to the existing employment use. Furthermore it is acknowledged that these are replacing existing retail units albeit on a larger footprint.  This proposal would result in 17 FTE positions being created which adds to the overall employment use of the site.

The hours of use stated in the application are also stated as 8am to 6pm Monday to Saturday and 10.30am to 4.30pm Sundays and Bank Holidays. This would be acceptable. 

This proposal therefore accords with policy DMB1 – Supporting Business Growth and Local Economy of the Ribble Valley Core Strategy 2008 – 2028.


	Impact Upon Amenity:

In terms of its impact of adjoining land uses, there would be no impact on the petrol filling station sited over 75m to the west. 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 sufficient distance to prevent any negative impact arising from loss of light and outlook. There are no first-floor windows proposed on the southwest elevation of the proposed building facing the filling station building therefore it is considered that the relationship between these buildings would not result in any loss of privacy for the residential occupiers of the filling station.

Croft Bungalow to the west, approved under by planning consent 3/73/1085 is restricted to occupation by the site foreman and therefore the occupants are more likely to be attuned to any noise and disturbance arising from the existing use of the site. There would be a separation distance of around 7m between the east 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 and whilst there are good entrance doors and a personal door to the ground floor of unit 2 taking account of the relationship between the two buildings and the existing commercial activity there would not be any additional impact on light, privacy or outlook arising from the proposal which would warrant a refusal.

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 8am and 6pm Monday to Saturday and 10.30am and 4.30pm Sunday and Bank Holidays. It is therefore unlikely that potential noise or disturbance would be significantly above that of the existing uses on the site.

Having regard to the existing use and previous consent, this proposal would not have any significant additional impacts on residential amenity of the nearest residential property known as Croft Cottage as this property is a tied cottage (73/1085 restricting occupation to the site manager) in connection with the Auction Mart. If this was to change in the future, then consideration would need to be given to its proximity with existing and proposed commercial uses.

Subject to appropriate conditions it is not considered that the proposed building and uses would be harmful to the amenity of neighbouring residents.


	Visual Amenity/External Appearance

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 8m high and when compared with the height of adjacent buildings, would respect the existing scale of development and 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.

The proposed building is of a similar height and footprint to the existing storage and office buildings within the immediate area with white and grey metal sheeting incorporated into its design therefore the proposed building would not appear over dominant or incongruous within the existing pattern of development. 

The building would be visible within the public realm from the A59 highway, however. given the existing buildings in the vicinity it is not considered that the proposal would be any more harmful to the visual amenities of the area than existing.

In relation to visual impact the building occupies a prominent roadside location on to the entrance of Gisburn. Although it would be of a considerable size the existing hedgerow and the retention and improvement of the existing building is a material consideration. It is important to consider the existing commercial buildings and use on the site and within the wider area.


	Drainage and Flood Risk 

There has been concerns over the proposed surface water sustainable drainage strategy, however, sufficient details have been submitted which has now been resolved the issues subject to appropriate conditions. This proposal now accords with policy DME6: Water Management of the Ribble Valley Core Strategy 2008 – 2028.


	Highways

The site access from the A59 will remain as existing with a drop kerb line to provide demarcation between highway and pedestrian access.

The existing car park can accommodate a large number of vehicles. The proposed farmshop would have 9 dedicated car parking spaces and the agricultural supplies 10 car parking spaces. Both units would have dedicated delivery bays with days restricted to none auction days only in order to avoid conflict with other users of the site. This is acceptable.

Traffic is at its peak during auction days and as the new retail unit’s main visitors would be people attending the auctions on these days. Traffic movements are less on the remaining days and the existing car parking is sufficient to accommodate that. 

The applicant has agreed to restrictions on deliveries to the units to be outside of the auction days when traffic and activity within the site will be reduced and signage to the access for the foreman’s cottage to be provided to order to prevent unauthorised vehicles using that access and creating parking/traffic issues.

[bookmark: _Hlk131515808]Since this application was submitted a further scheme has been approved on site for the re-siting of a storage building and an additional temporary building to the rear of the filling station. Whilst this scheme does not directly impact on this proposed building this could have some implications for the articulated lorries swept path for unit 2 shown on drawing no, 645/13A.

The agent has confirmed that the building does not conflict with the articulated lorries swept path for either unit and that it is proposed to remove these structures upon completion of the new units.

This is acceptable and the proposal accords with parking requirements and would not lead to additional impact on the local highway network above that of the existing uses/buildings.


	Conclusion

The proposal would replacement existing retail/commercial units on a protected employment site and therefore retains the existing employment use on the site and would accord with local plan policies with regard to impact on residential and visual amenity and is acceptable in terms of size, location, design and materials and would not adversely impact on highway safety or drainage in the locality.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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