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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Extension of the existing food store and the provision of nine staff car parking spaces.

	Site Address/Location:
	Lidl Shawbridge Street Clitheroe BB7 1LZ

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections raised in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Environment Agency:
	

	No objection to the proposal subject to the imposition of conditions relating to the measures within the submitted Flood Risk Assessment be carried out in accordance with the submitted details.

	United Utilities:
	

	No objections to the proposal subject to the imposition of conditions requiring that the foul and surface water drainage proposals, as submitted, be carried out in accordance with the approved details.

	LCC Highways:
	

	No objections to the proposal subject to the imposition of conditions relating to:

· Closure of existing access
· Wheel washing facilities during the construction phase of the development be made available
· Construction traffic management plan 
· Timings of the provision of the proposed parking being made available


	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received objecting on the following grounds:

· Loss of existing parking
· Outdated parking survey information
· Impact upon adjacent streets due to parking displacement
· Disruption during the construction period of the development


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement EN4 – Biodiversity and Geodiversity 
Key Statement DMI2 – Transport Considerations
Key Statement EC1 – Business and Employment Development
Key Statement EC2 – Development of Retail, Shops and Community Facilities and Services 

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DME1 – Protecting Trees and Woodlands
Policy DMG3 – Transport & Mobility
Policy DME2 – Landscape & Townscape Protection
Policy DME3 – Site and Species Protection and Conservation
Policy DME6 – Water Management
Policy DMB1 – Supporting Business Growth and Local Economy 
Policy DMR1 – Retail Development in Clitheroe 

National Planning Policy Framework (NPPF)
National Planning Practice Guidance (NPPG)


	Relevant Planning History:

3/2017/0610:
Change of use of existing RVBC Car Park to form extension to existing Lidl food store including 9 staff car parking places. (Approved)

3/2017/0163:
Variation of condition 5 (opening hours) of planning permission 3/2009/1071 to permit the store to trade between 07:00 and 22:00 Monday to Saturday and 10:00 to 17:00 on Sundays and for no restriction on delivery hours to be imposed. (Approved)

3/2009/1071
Demolition of existing buildings and erection of a neighbourhood food retail unit with associated car parking.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to the existing Lidl retail food store fronting both waterloo Road and Shawbridge Street, Clitheroe.  The application specifically relates to an existing car-parking area located to the south of the store which is accessed via Peel Street.  The car-parking area was previously owned by the Local Authority and offering a paid-parking service for residents and visitors to the settlement.

The car-parking area currently accommodates 15 car-parking bays and is designated as a Long Stay Pay and Display Car Park.  The site is bounded to the south-east by terraced residential dwellings that front Peel Street with the site being bounded to the west by the A671 (Waterloo Road) and Mearley Brook.  The Lidl retail food store is located within Flood Zone 3 with the area to which the application relates being located in Flood Zone 2.


	Proposed Development for which consent is sought:

The proposal seeks consent for the erection of an extension of the existing food retails store into the existing car-parking area including the provision of 9 staff car-parking bays.  It is proposed that the extension will be single-storey in height and will provide internally for additional warehouse storage space, additional retail floorspace, a bakery/preparation area and freezer area.

The extension at its furthest extents, will extend approximately 15.8m rearward from the existing building.  The majority of the proposed extension will be flat roofed in appearance, with a boxed fascia/eaves measuring 4.1m in height at its highest point.  The first 4.5m of the extension will be a continuation of the existing pitch roof of the building design of the building, thereafter the extension would then reduce in height to a flat-roofed configuration measuring 4.2m high.

By virtue of the configuration of the site, the footprint of the single-storey element of the extension will benefit from a chamfered arrangement at its southern extents.  It is proposed that the extension will be faced in reconstituted stone to match the existing building, with projecting ‘piers’ articulating the elevations.  with the first 4.5m of the extension being a continuation of the existing building with its pitched roof design. The extension would then reduce in height to a flat roof measuring 4.2m high.

Towards the south of the extension the proposed staff car-parking area will accommodate 9 car-parking bays configured in an ‘L’ configuration.  It is proposed that the parking aera will be bounded by a small, landscaped margin including tree and shrub-planting.  The submitted details propose that the existing ‘Hoop fencing’ fronting the A671 will be retained in-situ.


	Principle of Development:

The application is a resubmission of a now since expired consent that was granted approval on the 4th of December 2017 (expired 4th December 2020).  The previous approval was granted consent under the still adopted current development plan, with their being no changes, at a local level, in respect of policy implications.  In this respect the authority, in relation to matters of principle, stated the following:

The application seeks consent to extend an existing retail unit which is located within the Settlement Boundary of Clitheroe, but outside of the main shopping area of Clitheroe.  Policy DMR1 of the Core Strategy states that extensions to existing retail units, where the gross floor space is greater than 200m², will be considered on a sequential basis. This sequential test requires the applicant to demonstrate that the proposal cannot be accommodated within the main shopping area, and then on the edge of the centre, and that the impact of the proposal would not seriously affect the vitality and viability of the town centre. 

The proposed extension would have a floorspace of 365m², however the majority of this would be “back of house” freezer and bakery areas. As such the increase in additional sales area would be 98m² or a 9.8% increase on the existing floorspace. 

	In respect of alternative sites, the extension would be a continuation of the existing use and therefore could not operate from a separate smaller unit within the main shopping area. There are no suitably sized available units in the main shopping area that could accommodate the size of this LIDL store, and its extension, and thus the proposal meets the requirements of a sequential test. Furthermore, the application site is located on the edge of the town centre, within the settlement boundary, and is therefore the preferred location for retail development outside of the main shopping area. 

	In respect of vitality and viability, as detailed above the proposed extension represents a modest increase in retail floorspace at an existing unit and it is not considered that such an increase would have a serious impact upon the vitality and viability of the town centre in accordance with Policy DMR1 of the Core Strategy.   In view of the above, the broad principle of a relatively modest extension to an already existing retail unit on the edge of the town centre, is considered to be acceptable, subject to compliance with other requirements detailed below.   

It is noted that at a national level there have been a number of changes to the National planning Policy Frame following the granting of the original consent, however these changes would not result in any direct significant deviations from the method of assessment or considerations taken into account at the original approval stage. 

Taking these matters into account and given that the proposal previously gained consent under the umbrella of the currently adopted development plan, it is not considered that there have been any significant changes in local or national planning policy that would result the principle of the development resulting in any direct conflicts with local or national planning policy.


	Impact Upon Residential Amenity:

Given the proximity of the proposed extension to existing residential receptors, consideration must be given in respect of the potential for the proposal to result in undue harm upon existing residential amenity.  The proposal would extend the existing unit by 15.5m at the rear, with the first 4.5m of the extension being a continuation of the existing building with its pitched roof design. The extension would then reduce in height to a flat roof measuring 4.2m high. 

The proposed extension, at its eastern extents, follows the linear building-line of the existing building, and as such would not bring the side elevation of the building any closer to the existing residential properties on Peel Street, providing for and retaining a separation distance of 13m from the front elevation of these residential properties to the side elevation of the food store.  In this respect the proposed inter-relationship between the existing properties and the proposed extension would respect recommended separation distances utilised by the authority.

Taking into account the above offset distances and taking account that the proposed extension does not benefit from the inclusion of any windows, it is not considered that the proposal will cause any significant undue impact upon existing residential amenities by virtue of a loss of light, overbearing impact or direct loss of privacy.


	Visual Amenity/External Appearance:

The proposed extension acts a part-extension of the already gabled building configuration with the remainder being flat-roofed in appearance.  The submitted details propose that the extension will be both roofed and faced in materials to match that of the existing building.  As such, the proposed extension will be read as being a sympathetic continuation of the existing retails unit that will not result in any significant detriment to the character or visual amenities of the area.


	Landscape/Ecology:

The application proposes the removal of grouping of a number of trees currently located at the south-western extents of the existing store.  As such and arboricultiral report has been submitted in support of the application.  It is recognised that the trees to be removed are of significant visual amenity value in that they form an integral part of the streetscene, complimenting and reinforcing the tree-lined character on the opposing western-side of Waterloo Road.  The submitted report states that the trees to be removed are Category ‘C’ trees and are of low quality, being somewhat compromised by their proximity to the existing building.

The submitted details propose the replacement planting of three ‘Extra Heavy Standard’ trees to offset the loss resultant from the proposal.  Whilst the number of trees does not numerically replace that which is being lost, given the site constraints the proposed replacement planting, including shrub planting, is considered acceptable.


	Observations/Consideration of Matters Raised/Conclusion:

As such the proposal is considered to represent and appropriate form of development that will not result in any significant undue impact upon the character or visual amenities of the area.  It is further considered that the proposal will not result in any significant undue impact upon existing nearby affected residential receptors.

As such, it is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


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