
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: SW/JS

	Application No: 
	3/2005/0471/P

	Development Proposed:
	Indoor children’s soft play area at North Street Garage, North Street, Clitheroe

	CONSULTATIONS: Parish/Town Council

	Town Council - No objections to this proposal. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed development does not include within the red edged development site any access to the adopted highway, but I presume could provide pedestrian access from North Street.  Unfortunately, North Street is not suitable for use by pedestrians as there are no footways along most of its length and it is unacceptable to have young children sharing a road with private cars and commercial traffic visiting neighbouring sites.  Therefore, in the interests of highway safety and good highway planning it is recommended that the application be refused.  I have also looked whether Pendle Street could be used as the means of access but consider, as this is such a busy access route with significant on-street parking problems, that it too would be unsuitable for this type of development.


Environmental Health Officer – There is definitely potential for noise to cause disturbance as the present fabric of the building is unsuitable for the proposed use.  A formal noise attenuation scheme should be provided to ensure appropriate steps are taken to address this.



	CONSULTATIONS: Nearby Residents

	Four letters have been received which raise the following:

1.
Congestion of surrounding streets from people looking for parking.

2.
Noise concerns.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



	POLICY REASONS FOR REFUSAL:

	Policy G1 – Highway safety.



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

	This application details the change of use of part of a building to an indoor children’s play area.  Details submitted indicate hours of opening to be 10am – 6.30pm Tuesday to Sunday, with the age range of children being 0 to 8 years of age.  In terms of numbers at any one time, the maximum would be 50 with refreshments available.  The property concerned fronts onto Kendal Street but access is to be gained via its rear, from North Street.  In terms of the principle of usage of the building, the main consideration would be potential noise disturbance, both from comings and goings, and the activity from within the building.  

In terms of comings and goings, access is from the rear of the building away from dwellings on Kendal Street and thus, this in itself, should not provide significantly detrimental.  With regard to the use of the premises, the Environmental Health Officer has commented that a noise attenuation scheme would need to be submitted to demonstrate how this would be mitigated for nearby residents.  Thus, I believe, subject to the imposition of appropriate conditions, the use of the building would not cause significant amenity problems for neighbouring properties.  The major concern, however, is highway safety and the County Surveyor has expressed serious reservations about this.  There is a public car park on one side of North Street with business units on the other.  It is concluded that the use of this access way by pedestrians would be in conflict with existing uses and should, thus, be resisted.

Therefore, having regard to the above I am of the opinion that the scheme should be resisted on highway grounds alone.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 





TELEPHONE CLLRS:  YES / NO
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