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PROPOSED ERECTION OF CHILDREN’S DAY NURSERY, CAR PARKING AREA AND NEW ACCESS AND ASSOCIATED ENGINEERING WORKS AT FORMER BARKER’S GARDEN CENTRE, WHALLEY ROAD, CLITHEROE

	TOWN COUNCIL:
	No objection.



	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	I have no objections in principle to this application on highway safety grounds.

Vehicular access to the proposed Day Nursery is from Littlemoor and has been designed to appropriate standards.  The access layout provides for 18 car parking spaces, of which 2 are for use by those with impaired mobility.  In addition to the parking spaces identified on site, adequate space is provided for dropping off and manoeuvring sufficient to meet the demands of the site.



	
	The specifications for the width of both the access road and the footway provisions are satisfactory. 

The provision of a 1.8m wide continuous footway link from Whalley Road through to the main entrance is welcomed, as are measures to discourage parents from dropping off their charges from Whalley Road through the lack of a direct footway link.  It will be important to maintain the hedge and low fence to Whalley Road to ensure that it is not seen as a convenient route into the development.

Subject to maintaining  or improving the existing sightlines from Littlemoor I would have no objections to introducing a more substantial fence than is presently suggested.  This would have benefits in relation to the security of the site and a more substantial barrier to potential pedestrian activity from Whalley Road.

Mention is made of a gated access but no details are provided.  I would welcome an amended site plan giving more information concerning the position and operation of this aspect of the proposal. 

 

	ADDITIONAL REPRESENTATIONS:
	One letter of objection has been received which makes the following comments:



	
	Concern over the proposed access and exit onto Littlemoor Road and that the development may lead to conditions to the detriment of highway safety.  There is a very sharp bend near some of the adjacent properties and there are no traffic calming measures and as this development will result in more traffic it could lead to the likelihood of vehicular accidents. 


Proposal

This proposal is to erect a new children’s nursery which will be a single storey building.  There is a car park with an entrance onto Littlemoor Road and an outdoor play area in association with the children’s nursery located adjacent to the properties on Whalley Road, Clitheroe.  

The single storey building measures approximately 20m x 18m and would have a maximum height of approximately 4.9m.  The building is of a hipped roof construction with two separate gables and would have an entrance porch on the front elevation.  The building would be accessed via the proposed car park which itself has a vehicular access off Littlemoor Road, approximately 50m from the junction of Whalley Road.  The outdoor hard play area which is adjacent to the boundaries of 159 Whalley Road measures approximately 15m x 22m and would have a 1.8m screen fence surrounding the area.  The car parking area is for 18 parking spaces which incorporates two disabled spaces.  

Due to the land levels the building itself will be set at a lower level than the main Whalley Road and the finish floor levels would indicate that the building would be approximately 1½ m lower than the floor level of No. 159 Whalley Road and ½m lower than the main road. 

Site Location

The site is located on the former Barkers Nursery site and has a boundary on to both Littlemoor Road and Whalley Road, Clitheroe.  The site is not within the Conservation Area but some of the trees are subject of a draft Tree Preservation Order.  

Relevant History

3/2003/0829/P – Residential development.  Withdrawn.

3/2003/0595/P – Erection of 33 residential units and associated garages.   Refused and dismissed on Appeal.  

Relevant Policies

Policy G1 - Development Control.

Policy G2 - Settlement Strategy.

Policy EMP11 - Loss of Employment Land.

Policy ENV10 - Development Affecting Nature Conservation.

Policy ENV13 - Landscape Protection.

Environmental, AONB, Human Rights and Other Issues

Matters for consideration of this application relate to visual, including impact on trees, and residential amenities, as well as highway safety.  

The building itself is single storey and given the drop in land levels it will not be readily visible from the main highways.  However, it is important to ensure that the boundary treatment facing onto Whalley Road is acceptable.  

The materials used for the main building are red brick on a walling material and concrete grey tiles on a roofing material.  I am satisfied that, subject to precise details, these materials would sit comfortably in this location.

The most significant impact in relation to residential amenities will be the disturbance from additional traffic and likely noise from the use of the outside play area.    In relation to noise from the activities I am satisfied that the nature of the business is one that can be accommodated in this locality.  The most affected property would be the one adjacent to the outdoor play area associated with the nursery.  Although there my be some impact I am of the opinion that this is likely to be an acceptable level given that the scheme shows the retention of the existing boundary screening and a screen fence separating this area from the adjacent property.  

It is evident that concern has been expressed about the likely increase in vehicular activity on to Littlemoor Road but it is clear that this view is not shared by the County Surveyor who requests that people should be discouraged from dropping off children on Whalley Road and use the access and car park off Littlemore Road.  

The site is the subject of a draft Tree Preservation Order and it is important to ensure that the development does not have an adverse effect on the trees.  A visual assessment has been carried out but in order to fully assess the impact it is necessary to have a climbing inspection as well as a  Picus Tomogram and Resistograph technology to give the appropriate information.   On the basis of that advice I am of the opinion that no decision should be issued until adequate details have been submitted.

However, as this remains the only issue that needs to be resolved I am of the opinion that the application can be deferred and delegated to the Director of Development Services to await such information and if the details indicate that trees are significantly affected a report will be taken back to a future meeting.

SUMMARY OF REASONS FOR APPROVAL

The proposal has no significant detrimental impact on nearby residential amenity, nor would it have an adverse visual impact or be to the detriment of highway safety.

RECOMMENDATION: That the application is DEFERRED AND DELEGATED subject to details of the additional arboricultural report being to the satisfaction of the Local Planning Authority and the following conditions

1.
The development must be begun no later than the expiration of three years beginning with the date of this permission.


Reason: Required to be imposed in pursuance to Section 91 of the Town and Country Planning Act 1990.  

2.
Precise specifications or samples of walling and roofing materials and details of any surface materials to be used including their colour and texture, and details of all fencing and gateway,  shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed works.


REASON:  In order that the Local Planning Authority may ensure that the materials to be used are appropriate to the locality in accordance with Policy G1 of the Ribble Valley Districtwide Local Plan.

3.
The development hereby permitted shall not be commenced until details of the landscaping of the site, including wherever possible the retention of existing trees, have been submitted to, and approved in writing by, the Local Planning Authority.  The scheme shall indicate, as appropriate, the types and numbers of trees and shrubs, their distribution on site, those areas to be seeded, turfed, paved or hard landscaped, including details of any changes of level or landform and the types and details of all fencing and screening.  


The approved landscaping scheme shall be implemented in the first planting season following occupation or use of the development, whether in whole or part and shall be maintained thereafter for a period of not less than 5 years to the satisfaction of the Local Planning Authority.  This maintenance shall include the replacement of any tree or shrub which is removed, or dies, or is seriously damaged, or becomes seriously diseased, by a species of similar size to those originally planted.


REASON:  In the interests of the amenity of the area and to comply with Policy G1 of the Ribble Valley Districtwide Local Plan.

4.
Prior to commencement of use the parking and parking details shown on Plan ref: TRI-0540 site layout shall be implemented to the satisfaction of the Local Planning Authority and thereafter retained in perpetuity.


REASON:  In the interests of highway safety and to comply with Policy G1 of the Districtwide Local Plan. 

5.
Prior to commencement of the development, precise details of the gated access and its method of operation shall be submitted to and approved in writing by the Local Planning Authority.


REASON:  In the interests of highway safety and to comply with Policy G1 of the Districtwide Local Plan.

6.
This permission shall relate to Plan ref: TRI-0540-0 Elevations, TRI-0540-0 Site layout and cross section plan, TRI-0540-0 Sheet 1, 2 and 3.


REASON:  For the avoidance of doubt. 

7.
Prior to commencement of development an additional tree report shall be submitted to the Local Planning Authority and shall include detailed tree protection measures and ground remedial works in the form of terraventing, reinstatement of natural ground levels and the application of Mycorrhizael compound.


REASON:  In the interest of visual amenity and the protection of trees which are seen as an important landscape feature and to comply with Policy G1 of the Districtwide Local Plan.  

