Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2012/0657/P

	Development Proposed:
	Proposed change of use of existing shop premises (Class A1) to a day nursery (Class D1) at 24 – 28 Garnett Road, Clitheroe, Lancashire, BB7 2PA.



	CONSULTATIONS: Parish/Town Council

	Clitheroe Town Council – No objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Highways Officer - No objection in principle to this application on highway safety grounds.  The site provides three off street parking spaces for staff along the southern edge of the main building. There is also an extensive concrete apron to the front of the site that allows parents to drop off their children and maneuver from the site.

RVBC EHO – The department has concerns over the potential adverse affect upon the amenity of the area from noise generated by the proposed use, in contradiction to the guiding principles of the NPPF.  The site itself is surrounded by residential properties and the proposed use of the nursery will result, under current government/ofsted guidelines, in children playing outside during the day, impacting on those properties.  Should the planning department be minded to grant this application, conditions should be attached to minimise the affect on the surrounding properties.


	CONSULTATIONS: Additional Representations

	One letter of objection has been received with the following points of concern noted,

1. No provision for allocated daytime off road parking for the owners and employees,

2. Scheme will lead to an increase in congestion in the area when picking up and dropping off children,

3. Impact on highway, vehicular and pedestrian safety at this location,

4. Increase in vehicular speed in an area that is supposed to be a 20mph zone,

5. Potentially detrimental to elderly users local to the area.



	RELEVANT POLICIES:

	Policy G1 - Development Control.
Policy G2 – Settlement Strategy.

Policy T1 – Development Proposals – Transport Implications.

Policy T7 - Parking Provision.

National Planning Policy Framework.


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

	Planning permission is sought for the change of use of 24-28 Garnett Road, Clitheroe, from an A1 retail use to a D1 day nursery use.  The building is the former SPAR shop (now relocated to Edisford Road) and was open from 0700hrs to 2200hrs six days a week, and 0800hrs to 2200hrs on a Sunday.  The scheme proposes a number of internal alterations to form separate areas within the building for toddlers/babies/changing/toilets etc, the removal of a store to the rear and the erection of a covered area, and various new window and door openings on the rear and side elevation of the building to allows free access to the enclosed garden area to the rear of the site.  Off road parking for three staff cars is provided along the side of the building, and it is expected that this new business venture will provide employment opportunities for approximately 14 people.

The proposed use of this building as a day nursery is considered to be entirely suitable.  The building lies within a large area of housing and within walking distance of a large primary school.  The nearest nursery of a similar size close to this site is on West View, and as such this use would potentially provide a service that would be of great use to residents in this area.  In a time when employment and the recession are important factors, this re-use of an existing empty building within a populated area is considered to be fully in accordance with the Policy guidance within Policy G2.  In addition, this use is also considered to be much more a sensitive use than the currently consented use as an A1 retail use with extended opening hours, however I will discuss the schemes potential impact on neighbouring amenity in further detail.  With regards to the visual impact of the proposed external changes to the building, as the majority of these will be to the rear of the building there are no objections.
With regards to the potential impact on the amenity of neighbouring properties, given the previous use of the building as A1, its extended early morning/late night opening and the problems related to earlier morning deliveries to the site, the proposed use of the building will undoubtedly have a significant improvement on the amenity of nearby residents, particularly during the evening.  This improvement must be offset to some degree given the likelihood of noise from children playing outside in the rear garden area throughout the year, and this is highlighted by the Council’s EHO who notes that the application has the potential to adversely affect the amenity of the area.  However it is considered unlikely that this would be as problematic as the issues caused by the previous use residents during the day as the previous use caused during the evenings, particularly given the number of residential garden areas that surround the site at present and that could indeed be used by children to play in.  The scheme does include the landscaping of the garden area to the rear so approval of these details will be conditioned to ensure that any new/replacement fences/boundary treatments provide a level of acoustic screening for surrounding neighbours.  On this basis, it is considered unlikely that the proposed use of the building would significantly impact upon the amenity of nearby neighbours.

The Council’s EHO has suggested two conditions be placed on any approval however the restriction on the number of children being allowed to play outside at any one time is considered unenforceable.  The Agent has also queried the hours restriction on the use of the outdoor play area to between 0900 and 1600 as this too would potentially be unworkable and due to the internal workings between the three separate rooms of children, unnecessarily restrictive.  He also notes the nearby Edisford School as an example of sites where children play on the fields out of normal school hours for sports etc.  This being the case, the use of the outdoor area before 0830 would potentially cause problems so this will be restricted by condition.

On this basis, as the proposal will have an acceptable impact on highway safety, parking and the amenity of nearby residents and businesses, and given that the use proposed is considered acceptable at this location, I recommend this application accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given nature would not result in a significant detrimental impact on nearby residential amenity, and nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 31/08/2012








