
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO/JS

	Application No: 
	3/2006/0289/P

	Development Proposed:
	Indoor and outdoor caravan store, new driveway and store, shower block plus pitches for 5 touring caravans at Barracks Farm, Chipping Road, Chaigley

	CONSULTATIONS: Parish/Town Council

	Parish Council – The majority of Parish Councillors have no objection provided that the access was acceptable and the site restricted to 5 caravans and inside storage only.  Councillors were concerned that locals were vehemently opposed to this caravan site, with many letters received by the Clerk.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Considers that the application should be refused as visibility at the access cannot be improved to current design standards within the land shown under the control of the applicant.  Also has concerns about increased use of country lanes by touring caravans.  The application is not for farm diversification and, therefore, the precedent set by approving the application would make it more difficult to resist applications of a similar nature, causing additional conflict on the highway to the detriment of highway safety.  

Environment Agency - No objections subject to certain technical requirements.



	CONSULTATIONS: Nearby Residents

	One letter of support has been received which states that the development would not have an adverse effect on either views or the amount of traffic generated.  The development, it is said, will add to the facilities afforded to visitors.

A total of 114 letters of objection have been received and two separate petitions against the development containing 103 signatures.  The objections can be summarised as follows:

· visual impact on the character and tranquillity of designated Area of Outstanding Natural Beauty;

· impact on wildlife and their habitats;

· additional traffic along narrow country roads, particularly cars towing caravans will make roads more dangerous;

· loss of hedgerows;

· already sufficient caravan sites in Clitheroe (at Edisford Bridge), Longridge and Chipping;

· there are no amenities such as shops, etc. in this area;

· there is no footpath or pedestrian access to or from the site;

· this application is the ‘thin edge of the wedge’ and a much larger development is planned for the future;

· any economic gain from the development to the local community would be negligible;

· there is no mains sewerage, waste disposal would add an extra burden to the Council’s waste service;  and finally

· the proposal does not comply with Ribble Valley’s own Strategic Plan.

PTO

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy G8 - Environmental Considerations.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT3 - Conversion of Buildings to Tourism Related Uses.

Policy RT6 - New Touring Caravan Sites and Extensions to Existing Sites.

Policy 5 - Joint Lancashire Structure Plan

Policy 20- Joint Lancashire Structure Plan



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, G8, ENV1, RT1, RT3, RT6, Policy 5 and Policy 20 Joint Lancashire Structure Plan – detrimental to highway safety, adverse visual impact on aonb, unsustainability of location.



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

	This application proposes indoor and outdoor caravan storage at Barracks Farm, which is situated off Chipping Road some 150m to the northeast of the Craven Heifer Public House, the nearest neighbouring property.  The site is outside of any settlement boundary within the Forest of Bowland Area of Outstanding Natural Beauty.  As the Caravan Club have declined to issue a certificate for five touring caravan pitches, these five touring caravan pitches are now included within this planning application.  They are proposed to be situated to the north of the farmhouse and barns on the former farmyard.  Caravan storage would be partly inside the existing barn and partly outside adjacent to the barn.  An amenities block is proposed to serve the caravans within the yard area, having maximum dimensions of approx. 5m x 3.5m x 3.6m to the ridge.  This building would include two toilets, two showers, a drying room and a store.  As part of the application, alterations to the access onto Chipping Road are proposed including a new exit point and track some 80m east of the existing entry point.  This would create a one way entry/one way exit from the premises.  This would necessitate the removal and relocation of hedgerows to provide visibility splays to both sides of the exit point.

The proposals encounter several local planning policies, amongst which are Policy ENV1, which requires that development in the Area of Outstanding Natural Beauty should contribute to the natural beauty of the area, and Policy RT6 which sets down a number of requirements for new touring caravan sites.  Criterion A(i) requires that the site should blend into the landscape.  In my opinion, the site would be clearly visible from a number of vantage points, particularly from Longridge Fell, and the visual impact of the caravans would be most pronounced during the winter months when the trees are not in leaf.  The removal of a significant stretch of hedgerow and the laying down of the new access track would compound this visual intrusion into the landscape.   On this point, I conclude that the development would not ‘protect, conserve or enhance’ the surrounding Area of Outstanding Natural Beauty.

The reason behind the hedgerow removal and new access track is to improve visibility at the junction with Chipping Road, however, it is clear from the County Surveyor’s consultation response that the required visibility splays cannot be provided particularly as the land immediately to the west of the existing access point is not within the control of the applicant.  The proposal, therefore, conflicts with Criterion C(i) of Policy RT6 and with Criterion d of Policy G1 in that a safe access cannot be provided to ‘accommodate the scale and type of traffic likely to be generated’.  

PTO

I would also question whether this site is sustainable in that there are no nearby shops or amenities (as required by Criterion A(iii) of Policy RT6) and a total absence of public footpaths to and from the site.  The proposed development will, therefore, rely heavily on increased use of the private car along winding country lanes.  Consequently, the proposal does not comply with Policy G8 of the Local Plan which plans for sustainable development.  

In summary, I consider that the proposal conflicts with a number of local planning policies and I accordingly recommend that the application be resisted.



	RECOMMENDATION: That planning permission be refused.


DATE INSPECTED: 22 JUNE 2006





TELEPHONE CLLRS:   NO














