Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2009/0076/P

	Development Proposed:
	Change of use from Public House to residential with ancillary bed & breakfast at The Craven Heifer, Chipping Road, Chaigley, Lancashire, BB7 3LX.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objection.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Traffic and Development Engineer – No objections in principle on highway safety grounds.
LCC Planning Officer (Archaeology) – No archaeological comments to make.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy EMP11 – Loss of Employment Land.

Policy RT1 – General Recreation and Tourism Policy.

SPG - “The Retention of Public Houses in Rural Areas”.



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

	Permission is sought for a change of use from an existing Pub/Restaurant to residential with B&B Accommodation. The application site is on the south side of Chipping Road, nr the hamlet of Chaigley, approx. 2.5 miles from Chipping and Hurst Green and approx. 3 miles from Clitheroe, and it sited on land within the Forest of Bowland Area of Outstanding Natural Beauty as designated by the Ribble Valley Districtwide Local Plan. The building subject to this application is a two storey, stone built property with a one and a half storey addition to the side elevation, and has an area of car parking space to either side of the property.

Given the proposed loss of an employment generating business on site (the public house/restaurant), and its replacement with a residential property/B&B, we must consider Policy EMP11 of the Local Plan and the SPG “The Retention of Public Houses in Rural Areas”. Policy EMP11 notes that proposals for redevelopment of employment generating sites will be assessed on various criteria, including whether or not attempts have been made to secure an alternative employment generating use at the site. The SPG notes the social, economic and visual/environmental benefits that Public Houses bring to villages and rural areas, however it is considered that the general thought process of this document is in considering the loss of pubs in ‘village settlements’, and not for pubs in isolated locations such as this. In addition, it also notes that ‘any submission of a planning application for a change of use of a pub to a non-community use will have to be accompanied with evidence to show that adequate attempts have been made to market the business as a going concern’, and that ‘other considerations such as prevailing level of service, viability and the size of settlement may influence a planning decision concerned with a change of use’.

In respect of these two Policies, the agent/applicant have provided a number of documents and letters from various parties outlining the previous attempts to market the business as a going concern prior to the current owner purchasing the business, and subsequent details from the owner’s accountant regarding the viability of the business at this site. However, in addition to whether the scheme complies with these Policies, the following points regarding the principle of this proposal are considered to be important;

· Domestic/residential accommodation already exists at the site (the managers first floor living accommodation), and

· The proposed B&B Accommodation will provide an employment/income generating use by virtue of letting out the B&B rooms.

Bearing in mind the above written comments, and the details supplied within the application, I have drawn the following conclusion. In respect of the increased residential use of the building, given that there is already a large element of residential floor space within the property, I have no objections to this particular element of the scheme. With regards to the loss of the public house and its replacement with B&B accommodation, it is noted that attempts to run a number of pub/restaurant businesses at this site have been unsuccessful, with perhaps the isolated location of the building playing a part. However the intentions of the current owner to maintain a business at the site with the proposed B&B use must be considered not only against the Policies referred to above, but also against the relevant Tourism Polices within the Local Plan, namely RT1. The building is located adjacent to a Public Right of Way, and deep in the heart of the tourist attraction that is the Forest of Bowland A.O.N.B. Given that the scheme involves no physical alterations to the property, and as such will have no visual impact on the A.O.N.B., it is considered that on balance the benefits to the local economy by virtue of additional tourist accommodation outweigh the loss of the public house business in this location.

With regards to access to the site, parking and other highway issues, there are no objections to this proposal on road safety grounds.

As such, bearing in mind the above, the application is recommended accordingly.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 	26/03/2009








