Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: SW/CMS

	Application No: 
	3/2009/0483/P

	Development Proposed:
	Change of use of reception/marketing suite on Ribblesdale Park to a café/shop at Ribblesdale Park, Gisburn

	CONSULTATIONS: Parish/Town Council

	Parish Council – Had mixed views and whilst originally objected to the development, subsequently withdrew their objections.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objection in principle to the application on highway safety grounds.



	CONSULTATIONS: Additional Representations.

	No representations have been received.

	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV3 - Development in Open Countryside.

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

	Consent is sought for a change of use of the ground floor of the reception/marketing suite at Ribblesdale Park to a café/shop to provide refreshments and a convenience shop for holiday makers at the site.  No external alterations are proposed to the building.  Further clarification on the exact nature of the enterprise has been sought, given that on similar developments on other caravan sites, conditions have been imposed to limit use of the facility to those on site only and not the wider public.  The applicant has clarified in an e-mail dated 23 July that facility would as a shop window for a number of local suppliers and that in their opinion a facility such as this would benefit the residents of Gisburn who would be able to walk to the site through the estate.  This correspondence also clarifies that the change of use relates to the ground floor the building only and that the first floor will remain as office accommodation.

Given the proximity to Gisburn and more importantly the way in which the overall site is controlled in terms of planning conditions on consent 3/02/0104/P, I consider in this instance it would not be appropriate to limit use of the facilities.  The site is open all year round and thus a condition as applied to sites elsewhere that have closed periods would prove difficult to enforce and given the linkages to the village centre could be deemed unreasonable as it would provide a facility for local residents.  The principle of unrestricted use has been checked with the highway engineer at LCC and he does not raise any objection.  Therefore given that I consider the principle of use to accord with policy and that such a use should not cause significant detriment to the amenities of persons on the site, given the hours proposed of 0800 to 2000 hours I recommend accordingly.

	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 conditional planning permission be granted.


DATE INSPECTED: 














