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PROPOSED SITING OF 35 LODGES AS AN EXTENSION TO THE EXISTING HOLIDAY PARK AT RIBBLESDALE PARK, MILL LANE, GISBURN

	PARISH COUNCIL:
	No representations have been received.

	
	
	

	ENVIRONMENT

DIRECTORATE

(COUNTY SURVEYOR):
	Has no objections to the proposal on highway safety grounds as the existing access to the site from Mill Lane has been designed and constructed to a high standard and can safely accommodate the additional traffic and pedestrian movements associated with the application.

	
	
	

	ADDITIONAL REPRESENTATIONS:
	Two letters have been received, one from a nearby equestrian business and the other from a private owner of one of the existing holiday lodges at Ribblesdale Park.  The objections expressed in the letters are summarised as follows:



	
	1.
	The original permission (granted on appeal) for the holiday park, and the subsequent permission, were both subject to conditions limiting the number of mobile homes to 62.  There must have been a legitimate reason for these conditions which must also still be valid.



	
	2.
	The increased traffic would be detrimental to highway and pedestrian safety both within the park and on local roads.



	
	3.
	No details have been given in the application of any proposed additional provision of waste facilities.  The provision of waste bins on this part of the site would necessitate the refuse lorry driving through the rest of the site representing a danger to pedestrians.



	
	4.
	What was originally a holiday park for private owners would be changed in character dramatically by the greater emphasis on short-tem lets of 2, 3 or 4 nights.  There will be far more activity and vehicular movements, especially on changeover days.



	
	5.
	The number of rental units on the site could be increased by ten by the applicant filling seven vacant plots and buying back three privately owned lodges that are presently for sale.

	
	6.
	The siting of 35 units on a plot of land previously authorised for 15 would be detrimental to visual amenities of the locality.



	
	7.
	The previous permission to site 15 units on this land involved re-siting and amenity/recreational area to a small part of land adjoining Mill Lane where its play equipment etc detracts from the appearance of the Area of Outstanding Natural Beauty.



	
	8.
	It is stated that the application will result in holiday makers spending money in local restaurants, shops etc.  However, with an on-site café and shop (and application for a premises licence to serve alcohol) the site will actually take trade way from other local businesses.



	
	9.
	The proposal does not satisfy the visual amenity requirements of Policies G1, ENV2, ENV3, ENV13, RT1 and RT5 of the Local Plan.



	
	10.
	Wooden lodges are not in keeping with traditional local building materials.



	
	11.
	When the economy recovers, will the existing popularity of holidays in Britain come to an end?  If it does, we could be left with an unused development that would seriously detract from the appearance of the locality.



	
	12.
	The development has the potential to prejudice the bat population in the locality.



	
	13.
	Adverse effect on the privacy of a dwelling that looks out onto the application site.



	
	14.
	Increased number of people using the lodges will adversely affect the adjoining business that involves the training of spirited young horses.


Proposal

Ribblesdale Park is tourist facility originally offering holiday lodges to purchase, although with occupancy conditions attached to maintain the holiday use function.  It comprises 5.1 hectares of land which has been separated from the larger Gisburne Park.  Planning permission was granted on appeal in April 2003 for 62 lodges and an amenity area.  47 lodges (or bases for lodges) were then laid out on the area originally intended to accommodate 62.  This gave a reduced density with increased landscaping and planting around and between the lodges.

Permission was then granted in 2007 (3/2006/1044/P) for the siting of 15 units on land to the north of the originally approved area for the 62 units.  In the original permission, part of this land was to be the amenity area, with the remainder continuing as agricultural land within the Gisburne Park Estate.  Also as part of that permission, the amenity area was to be sited on a piece of land at the southern end of the site close to its entrance to Mill Lane.

Permission 3/2006/1044/P, however, has not been implemented.  Permission is now sought for 35 lodges to be sited on that same piece of land.  It is now intended that these lodges will be available for short term holiday lets as part of a partnership arrangement with the holiday company, Hoseasons.

Site Location

Ribblesdale Park is located on the north eastern side of Mill Lane just to the west of Gisburn Village.  The Park, including the area of land to which this current application relates, is designated as Open Countryside whilst the land on the opposite side of Mill Lane is within the Forest of Bowland Area of Outstanding Natural Beauty.

The application site comprises the area of land to the north of the existing lodges (upon which there is an extant permission for the siting of 15 lodges) plus the main road through the existing development.  Other areas of Ribblesdale Park and part of the adjoining Gisburne Park are identified in the application as also being within the applicant’s ownership.

Relevant History

3/2002/0104/P – Change of use of land from agricultural to site for 62 holiday homes and associated engineering operations.  Refused but allowed on appeal subject to conditions.

3/2004/0454/P – Demolition of existing outbuilding and erection of replacement building as estate office.  Refused.

3/2006/1044/P – Application for the siting of 15 lodges on land to the north of the originally approved site.  Approved subject to conditions.

Relevant Policies

Policy G1 - Development Control.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.

Policy ENV3 - Development in Open Countryside.

Policy ENV13 - Landscape Protection.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT5 - New Static Caravan Sites and Extensions to Existing Sites.

Environmental, AONB, Human Rights and Other Issues

As a change from the original intention of providing holiday lodges for sale, since spring 2009, 20 lodges on the site have been used for short term breaks as part of a partnership arrangement with Hoseasons.  In the Design and Access Statement submitted with the application, the applicant says that, between April and October 2009, the occupancy level of those units rose steadily from 60% to 94%.  Given the success of the partnership with Hoseasons, the applicants therefore re-evaluated the manner in which the next phase of the development should be laid out in order to derive the best economic benefit.  The outcome of that re-evaluation is the submission of this current application for 35 units on the area previously approved for 15, giving a total of 82 lodges on the park as a whole.  

In considering the appeal against the refusal of the original application for 62 units, the Inspector considered the main issues to be the effects of the proposal on the landscape of the open countryside and the adjacent Area of Outstanding Natural Beauty by reason of its size, scale, design and siting.  Having considered the proposal in relation to those issues, he concluded that the development was acceptable and complied with the relevant policies of the Local Plan and the then Structure Plan.  The Inspector therefore allowed the appeal subject to a number of conditions.

Those same issues were considered to be pertinent to the determination of the application to site 15 units on the area that comprises this current application site.  The area concerned is ground that slopes downwards from south to north from the area occupied by the existing units towards Gisburne Park Hospital.  There is an existing extensive tree belt to the west of this part of the site and an avenue of Lime trees to the east, and considerable landscaping has already been carried out in the areas of Gisburne Park surrounding the existing lodges.  Subject to a landscaping condition to re-enforce what has already been carried out, I consider that the siting of 35 units on this piece of land, as opposed to the approved 15 units, would not have any seriously detrimental effects upon the landscape or the general appearance of the locality.

The County Surveyor does not consider that the increased vehicular activity as a result of the proposed development would be detrimental to highway safety.

Although it must be accepted that holidaymakers will use the facilities provided at the site, they will also use local shops, public houses and restaurants etc to the benefit of the local community and economy.

Overall, I consider that the application satisfies the relevant policies of the Local Plan.  

Before making a recommendation, however, there is a matter concerning appropriate conditions that I consider requires explanation.  In its Appeal Statement in respect of the original development, the Council was required to suggest conditions which it would wish to see imposed in the event of the appeal being allowed.  In respect of the occupancy of the lodges, the Council suggested what, at that time, was its standards condition as follows:

· The units of accommodation shall not be let to or occupied by any one person or group of persons for a continuous period of longer than three months in any one year, and in any event, shall not be used as a permanent accommodation.

The Inspector, however, considered that this condition would be difficult to enforce and its requirements could easily be circumvented by any one wishing to do so.  He therefore imposed the following condition:

· The mobile homes hereby permitted shall not be occupied as permanent dwellings and shall be used for holiday purposes only.

The Inspector also did not impose any condition requiring the park to be closed at anytime.  In relation to the previous permission for 15 units on this site, and with regards to the issue of occupancy/closed period, the Committee considered that it could only legitimately impose a single condition similar to that imposed originally by the Inspector.  I consider the same conclusion to be appropriate in respect of this current application.

I therefore recommend that planning permission be granted subject to such a condition and other appropriate conditions.  

SUMMARY OF REASONS FOR APPROVAL

The proposed development will have no significant detrimental effects on the appearance of the locality, including the adjacent Area of Outstanding Natural Beauty, the amenities of any nearby residents or highway safety.

RECOMMENDATION: That planning permission be GRANTED subject to the following condition(s):

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.
This permission shall relate to the proposal as shown on the 1:2500 scale site location plan and drawing No HIN/01/01.


REASON:  For the avoidance of doubt and to ensure compliance with the submitted pans.

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 the commencement of the development hereby permitted, precise details of the finish ground level of each plot and details of any excavation works shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out and operated in accordance with the approved details.  


REASON: In the interests of visual amenity and to comply with Policies G1, ENV3, RT1 and RT5 of the Ribble Valley Districtwide Local Plan.

5.
No more than thirty five mobile homes (or their equivalent) shall be stationed at any one time on the site as defined in red on this application.  Before any unit is stationed, precise details of its design and external materials shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out and operated in accordance with the approved details.  


REASON: In the interests of visual amenity and to comply with Policies G1, ENV3, RT1 and RT5 of the Ribble Valley Districtwide Local Plan.

6.
No more than a total of 82 mobile homes (or their equivalent) shall be stationed at any one time on the area which comprises that defined in red on this application plus the area approved for the siting of mobile homes by planning permission 3/2002/0104/P.


REASON: To comply with the terms of the application and in the interests of the appearance and character of the locality and to comply with Policies G1, ENV3, RT1 and RT5 of the Ribble Valley Districtwide Local Plan.  

7.
Before the development hereby permitted is commenced, details of any external lighting, including details of the location and height of columns and the intensity of lighting, shall be submitted to and approved in writing by the Local Planning Authority.  The development shall be carried out and operated in accordance with the approved details.  

REASON: In the interests of preserving the visual amenities of the locality and to comply with Policies G1, ENV3, RT1 and RT5 of the Ribble Valley Districtwide Local Plan.

8.
The mobile homes/lodges hereby permitted shall not be occupied as permanent dwellings and shall be used for holiday purposes only.  


REASON: To comply with the terms of the application, to ensure that the units are used as holiday accommodation only, and to comply with Policies G5 and RT5 of the Ribble Valley Districtwide Local Plan.

