
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2011/0256/P

	Development Proposed:
	Erection of new live/work unit (warden’s house) in conjunction with the existing caravan site on land adjacent to Brick House Caravan Park, Swinglehurst Lane, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council – Objects to the application for the following reasons:

1.
The site is greenfield and to grant permission would set a precedent.

2.
Detrimental to the Area of Outstanding Natural Beauty.

3.
The applicant presently lives in a house at the site within a development that was built whilst the site was being used as a caravan site.  The other houses have been sold off.

4.
Any required office/reception area could be formed by converting one of the existing garages with no visual impact on the locality.

5.
There is no need in Chipping for large houses of this type. 

6.
The proposed shop within this development would take trade away from the Brabbins Shop that is less than 5 minutes walk away from the caravan site and is open 7 days a week.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections to this proposal.



	CONSULTATIONS: Additional Representations

	A letter has been received from the Director of Brickhouse Gardens Ltd in which some points are made about nuisances caused by users of the caravan site.  These points are not relevant to the consideration of this application for a dwelling.  Points in the letter, however, that are relevant, are as follows:

1.
This is the latest example of “creeping development” at this site.

2.



In support of previous applications to expand the caravan site, the applicant has stated that the development would support existing shops in the village.  The shop in this application, however, would be in competition with other businesses in the village.

3.
The applicants already live on site.  There is therefore no need for further accommodation on a greenfield site.

4.
As the existing garages are being used in connection with the caravan site business, is there any need for further storage/workshop?



	RELEVANT POLICIES:

	Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy H2 - Dwellings in the Open Countryside.



	PTO

POLICY REASONS FOR REFUSAL:

	Policies G5, ENV1 and H2 – the proposed dwelling, for which there is no specific justification, would be outside the settlement boundary of Chipping and within the AONB to the detriment of the visual amenities of the locality.



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

	Brick House Touring Caravan Site lies off the southeastern side of Garstang Road within the Forest of Bowland Area of Outstanding Beauty outside the Settlement Boundary of Chipping.  The applicants, Mr and Mrs Gornall, presently live at number 1 Swinglehurst Cottages that immediately adjoins the caravan park.

The proposed development is described as a “new live/work unit (warden’s house) in conjunction with the existing caravan site”.  It comprises a two storey house with a single storey projection from its rear elevation to form an ‘L’ shaped footprint.  The two storey part of the building would be the dwelling and would comprise living room, kitchen, utility and hall on the ground floor with three bedrooms (one with en-suite facilities) and a bathroom at first floor level.  The single storey part of the building would contain a reception area, an office/shop and a WC.  There would be an internal door between the domestic kitchen and the business part of the building.

The building would be located within the boundaries of the existing caravan sites such that it would be adjoined to the southeast by the rest of the caravan park.  To the north it would be adjoined by the bowling green and the applicant’s existing dwelling, whilst to the west it would adjoin an existing garage block.  The end garage immediately adjoining the application site is identified on the submitted plans as being within the applicant’s ownership.  The dwelling part of the proposed building is only approximately 20m away from the applicant’s existing dwelling.

Prior to the submission of this planning application, the applicant sought pre-application advice (ENQ2010/00209) in respect of a manager’s/warden’s dwelling on this site.  In the Council’s written response to that enquiry the following points were made:

· The key issue is whether the principle of development is appropriate.

· The site lies outside the identified settlement boundary of Chipping and as such Policies G5, ENV1 and H2 of the Districtwide Local Plan apply.

· Policy G5 allows for small-scale tourism developments, residential development that meets an identified local need or for the purposes of agriculture or forestry, facilities essential to the local economy or social wellbeing of the area or other small-scale uses considered appropriate to rural areas.

· Policy H2 deals specifically with residential development and again outlines that this should be essential for agricultural or forestry workers, development intended to meet a specific local need or the appropriate conversion of buildings to dwellings.

· The scheme put forward in the pre-application enquiry was for a three bedroomed detached dwelling with attached office to serve as a manager’s/warden’s dwelling for the adjacent touring caravan site.

· The applicants live in the end unit of the housing development at the former bowling club but they did not consider this to be an ideal base from which to run the business.

· In the officer’s opinion, however, the proposed dwelling did not fit comfortably within the Policies relating to residential development in open countryside areas, as it did not meet a proven local need nor was it essential for agriculture/forestry.

· Similarly, it was not considered that the scheme was covered by the small-scale tourism criteria as this might cover the establishment of a touring caravan site or a tourism business but would not justify a dwelling when other accommodation is available within the area.

The officer there stated in the written response that, should a planning application be submitted, in her opinion “it would receive an unfavourable recommendation and it would be an unjustified dwelling in the open countryside to the detriment of the visual characteristics of the AONB”.  It was, however, also stated that “the provision of a modest office building on site would be held to comply with plan policy in principle subject to it being of an appropriate size and design”.  Advice on a possible appropriate site for the office building was also given in the response to the pre-application enquiry.

Notwithstanding that advice, this current application was submitted for a dwelling with an attached office/shop.  The policy context remains the same as that upon which the pre-application advice was given.

In support of the application, the agent states in a Design and Access Statement that the business has built up considerably over the last 3 years from a 10 caravan site to the now approved and licensed 34 caravan site.  He says that bookings are high and this is beneficial for other local businesses.  However, this success has increased the need for an office, utility and other services.  It is stated that the new dwelling would be utilized by the applicant and his wife for living accommodation and would also provide much needed reception facilities, utility room and office/shop facilities for the caravan park; and that it is not the applicant’s intention to take trade away from the village by stocking a comprehensive amount of stock in the shop, but will only stock basic items such as tea, coffee etc; and that the office will provide tourist information leaflets and allow the applicants a designated office space to run their business.

In a letter dated 14 November 2011, the agent expands upon some of the points made in the Design and Access Statement and responds to the objections to the application that were received from the Parish Council and the Director of Brickhouse Gardens Ltd.  In this additional letter the agent says that the applicant’s existing dwelling can no longer fulfil the requirements needed for the growing caravan site and that they need to be within the licensed site boundary 24 hours a day as part of their licence agreement, therefore another dwelling within the village could not fulfil their requirements.  It is therefore claimed to be essential that the applicants be able to live in a purpose built residence that will allow the separate living accommodation and work premises and retain the flexibility between the two, to ensure the continued success of the business which helps to support the other local businesses within the village economy.

In response to the agent’s comments I would again point out that the applicants already live immediately adjoining the site and (as stated in the pre-application enquiry response) a separate building to provide the required office/reception/shop would be acceptable in principle.  A dwelling for general occupation (ie not associated with the caravan site) would not be acceptable in principle in this location.  For the reasons stated in the pre-application enquiry response and in this report, there is not considered to be any justification for allowing the dwelling, contrary to those relevant policies; and the commercial requirements of the expanding and successful business could be met by a separate building that would be acceptable in principle as it would be a small-scale tourist related development.

For the reasons stated above, it is considered that permission should therefore be refused.



	RECOMMENDATION: That planning permission be refused.
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