Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/0426/P

	Development Proposed:
	Static caravan/lodge park for 19 No pitches at Lower Moss Farm, Lower Lane, Longridge

	CONSULTATIONS: Parish/Town Council

	Town Council - No objection to this application subject to the caravans and lodges not being used as permanent residences.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No representations have been received.

Environment Agency – N/A



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy RT1 - General Recreation and Tourism Policy.

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

National Planning Policy Framework (NPPF).



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

	The application site is set to the south of Lower Lane approximately 230m down a single width track.  It originally comprised 9 large poultry sheds and several smaller buildings to a maximum height of 5m and there were also individual feed hoppers that were considerably taller.  The land is designated open countryside with Alston Reservoir approximately 50m to the south of the site.  

In 2007 planning permission was sought (3/2007/0060/P) for the proposed change of use of the poultry farm to form a 21 pitch static holiday caravan park and ancillary storage building.  It was proposed that the lodges would be set out in two rows around the existing spine road within the site.  No facilities such as a shop were proposed as the intention was that it would be a low-key development.  Timber style lodges were proposed rather than conventional metal caravans with each having its own parking space and small area of private amenity space in the form of a decked area.  

The ancillary storage/garage building was to be sited in the north west corner of the site.  That building had dimensions of approximately 14m x 9m with a maximum height of 5.4m and was to be constructed of timber with a felted roof.  The building was to be used in conjunction with the overall site for the storage of grounds maintenance machinery etc.  

That application was considered by the Planning and Development Committee in April 2007.  The matters referred to in the report (and therefore considered by Members of Committee) related to the principle of the development, its highway implications and whether the development would result in any significant detriment to visual or residential amenity.  The development was considered to be compliant with Policies RT1 (General Recreation and Tourist Policy) and RT5 (New Static Caravan Sites and Extensions to Existing Sites) of the Local Plan, and the County Surveyor expressed no objections to the application on highway safety grounds subject to improvements to the existing access track being required by a condition.  It was considered that, subject to the submission for approval and subsequent implementation of a landscaping scheme, the proposed development would not be detrimental to visual amenity particularly bearing in mind the effects of the then existing chicken sheds and silos.  The potential effects of traffic movements (which would be predominantly by private car) on residents close to the access track were considered to be no more detrimental than the effects that would result from a fully functioning chicken farm with its associated heavy good vehicle movements.  

Overall, it was considered that the proposed development was in accordance with the relevant policies and planning permission was therefore granted subject to conditions relating to:

· 
Landscaping (prior to commencement of development)

· 
Improvements to the access track (prior to the commencement of development)

· 
Details of external lighting (prior to the commencement of development)

· 
Holiday accommodation only and with a closed period of 7 January to 28/29 February inclusive

Works commenced on the site almost immediately following the granting of permission 3/2007/0060/P.  These works included site clearance being completed and the installation of the necessary site infrastructure to facilitate its development for the approved lodge scheme.  The required passing bays on Moss Lane and the access road into the site have also been carried out and one lodge has already been sited.  Subsequently, planning permission was also granted (3/2010/0132/P) to vary the occupancy condition so that it reads ‘The chalets shall be used for the purpose of holiday accommodation only and not as a permanent residence’ (ie there is no longer a closed period).

Unfortunately, however, the pre-conditions had not been formally discharged.  Therefore, both the original permission and the permission to vary the occupancy condition are no longer valid.  

This current application therefore seeks to address this situation by seeking a new planning permission for basically the same development, except that the number of lodges has been reduced from 21 to 19.  

In relation to the pre-conditions on the original permission, the current situation is as follows:

1.
A landscaping scheme has been submitted with this current application that includes a hedgerow around the existing site boundaries and a number of trees within that hedgerow.  The Countryside Officer is satisfied with the mix of species within the hedgerow and the number and mix of species of trees.  The only condition that would therefore now be required would be in relation to the implementation and subsequent maintenance of the submitted scheme.  

2.
The passing places on the access track and the new vehicular access into the site from that track have both been satisfactorily formed.  No conditions in relation to highway matters would therefore be required in the event that permission is granted for this current application.  

3.
The submitted drawings show the positions of 8 No bollard lights.  This low level lighting is appropriate.  The only condition that would now be required in relation to this matter would be a ‘for the avoidance of doubt’ condition that no other lighting should be installed without a further planning permission having first been granted.  

There have been no changes to the saved policies of the Local Plan since the original planning permission was granted.  This current application therefore continues to comply with those policies.  

The recently published NPPF also now needs to be taken into consideration.  The basic tenet of NPPF is a presumption in favour of sustainable development which should be seen as the main thread running through both plan making and decision taking.  Furthermore, in subsection 3 entitled ‘Supporting a Prosperous Rural Economy’ it is stated that ‘planning policies should support economic growth in rural areas in order to create jobs and prosperity by taking a positive approach to sustainable new development.  To promote a strong rural economy, local and neighbourhood plans should:

· 
Support the sustainable growth and expansion of all types of business and enterprise in rural areas, both through conversion of existing buildings and well designed new building.

· 
Promote the development and diversification of agriculture and other land based rural businesses.

· 
Support sustainable rural tourism and leisure developments that benefit businesses in rural areas, communities and visitors, and which respect the character of the countryside.  This should include supporting the provision and expansion of tourist and visitor facilities in appropriate locations where identified needs are not met by existing facilities in rural service centres.

· 
Promote the retention and development of local services and community facilities in villages such as shops, meeting places, sports venues, cultural buildings, public houses and places of worship.

The proposed development therefore, in my opinion, satisfies the requirements of NPPF.



	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: 27 June 2012














