Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2012/0910/P

	Development Proposed:
	Proposed change of use of land for the siting of 15 new static holiday caravans in place of the storage area which will be relocated at Bridge Heywood Caravan Park, Dunkirk Farm, Whalley Road, Read

	CONSULTATIONS: Parish/Town Council

	Read Parish Council – Comment that the Parish Council is keen to support development within the village which has the potential to provide employment so long as it falls within the planning and highway criteria and does not meet with objections from residents living close to the proposed development.  The applicants make reference in their submitted documents to the need for sustainable transport.  In relation to this comment, the Parish Council makes the following comments:

· 
The northern boundary of the caravan site is adjacent to the disused railway which was used as a link to the Martholme Viaduct and to what is now the Lancashire Cycleway on the Hyndburn side of the River Calder.  This amenity was enjoyed by local people from the early 1960’s until 2000/2001 when access was blocked by the caravan site owner following the foot and mouth outbreak.  The disused railway had been purchased by the landowner’s family during this period.  The landowner has consistently refused many requests to grant access to the 800m link.

· 
Taking into account the applicant’s planning statement, the Parish Council would ask that the planning officers bring to the attention of the landowner that the connection to the Lancashire Cycleway from his road along the disused railway would allow increased access to the countryside by local residents and the holiday makers on his site, who would also have access to shops and services in Great Harwood on foot and cycle, in line with the need to encourage the use of sustainable transport.

· 
The Parish Council feels that the proposed application would upgrade what is now a caravan site to a holiday park and would generate increased traffic on the A671 at a point where there have been two fatal accidents in recent times.  The Parish Council feel that it is imperative that granting the application should be conditional on agreement being reached between the applicant, Lancashire County Council and Sustrans (the owners of the viaduct) for a concessionary cycleway to be created along the disused railway to connect to the Lancashire Cycleway on the Hyndburn side of the viaduct.

Simonstone Parish Council – Has made similar comments to Read Parish Council in relation to the footpath along the former railway line adjoining the northern boundary of the site.  Simonstone Parish Council considers that this could be part of the easiest route for the construction of a cycleway between the built up areas of Hyndburn and Burnley.  Such a cycleway would provide a safe route for employees to cycle to work in the major industrial estate in Simonstone.  Simonstone Parish Council therefore requests that any permission in respect of this application should be the subject of a Section 106 Agreement to secure access to the cycleway route as proposed on the National Cycleway Route in addition to enabling the reopening of the footpath along the track and their development at the earliest opportunity.
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	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections to this application on highway safety grounds.  He comments that the application is for an additional 15 caravans to be placed on a well-established caravan site in Read; and he has no specific highway safety concerns about the additional traffic associated with a development of this size in this location.

The County Surveyor also makes the following comments which address the points made by Read and Simonstone Parish Councils in relation to the potential footway/cycleway scheme:

· 
I am aware of correspondence received from the Parish Councils relating to the desirability of introducing a link for the potential Martholme Viaduct footway/cycleway scheme and the suggestion that the means of helping achieving this aim would be from funding and/or unilateral undertakings secured through a Section 106 Agreement.

· 
I am not in a position to recommend such course of action as I do not consider that such measures are proportionate or necessary in respect of this current application.

· 
It is my understanding that the funding is not available at this time to carry out work on the old railway line in the foreseeable future.  Should there be progress on this scheme at a later date, we will investigate if it would be possible to have the landowner dedicate the access as bridleway which would give walkers and cyclists the legal right to use the old railway.

Environment Agency – Originally commented that there were no objections to the application from a biodiversity point of view subject to certain conditions.  The Environment Agency did, however, initially object to the proposal because part of the site lies within Flood Zone 3a and has a high possibility of flooding.  The Environment Agency did, however, suggest that the applicant could overcome this objection by submitting evidence to demonstrate that the proposal would not pose a risk to life and property, as follows:

· 
To be more resilient against flooding, the site area located within the flood plain would need to be raised by at least 600mm above the flood plain level and compensatory flood storage provided elsewhere on the site.  There would also need to be a programme for maintenance to show that the watercourse flowing through the site would be cleared of debris on a regular basis.


· 
The proposal would need to be amended to omit any works proposed to be carried out within 8m of the watercourse to maintain a clear and unobstructed means of access to the river.

The applicants discussed the proposal with the Environment Agency and subsequently submitted amended plans and sectional drawings on 4 January 2013.  These show that there is now to be no development within Flood Zone 3a or within 8m of the watercourse.

The Environment Agency has now confirmed that they have no objection in principle to the proposal subject to appropriate conditions.  They explain that the proposed development will only meet the requirements of the National Planning Policy Framework if the measures detailed in the Flood Risk Assessment – Flooding and Drainage Assessment for a Proposed Extension to Bridge Heywood Caravan Park, Read, Burnley, project number 7119 August 2012 submitted with the application are implemented and secured by way of planning conditions on any planning permission.  They recommend two conditions – one requiring compliance with the submitted Flood Risk Assessment (FRA) and the other condition 
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requiring the submission for approval and subsequent implementation of a surface water drainage scheme for the site based on sustainable drainage principles.

The Environment Agency also requests that an advisory informative also be included on any planning permission notice.

United Utilities – Did not express any objections in principle to the proposal subject to condition but made the following comments:

· 
The site must be drained on a separate system, with only foul drainage connected into the combined sewer.  Surface waters should discharge to the soakaway or directly to watercourse which may require the consent of the Local Authority.  Surface water should not be allowed to drain to the public sewer as there are adequate alternative methods of surface water drainage available.


· 
A public sewer crosses the site and United Utilities will not permit building over it.  They will require an access strip width of 6m, 3m either side of the centre line of the sewer which is in accordance with the minimum distances specified in the current issue of “Sewers for Adoption” for maintenance or replacement.


· 
United Utilities would encourage the Planning Authority to dissuade the developer from erecting habitable buildings within 15m of the existing pumping station.  This is to reduce the risk of noise, vibration and odour pollution and to improve the quality of life of future occupants.

The comments of United Utilities have also been taken into account in the amended plans received on 4 January 2013 in that, on these plans, there is no caravan within 15m of the pumping station and a 6m easement is shown over the main sewer pipe as requested. 



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy ENV4 - Green Belt.

Policy RT1 - General Recreation and Tourism Policy.

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

Policy RT6 - New Touring Caravan Sites and Extensions to Existing Sites.

Core Strategy 2008 – 2008 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy EN1 – Green Belt.

Policy DMB3 – Recreation and Tourism Development.

National Planning Policy Framework (NPPF).



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

	The existing Bridge Heywood caravan park lies approximately 300m to the south of Whalley Road outside the settlement boundary of Read and within the green belt.

There are two distinct elements to this application.
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As it presently stands there is an area used for the storage of touring caravans in a visually prominent area of the southern part of the site, close to the main entrance road into the site.  The first part of the proposal relates to the relocation of this touring caravan storage area onto the lower part of a sloping field (that is also within the applicant’s ownership) to the east of its current location.  This would involve some lowering of the ground level, with the excess soil being transformed to the existing storage area for reasons relating to the second element of the proposal that will be described later in this report.

The proposed new storage area is already well screened by existing trees from the north, east and south.  Supplementary infill planting is proposed within the belt of trees to the east of the road, and also new planting is proposed to the north of the proposed new storage area.

Access into the storage area would be from the southwest through what would be the only gap in the combined existing tree screening and proposed additional tree planting.  The area would have a gravel surface (as per the existing storage area) to allow water to permeate through the ground.  This element of the proposal does not involve any permanent buildings and there would be no lighting on the proposed storage area.

The second element of the application concerns the provision of 15 additional static caravans on the area where the touring caravans are presently stored.  It is stated in the submitted supporting documents that these would be a mixture of letting and privately owned caravans; and that five of these caravans would be luxury unit available for holiday letting.

As previously stated, soil that is to be removed from the proposed new storage area would be added to this part of the site in order to raise the level of the ground in order to address any flood risk from the adjacent river.  This aspect of the proposal has been confirmed as acceptable by the Environment Agency.

A hard standing base and parking space alongside each caravan will be provided, and there would be a new internal access road as shown on submitted touring number 2012/12/502E.  Each parking space would be block paved in order to allow water to permeate through.

Substantial screen planting is proposed along the southern boundary of the site in order to minimise the visual impact of the development when viewed from outside the site.  Additionally, internal landscaping and screening is proposed in order to help to assimilate the caravans into the landscape.  This planting would comprise locally occurring native tree and shrub species to be planted around the new caravans and access road.

The layout of the caravans has been designed such that the end elevations would, where possible, be orientated towards the public footpath that runs to the east of the site.  The layout is also of a random as opposed to regimented pattern, again with the aim of limiting the visual impact of the development.

Other aspects of the proposal involved the provision of 10 additional visitor parking spaces, a new bin storage area surrounded by a timber fence, and a proposed minor relocation of the existing sales office.  Security barriers and CCTV installations are also proposed.

It is stated that the external appearance of the caravans would be sympathetic to the surrounding landscape comprising neutral colours such as green or beige with dark grey/green tiles roofs.

The matters that are relevant to the consideration of the two elements of this application are discussed under appropriate sub-headings below.
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Sustainable Development and Supporting a Rural Economy

In their submitted supporting documents, the applicant’s agents claim that tourism is one of the few sectors that stand to benefit from the current economic downturn with more people taking holidays in the UK rather than going abroad.  They say that it is therefore important to ensure that there is a good supply of high quality accommodation available within the borough to harness the increased visitor spend for the benefit of the local economy.

The agents claim that increasing the number of static caravans at this caravan park would strengthen the business allowing it to take advantage of increased demand for domestic holidays and making it more robust in the face of the current economic downturn, as well as increasing the impact on the local economy through greater visitor spend.  It is also stated that the storage of the touring caravans is an important element of this existing business.

The site is relatively close to junctions 7 and 8 of the M65 and there is a bus service between Burnley and Clitheroe (via Padiham, Read, Simonstone and Whalley) for which a bus stop is located on Whalley Road close to the access road serving the site.  The site is also well located in relation to the footpath network.

Overall, the proposal is considered to represent an appropriate and sustainable addition/improvement to an existing rural business in an appropriate location.  It would benefit the business itself and the local rural economy.  In relation to this particular consideration, the proposal is considered to satisfy the requirements of NPPF and also the relevant policies of both the existing Local Plan and the emerging Core Strategy.

Visual Amenity

Possibly the most visually prominent element of the site as it presently exists, is the touring caravan storage area.  This is to be located to an area that benefits from existing natural screening and that is to be supplemented by additional screen planting.

The proposed 15 static units would then be sited on the existing touring caravan storage area.  This would be a more spacious development on this part of the site than the densely packed stored touring caravans.  Boundary screen planting and internal “structure” planting would also mitigate any potential detrimental visual impact of this element of the proposal.  Furthermore the touring caravans are predominantly white; but the Council could exercise control through an appropriate condition to ensure that the proposed static units are in more muted colours such as green or beige to be sympathetic to the surrounding landscape.

Overall, I consider that the combination of the two elements of the application and the proposed additional landscape/screen planting, would result in a development that would be an improvement on the existing situation with regards to the consideration of visual amenity.

Green Belt

This site is located within the Green Belt.  The proposal does not, however, involve the construction of any permanent buildings.  For reasons stated above, the replacement of the densely packed stored touring caravans with 15 static units would, in my opinion, represent an improvement with regards to the openness of the Green Belt.  The touring caravans would, however, be located on a presently undeveloped piece of land.  Again, this element of the proposal does not involve any permanent buildings and this part of the site is very well screened.

Overall, I consider that the proposal would not detract from the openness of the Green Belt.
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 Even if it was considered that there would be some minor adverse effect in relation to this

particular consideration, my opinion is that the benefits of the development to the rural local economy would outweigh any such minor harm.

I therefore consider the proposed development to be appropriate and acceptable in this Green Belt location.

Highway Safety and Parish Council Comments

The County Surveyor has confirmed that he has no objections to this application as the additional traffic associated with 15 extra caravans does not give to any highway safety concerns.

The County Surveyor has also referred to comments made by both Read and Simonstone Parish Councils about the desirability of introducing a link from the site into the potential Martholme viaduct footway/cycleway scheme; and the suggestion that the means of helping achieve this aim could be from funding and/or unilateral undertakings secured through a Section 106 Agreement.  The County Surveyor comments that he is not in a position to recommend such a course of action as he does not consider that such measures are proportionate or necessary in respect of the current application.

As case officer for this planning application, I would add to the County Surveyors comments as follows:

· 
Any Section 106 Agreement or condition must be necessary for planning reasons in order for a proposed development to be allowed.  The cycleway issue is of no relevance in planning terms to this application.  If planning permission is to be granted then the permission could not be subject to any conditions or agreements relating to the footway/cycleway.

Therefore, the cycleway issue does not represent a reason for refusal of this application, nor is it justification to impose any requirements on the applicant through a Section 106 Agreement.

Flooding/Drainage

Subject to appropriate conditions, the application, as amended by plans received on 4 January 2013, is now to the satisfaction of the Environment Agency and United Utilities.

Residential Amenity

There are no residential properties close enough for the proposed development to have any discernable effects upon the amenities of their occupiers.

Conclusion

Overall, it is considered that the proposed development would benefit an existing rural business and, in turn, the local rural economy, without any seriously detrimental effects upon visual amenity, the openness of the green belt, flooding matters, highway safety or the amenities of any nearby residents.  As such, the proposal would comply with the general sustainability requirements of NPPF whilst also satisfying the relevant saved policies of the Local Plan and the relevant Policies of the emerging Core Strategy.  I can therefore see no sustainable objections to the application subject to appropriate conditions.
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	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development would benefit an existing rural business and, in turn, the local rural economy without any seriously detrimental effects upon visual amenity, the openness of the green belt, flooding matters, highway safety or the amenities of any nearby residents.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














