Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/1099/P

	Development Proposed:
	Proposed change of use of domestic garaging to one 1 bedroom holiday let and erection of a single storey structure to form one 2 bedroom holiday and one 1 bedroom holiday let to form a total of three holiday lets at the garage adjacent to 1 Swindlehurst Cottage, Garstang Road, Chipping

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that the application has no highway implications and he therefore has no objections on highway grounds.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy RT1 - General Recreation and Tourism Policy.

Core Strategy 2008-2028 A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DMB3 – Recreation and Tourism Development. 

National Planning Policy Framework (NPPF).



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

	The application relates to Brickhouse Touring Caravan Site that lies off the south eastern side of Garstang Road within the Forest of Bowland Area of Outstanding Natural Beauty outside the settlement boundary of Chipping.  The applicants presently live at No 1 Swindlehurst Cottages that immediately adjoins the caravan park.  To the south of the applicant’s dwelling and to the west of the boundary of the caravan park, there is a block of garages.  The garage at the eastern end of the block is in the applicant’s ownership.  

The first element of the application relates to the proposed conversion of the applicant’s garage to form a unit of holiday accommodation.  This would be a relatively small unit containing an open plan living/kitchen/dining area, one bedroom and an en-suite shower room.  Externally the garage door in the front elevation of the building would be replaced by a window and a patio door; and at the rear, two windows would be formed in the elevation that presently has no window openings. 

The second, and larger element of the application relates to the construction of an L shaped single storey building containing another one bedroomed unit of holiday accommodation plus a two bedroomed unit of holiday accommodation.  This building would be sited immediately adjoining the south eastern elevation of the existing garage to which the first element of this application relates.  This building would also contain a laundry room and boiler room.  The area upon which it is to be constructed has been used as curtilage for the caravan site and has been maintained accordingly.  

The proposed building will be constructed using natural stone with stone quoins and a natural slate roof.  The windows and doors would be wood effect UPVC.  

There have been two recent applications (3/2011/0256/P and 3/2012/0291/P) for the erection of a new live/work unit (two storey warden’s house with a single storey attachment containing a reception area and office/shop) in the same general location as the single storey building to which this current application relates.  The second of those applications (that was determined after NPPF came into force) was refused for the following reasons:

1.
In the opinion of the Local Planning Authority, the touring caravan site does not necessitate the construction of a manager’s/warden’s dwelling within its boundaries.  The proposed development therefore represents the erection of a dwelling (that does not satisfy an identified local need, and is not for the purposes of agriculture or forestry) in a location outside the settlement boundary of Chipping and within the Forest of Bowland Area of Outstanding Natural Beauty.  As such, the proposal would be contrary to the requirements of Policies G5 and H2 of the Ribble Valley Districtwide Local Plan and would be detrimental to the visual amenities of the AONB contrary to Policy ENV1 of the Local Plan.

2.
The proposal is contrary to the environmental dimension of sustainable development as defined in the National Planning Policy Framework (NPPF) in that it would not contribute towards the protection and enhancement of the AONB which is an area recognised in the NPPF as having the highest status of protection in relation to landscape and scenic beauty.

In the supporting statement submitted with this current application, the agent states that the proposed holiday lets are to be run in conjunction with the applicant’s existing 34 pitch touring caravan site; and that the applicants consider that the units would enhance their existing business.

The application needs to be considered firstly in relation to national policy context provided by NPPF.  Section 3 of NPPF is concerned with “supporting a prosperous rural economy”.  Paragraph 28 states that the sustainable growth and expansion of businesses and enterprise in rural areas should be supported and that the development and diversification of agricultural and other land based rural businesses should be promoted.  Paragraph 17 states that Local Planning Authorities should recognise the intrinsic character and beauty of the countryside and support thriving rural communities within it.

As a diversification/expansion of an existing business in a rural village (that has the potential to provide increased custom/business for other local businesses) I consider the proposal to comply with the general sustainability requirements and the need to support a prosperous rural economy as contained within NPPF.

As a small-scale tourism related development that would benefit the local economy, I also consider the proposal to comply with the requirements of saved Policies G5 and RT1 of the Ribble Valley Districtwide Local Plan.  As the general intentions and requirements of those policies are effectively carried forward by Policies DMG2 and DMB3 of the Core Strategy 2008-2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft, I also consider the proposed development to be in accordance with those relevant policies in the emerging Core Strategy.

The previously proposed warden’s/manager’s dwelling was considered to be an unnecessary development that would not comply with the applicable housing policies and would not particularly benefit the local economy.  It was therefore considered to constitute unjustified development that would be detrimental to the visual amenities of the AONB contrary to Policy ENV1 of the Local Plan.

The proposed holiday lets, however, would benefit the local economy.  One unit would be in a converted existing single storey building whilst the other two would be in a single storey building (the previously proposed manager’s/warden’s house was two storey) of appropriate design and external materials for the locality.  The units would not, in my opinion, have any detrimental effects upon the amenities of nearby residents; and the County Surveyor has not expressed any objections to the application on highway safety grounds. 

 Overall, therefore, I consider the proposed development to be acceptable and in compliance with the relevant national guidance (NPPF) and the relevant saved policies of the Local Plan and the relevant policies of the emerging Core Strategy.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed development comprises a diversification/expansion of an existing established tourism related business that would benefit the local economy and would not have any seriously detrimental effects upon visual amenity, the amenity of nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 7 February 2013














