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	Date Inspected:
	08/08/2018
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use of redundant shower block to four one-bedroom holiday lets and one two-bedroom holiday let with car parking.

	Site Address/Location:
	Three Rivers Caravan Park, Eaves Hall Lane

	


	CONSULTATIONS: 
	Parish/Town Council

	No comments received  

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection to the proposal on highway grounds


	CONSULTATIONS: 
	Additional Representations.

	No representations have been received  

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DMG1 – General Considerations

Key Statement DMG2 – Strategic Considerations 

Key Statement EN2 – Landscape 

Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DMG3 – Transport and Mobility
Policy DMB1 – Supporting Business Growth and Local Economy

Policy DMB3 – Recreation and Tourism Development 

National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location/Address:

The application relates to a redundant shower block at Three Rivers Caravan Park, located off Eaves Hall Lane outside of West Bradford. The shower block was granted consent in 1998 (3/1998/0183). 
The caravan park previously consisted of static caravans, with the license allowing up to 273 units on this site, and an area to the north designated for touring caravans. However it was considered that the touring element of the business was not financially viable and therefore in 2015 planning permission was granted for 56 additional static caravans to be erected on the land previously used for touring caravans and work has commenced on site with regard to implementing this consent. In view of the above the application site does not offer the facility for touring caravans and thus the shower block (to which this application relates) is no longer in use.    

The shower block is located towards the northern end of the site, to the rear of the main reception/function building, close to the area where the touring were previously located and the new statics being erected.    
The Three Rivers Caravan Park is categorised as Open Countryside being located outside of the defined settlement boundaries, and is within the AONB.  



	Description of Proposed Development:

The application seeks consent to convert the single storey redundant shower block into 4 x 1 bed holiday units and 1 x 2 bed holiday units (five new holiday units in total). 

The application proposes no external alterations to the building, and would include some minor alterations to the internal by way of the construction of 6 stud walls. 

Externally work has begun on the construction of a car parking area that would provide five spaces to the north of the application building, and there is also an existing car parking area to the south of the building. 


	Relevant Planning History:

3/2015/0977 – Use of land to allow for the siting of static caravans on touring caravan area – granted subject to conditions

3/1998//0183 – New amenities block – granted subject to conditions 


	Principle of Development:

Policy DMB1 generally seeks to support business growth and the local economy, and Policy DMB3 relates specifically to recreation and tourism uses. Policy DMB3 requires new tourism development to be physically well related to an existing main settlement or village or to an existing group of buildings, except where the proposed facilities are required in conjunction with a particular countryside attraction. 
The application relates to an existing building located within an established tourist facility (Three Rivers Caravan Park) and thus the proposed new holiday units would be physically well related to an existing group of buildings and an existing holiday accommodation site. Furthermore the application is accompanied by a business plan which details how this proposed development would provide an alternative form of accommodation on this site, as opposed to static caravans, and details of expected income and projections in relation to costs and returns.  

In view of the above the principle of additional holiday accommodation on this established site would comply with the requirements of Policies DMB1 and DMB3 of the core strategy. It must however be reiterated that the application seeks consent for holiday accommodation and the units are not to be used as permanent or primary living accommodation. A number of conditions have therefore been attached to ensure that the approved units are for holiday use only. 



	Impact Upon Residential Amenity:

The nearest neighbouring residential property outside of the grounds of Three Rivers Caravan Park is Nuffield House, some 150m to the south, with the main reception/function building located in between. To the north there is a cluster of residential properties at Drake House Farm and White Barn Cottage, however these are more than 250m from the application building. Given the above detailed separation distances it is considered that the proposed use of the building would have no undue impact upon the nearest neighbouring residential properties outside of the caravan site. 

Within the caravan site itself the nearest static caravans are between 10-15m from the proposed building and such a distance is considered to be acceptable between these single storey units, particularly given the average separation distances between the static caravans on this site is considerably less than what would be achieved with this proposal. Furthermore the application proposes no new openings or alterations to the existing building and thus the relationship between the existing building and existing statics would not be altered in terms of overshadowing and loss of outlook. 

In summary, the proposed use of the building for holiday accommodation would not have any undue impact upon neighbouring residential amenity. 


	Visual Amenity/External Appearance:

As mentioned earlier in this report the application proposes no external alterations to the existing building and thus the change of use would have no visual impact upon the building, or the surrounding area, including the AONB.
Externally the applicant has created a new hard surfaced area to the north of the building, and the plans show that this will provide five car parking spaces. It is not considered that the creation of this car parking area would have any visual impact on the area.    



	Access and Highways:

The Highway Officer has raised no objection to the application, however has recommended that a footway link be provided between the car park and building. Whilst not shown on the plans there is a set of external steps directly adjacent to the proposed car parking area which would provide access to the application building. 


	Observations/Consideration of Matters Raised/Conclusion:

In summary, the principle of additional holiday accommodation in this location is acceptable and the proposed development would not have any undue impact upon neighbouring amenity. The proposal would not have any significant visual impact on the character and quality of the site and its surrounding area and as such the application is recommended for approval.  


	RECOMMENDATION:
	That conditional planning permission be granted


