Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2008/0907/P

	Development Proposed:
	To develop a small piece of land (approx. 807 sq.m.; 0.0807ha; 0.199 acres) into an area for 2 no. static caravans to be used as farm workers dwellings for a four-year period (Re-submission) at Radholme Laund Farm, Cow Ark, Clitheroe



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections. 



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No comments or observations received within the statutory 21-day consultation period.

LCC Rural Estates Surveyor – No objections, as on the basis of submission of the current application he does not feel approval of this application would set a precedent to others as it can be shown the application has been assessed on its own merits.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy H3 – Agricultural Workers Dwellings.

Policy H4 – Occupancy Conditions.

Policy H5 – Proposals for New Agricultural or Forestry Workers Dwellings.

Policy ENV1 - Area of Outstanding Natural Beauty.

SPG - Agricultural Dwellings - Siting, Size and Design.

PPS7 Sustainable Development in Rural Areas.



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

	A planning application has been submitted for the siting of two static caravans to be used as farm workers dwellings for a temporary period of four years. This is a resubmission of application ref. no. 3/2008/0729/P, which was for the same two caravans, however they were to be sited permanently.

The main concerns with this application are the principle of the development, and whether there is a requirement for agricultural workers dwellings at this site, and the visual impact of the siting of the two caravans. In regards to the first issue, I will refer to the comments from the LCC Rural Estates Surveyor.

In assessing the need for the two static caravans as proposed, it is necessary to have regard to the applicant’s personal circumstances. These being, in the first instance, to provide temporary alternative accommodation whilst the improvement works are undertaken to Park Gate Cottage (being a farm dwelling associated with this unit), and subsequent to this, to assist with re-organisation of labour and housing of labour on this unit during the transition of the applicant’s retirement from the business over the proposed four year period.

It is considered that the applicant has accepted through not pursuing the intention to site the two static caravans on a permanent basis that his circumstances are outside those for assessing agricultural workers dwellings under the Council’s Local Plan Policy H2 and H5, as well as National Policy PPS 7 – Annex A. As such, on the basis of submission of the current application, it is considered that approval of this application would not set a precedent to others as it can be shown that the application has been assessed on its own merits. Therefore, the principle is accepted.

In regards to the visual impact of the siting of the two caravans, they are to be sited to the north of the Farmhouse behind a crop of trees, and as such will not be visible from the nearby highway nor from the access track up to the Farmhouse. In addition, due to the site being close to existing farm buildings and within a dip in the land, the site remains extremely well hidden from any other nearby viewpoints. As such, I do not consider the proposal will have a significant impact on the character or setting of the Forest of Bowland Area of Outstanding Natural Beauty, and as such I recommend accordingly.



	SUMMARY OF REASONS FOR APPROVAL: 

	The proposal has no significant detrimental impact on residential amenity or highway safety, and has no significant visual impact on the character or setting of the Forest of Bowland Area of Outstanding Natural Beauty.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 26/09/2008














