Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0360/P

	Development Proposed:
	Extension of existing caravan site to provide an additional 10 caravan pitches at Hartleys Farm, Tosside, Skipton, Yorkshire, BD23 4SQ.



	CONSULTATIONS: Parish/Town Council

	Parish Council - No observations or comments have been received within the statutory 21-day consultation period.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC County Surveyor – No objections in principle to this application on highway safety grounds.

The addition of 10 touring caravan units to this site will not have a significant impact on the capacity of the access with and movements along Longtons Lane. There is good visibility for vehicles emerging from the site, in excess of 125m from 2.4m back from the edge of carriageway in both directions. Longtons Lane is a lightly trafficked rural road and while narrow in places, down to a minimum of 3.3m, it accommodates a mix of agricultural and private vehicles and there are a number of existing passing places that allow for the safe movement of two way traffic.

However, in order to prevent loose material being drawn onto the highway and to provide emerging vehicles with a surface that allows for consistent vehicle control on entering the highway, the condition of the farm access should be improved for a distance of 15m back from the edge of carriageway, being brought appropriately paved in tarmacadam or concrete.

LCC A.O.N.B Officer – No observations or comments received within the statutory 21-day consultation period.



	CONSULTATIONS: Additional Representations

	N/A



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 – Settlement Strategy.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy RT1 – General Recreation and Tourism Policy.

Policy RT6 – New Touring Caravan Sites and Extension to Existing Sites.

PPS4 – Planning for Sustainable Economic Growth.

PPS7 – Sustainable Development in Rural Areas.



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

	The application seeks permission for the extension of an existing CL registered caravan site at Hartley’s Farm, Tosside. The site lies within the Forest of Bowland Area of Outstanding Natural Beauty, approx. 400m south of Tosside. The site lies approx. 4 miles east of Slaidburn and approx. 5 miles west of Long Preston, the nearest larger settlements. The project represents an expansion of the previous farm diversification scheme, which have been carried out over the last 8 years. Hartleys Farm is an all grass stock farm supporting suckler cattle and sheep, and to supplement farm income the applicant has operated a 5-berth touring caravan site, which is certified, by the Caravan and Camping Club (C&CC) since 2003. In 2005, the applicant gained permission for a toilet/laundry/shower/communal area facility on site, which the Agent notes has also proved popular with visitors to the site. Due to falling returns from the farm income coupled with rising costs, the applicant proposes an extension to the existing and popular CL site in order to support and supplement the existing income generated from the business on site. The Applicant notes that the CL site is full all year round and he has to turn away business on a regular basis. He notes the recent changes at nearby Gisburn Forest as a reason for the recent upsurge. The scheme proposes an extension of the existing track within the site into a field to the northwest of the farmhouse and barn, creating a circular track with sufficient space for 10 touring caravans. The scheme also includes the planting of a native species hedgerow on the northern boundary of the field to provide additional screening.

The hardstandings and access track will be constructed using clean hardcore, and the hardcore will be allowed to have grass growing through it, which will lessen the impact of the area of the newly laid hardcore. The central area of the loop will be mown and kept free of structures, with a newly planted traditional Lancashire hedgerow planted to screen the site on the northern boundary of the site.

The main issues to consider in this proposal relate to the visual impact caused by the development and any potential impact on highway safety. We must therefore assess the scheme against Policies ENV1, G5, RT1 and RT6 of the Districtwide Local Plan.

Policy G5 notes that only planning consents for ‘small scale tourism developments and small scale recreational developments appropriate to a rural area subject to Policy RT1’ will be considered, and Policy RT1 notes that the Council will again only approve development proposals that extend the range of tourism and visitor facilities subject to the scheme meeting the following criteria;

· Proposal must not conflict with other Policies,

· Proposal must be well related to an existing main village or settlement,

· Development should not undermine the character, quality or visual amenities,

· Proposal should be well related to the existing highway network and should not generate additional traffic movements of a scale and type likely to cause problems, and

· Site should be large enough to accommodate the necessary car parking service areas.

More specifically with proposals for the development of new touring caravan sites, Policy RT6 states that ‘The Borough Council will approve proposals for the development of new touring caravan sites subject to the relevant criteria.’ This relevant criteria looks specifically at details such as location, site size and details about the site.

In this instance, given the strategic location of the site in relation to the tourist hotspot of Gisburn Forest, that it is reasonably well related to Slaidburn, Long Preston and to a lesser extent Gisburn, and that the site is large enough to accommodate the increase in vehicles and well related to the existing highway network, the proposal is considered to be acceptable in principle. 

With regards to the visual impact on the Forest of Bowland Area of Outstanding Natural Beauty this proposal may have, it must be noted that despite the site being relatively isolated, due to the existing native planting and screening on site and due to the land dropping away from the adjacent highway, the area of land subject to this application is already reasonably well screened from nearby viewpoints. The proposed site also provides the most appropriate location given that it will be close to the existing built form on site, and further screened by the main residential buildings on site. Additional screen planting and landscaping of a type in keeping with the area is also planned for the northern boundary of the site. Bearing this in mind, I do not consider there will be a significant impact on the visual amenity of this area of landscape within the Forest of Bowland A.O.N.B.

With regards to the potential impact on highway safety, it must be noted that the LCC County Surveyor has no objections in principle to this scheme.

Bearing in mind the above, it is considered that the proposal will help diversify the existing farm enterprise and considering the limited number of caravans proposed at any one time, and the relatively minor number of movements to and from the site, I do not consider the scale of activity to be significant enough to warrant refusal.
In conclusion, given the mitigation provided, the visual impact of the proposed scheme is considered acceptable, and bearing in min the significant farm diversification benefits to the applicant, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.



	RECOMMENDATION: That planning permission be granted.


DATE INSPECTED: 01/07/2011














