Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/2011/0381/P

	Development Proposed:
	Proposed Mobile Home for use by a dependant relative at Barracks Farm, Chipping Road, Chaigley, Lancashire, BB7 3LX.



	CONSULTATIONS: Parish/Town Council

	Parish Council – No objections.


	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC County Surveyor - No objection to the application in principle on highway safety grounds.

HSE – HSE does not advise, on safety grounds, against the granting of planning permission in this case.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 – Area of Outstanding Natural Beauty.

Policy H9 - Extended Family Accommodation.

Policy SPG – “Extensions and Alterations to Dwellings”.



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

	Barracks Farm is a relatively isolated property with associated outbuildings within the Forest of Bowland Area of Outstanding Natural Beauty, as defined by the Ribble Valley Districtwide Local Plan that sits approx. 400m east of the Hamlet of Chaigley. The Applicant seeks permission for the siting of a mobile home within the curtilage/garden of the property for use by the Applicant’s mother who is registered disabled. The Applicant’s mother will be able to live comfortably within the mobile home with an additional room for a carer also provided within the unit. The scheme requires no other alterations to the existing property or to the boundary treatments or garden areas at the property.

There is a question whether permission is actually required for the proposal as given the location of the mobile home is within the garden of the property, there is no change of use involved (the proposal is for ancillary residential accommodation on land with a residential use). The question is whether there is operational development involved as a ‘caravan’ is defined within the Caravan Sites and Control of Development Act 1960 at sec. 29 as a "any structure designed or adapted for human habitation which is capable of being moved from one place to another (whether by being towed, or by being transported on a motor vehicle or trailer)”. If the proposed unit were considered to be a ‘caravan’ there would be no operational development involved. The tests for whether a structure placed on land has a sufficient degree of permanency to be judged "operational" development in terms of sec.55 of the 1990 Town and Country Planning Act. In terms of caravans, when it can be shown that an existing caravan having the conventional characteristics of mobility has been adapted by the addition of foundations, brick skirts on other permanent additions which would clearly indicate that it is intended to be a permanent fixture, decision makers have often relied on these features to infer that fresh development has occurred. On this basis, given the type of accommodation proposed, it is likely that the structure would be more permanent than a typical ‘caravan’, and as such given the level of information provided, I will consider the proposal as requiring planning permission.
With regards to the creation of annex accommodation, Policy H9, states that ‘The Borough Council will approve applications for the extension of properties to provide accommodation for elderly or frail relatives provided that:

i) the proposal conforms to the provisions of Policy G1 of this plan,

ii) the development is capable of integration into the main dwelling or a use which is ancillary to the use of the main dwelling when circumstances change, and that

iii) 
the extension provides only a modest level of accommodation.

Therefore, in terms of the principle of the proposal, as the proposed annex accommodation is clearly within the domesticated area of the farmstead, it is considered acceptable in plan policy terms. However, the main concerns lie with the impact of the proposal on the character and setting of both the existing farmhouse and the A.O.N.B. itself, and ensuring its compliance with part (i) of Policy H9 to ensure that the proposal conforms to the provisions of Policy G1, and given the site lies within the Forest of Bowland A.O.N.B., that the scheme complies with Policy ENV1.

Policy G1 states amongst other things, that;

· development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature,

· particular emphasis shall be placed on visual appearance and the relationship to surroundings, and

· materials used should be sympathetic to the character of the area.

and, Policy ENV1 amongst other things states that;

· Development will also need to contribute to the conservation of the natural beauty of the area, and

· Design, materials, scale and massing will be important factors in deciding planning applications.

Given the proposed location of the mobile home, the materials proposed and the scale, height and massing of the unit, the unit will not be visually prominent from the adjacent highway and is considered to be clearly subservient to the main dwelling. It is therefore visually acceptable and will have no significant impact on the visual amenity of the character of the building or on the setting of the building within the Forest of Bowland A.O.N.B.

Therefore, bearing in mind the above comments, and that the proposal complies with the relevant Policies, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 30/06/2011














