Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS




	Application No: 
	3/2013/0059/P

	Development Proposed:
	Extension of existing caravan park to allow for the creation of 31 timber lodges at Rimington Caravan Park, Crosshill Lane, Rimington



	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to the application provided that the overall number of units on the site did not increase.  The Parish Council noted that the aspect of the site would screen this development from outside the site.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No comments have been received in respect of this planning application.  At pre-application stage, the County Surveyor expressed no objections to a proposed development of 37 lodges subject to access being provided by the existing access from Hardacre Lane (support was not given by the County Surveyor for the formation of an additional access to Rimington Lane that was proposed at pre-application stage).

United Utilities – Has no objections to this application subject to the site being drained on a separate system with only foul drainage connected into the foul sewer.  Surface water should drain to the soakaway/watercourse/surface water sewer.



	CONSULTATIONS: Additional Representations.

	A letter has been received from the Ribble Rivers Trust who expressed no objections in principle to the application provided that the proposal meets the appropriate requirements relating to the disposal of sewage when no mains drainage is available and pollution prevention guidelines.  The Trust, however, makes additional comments that are summarised as follows:

1.
The application states that foul sewage is proposed to be disposed of via a septic tank.  There has been an issue with the septic tank at this site previously.  It should be ensured that the system is updated and appropriate for the proposed increased capacity.

2.
Appropriate pollution prevention measures need to be in place during site construction to prevent any pollution incidents arising from sediment and/or fuel/oil entering the watercourse of Eel Beck.

3.
As the proposed development site slopes towards Eel Beck it is assumed that the development will contain some form of SUD to take into account the surface water drainage from the site.

4.
Measures must be taken to avoid the spread of Himalayan Balsam that has been recorded at this site.

5.
With regards to the submitted ecological report, otters have been recently photographed within 1.2km of the site and could therefore be present in the section of Eel Beck that adjoins this site.

6.
White Clawed Crayfish have been recorded downstream of the site.  This is a protected species and appropriate mitigation is recommended to prevent any impact on the species downstream.

7.
The Rivers Trust fish survey results have recorded Trout fry downstream of the site and in theory Sea Trout could be using the beck for spawning.  Any construction works in or near the beck should be undertaken outside the fish spawning season.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy ENV7 - Species Protection.

Policy RT1 - General Recreation and Tourism Policy.

Policy RT5 - New Static Caravan Sites and Extensions to Existing Sites.

Core Strategy 2008 – 2028 Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

Policy DME3 – Site and Species Protection and Conservation.

Policy DMB3 – Recreation and Tourism Development.

National Planning Policy Framework (NPPF).



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

	Rimington Caravan Park is a long established site which enjoys a licence for 200 of which a minimum of 25 are tourers ie 175 statics and 25 tourers as a maximum.  It is situated to the west of the A682 within land designated open countryside.  The land the subject of this application lies to the north of the established site on a previously undeveloped parcel of land.  The land in the wider area is predominantly an agricultural use with the odd residential property and farmstead.  The landscape is gently rolling with the park itself nestling in a natural valley hollow on the western side of the A682.  The topography and existing tree cover is such that much of the application site is screened from wider view.  Vehicular access to the site is from Hardacre Lane.

Prior to the submission of this planning application, a pre-application enquiry was submitted in relation to a development of 37 timber lodges on an area comprising two fields to the north of the existing caravan site.  It was stated in the pre-application enquiry that there would be no increase in the number of units as, for each new unit that was sited an existing unit would be removed from the existing site.  That pre-application enquiry included the provision of a new access from Rimington Lane to the north of the site in order to serve the proposed lodges.

In relation to that pre-application enquiry, the County Surveyor, the Environment Agency and this Council’s Countryside Officer and Environmental Health Officer were consulted; and the proposal was considered in relation to the requirements of saved Policies G1, ENV3 and RT5 of the Local Plan.  The respective consultees commented in the following terms:

1.
The Environmental Health Officer considered there to be merit in increase in the overall area of the site if this was to improve the existing site layout so that there was a clearly identifiable area for touring caravans.  The proposed layout must comply with the space standards prescribed in the Council’s Model Standards that are attached to site licences.

2.
The Environment Agency did not respond to the pre-application consultation, that the site is outside flood zones 2 and 3 and therefore acceptable in principle in relation to this particular consideration.  The applicant was, however, advised that, in relation to the treatment of foul drainage, a modern package treatment plant (septic tank) must be installed to the satisfaction of both the Environment Agency and this Council’s Building Control Section.

3.
The County Surveyor did not see the necessity for the additional access to Rimington Lane suggested in the pre-application enquiry.  He stated that he was not aware of any capacity issues with the existing access from Hardacre Lane and therefore recommended that access to the site should continue to operate from Hardacre Lane and that measures be taken within the confines of the caravan park to accommodate any changes in internal layout, including the provision of the new lodges.

4.
In terms of Policies ENV3 and RT5, the Countryside Officer made the following comments:

· 
The areas included in the proposal are outside the Forest of Bowland AONB and although there are some potential long distance views from higher ground from within the AONB the nature of the landscape reduces the visual impact of the current site locally.

· 
In fact, localised viewpoints are minimised because of the landscape character of undulating lowland farmland that includes hedgerows and hedgerow trees bordering those fields included in the proposals to the north/west and to a lesser extent to the east as well as those fields immediately adjacent to the main proposals area.

· 
Immediately to the south of the field and bordering the current s??? Eel Beck which is a wildlife corridor forming part of a larger biodiversity network of features including those well-established hedgerows referred to above.  There are no Sites of Special Scientific Interest or Biological Heritage Sites affecting the area in question and the open fields within the proposed development area are classified as improved grassland areas.  This is land that has been so affected by heavy grazing, drainage or the application of herbicides or organic material that they have become species poor.

· 
Any landscaping proposals must reflect the landscape character of the area and include appropriate tree/hedgerow plant sites and species mix.

· 
Given the limited landscape impact of the proposal and the opportunities for gap planting, the proposal would be acceptable in principle in the context of saved Policies ENV3 and RT5 of the Local Plan.

In conclusion of the Council’s written response to the pre-application enquiry, the opinion was expressed that, subject to further details of the scale and finishing of the proposed chalets, the development was in compliance with the relevant saved policies of the Local Plan and was thus considered to be acceptable in principle.

As originally submitted, this application sought full planning permission for 38 timber lodges to be sited on the two fields that were the subject of the pre-application enquiry for 37 lodges.  The application (in common with the pre-application enquiry) is on the basis that there will be no increase in the number of units on the overall site.  Since the pre-application advice was given, the Council has moved towards the adoption of a Core Strategy to replace the Local Plan.  The requirements of the relevant saved policies of the Local Plan, however, are effectively carried forward in the equivalent policies of the Core Strategy 2008 – 2028 Regulation 22 Submission Draft that has been submitted to the Secretary of State but is presently in a period of suspension to allow certain aspects of the evidence base to be updated.  Even as originally submitted, this current application was for a development that, in principle, was in accordance with the relevant saved policies of the Local Plan and the equivalent policies of the emerging Core Strategy.

The original site area, however, effectively comprised two fields divided by a hedge running approximately east to west.  Following further consideration of the application in consultation with the Council’s Countryside Officer, it was considered that, although the effects of the proposal upon visual amenity and the landscape of the area were acceptable, the proposal could be improved with regards to this particular consideration if the number of units was reduced in order that they could be sited within the field immediately adjoining the existing site without encroaching onto the second field.

The applicants agreed to the application being amended in this way and amended plans were received on 10 April 2013.  These show a development of 31 timber lodges (reduced from 38) all sited on the southernmost of the two fields.  This therefore represents an improvement on both the schemes submitted for pre-application observations and the scheme originally submitted with this full planning application.  The application, as amended, therefore satisfies the relevant policies to an even greater degree than the previous schemes.

The amended plan, however, states that part of the northernmost field (upon which new lodges are no longer proposed) would become an “Informal Recreation Space”.  Additionally, although landscaping and planting proposals are show on the amended plan, the details of the scheme are considered to be insufficient/inappropriate.  The Countryside Officer therefore suggests the imposition of a condition containing two requirements as follows:

1. 
The submission for approval and subsequent implementation and future maintenance of a landscaping scheme for the northernmost field.

2.
The amenity/recreation area not to be seeded, turfed, paved or hard landscaped and not to be the subject of any changes of levels or landform, and no fencing or play equipment to be erected on this area.

An Ecological Survey and Evaluation by Pennine Ecological was submitted with the application.  This concluded that the survey found no habitats that were obviously higher than local/district value; the habitats present are common and include improved pasture, fragmented species for hedgerows, as species-rich roadside hedgerow and a stream; and with one exception, the hedgerows are generally poor examples of a UKBAP/S41 habitat due to their highly fragmented nature and improved/grazed ground flora.  The exception is the Rimington Lane hedgerow which displays significant woody/ground flora diversity and could be important in respect of the Hedgerow Regulations.  No evidence was found of badgers, great crested newts, water voles or otters; and nesting birds in the locality are generally of common species.

Section 4 of the Report, however, contains a number of recommendations in relation to mitigation measures to protect wildlife and their habitats.  The Countryside Officer does not disagree with the findings and conclusions of the Ecological Survey Report and has no objections in relation to this particular consideration subject to a condition requiring compliance with all the mitigation measures contained in Section 4 of the Report.  Subject to such a condition, the proposal is considered to be acceptable in relation to ecological considerations.

As a scheme to improve the long established tourism facility it is also considered that the proposal would comply with the sustainability requirements of NPPF especially the intention to support a prosperous rural economy as comprised in Section 3 of NPPF.

With regards to matters of detail, the proposed units are all of the same size and design.  They have dimensions of 12.4m x 6m with eaves heights of 2.4m and ridge heights of 3.9m.  Decking at one end and down one side of the units increases the overall dimensions to 15.4m x 7.1m.  It is stated in the application documents that the units would be timber, but no details are given in relation to the colour of the staining of the timber or the colour/type of the roofing materials.  This will need to be controlled by an appropriate condition in the event of planning permission being granted.

Access to the proposed 31 units would be from an extension to an existing internal access road on the existing caravan park.  This would involve constructing a bridge over Eel Beck, the details of which are shown on one of the submitted application plans.  It is stated that the new internal access road would have a tarmac finish and that gravel parking spaces would be provided for each unit.

An enclosed bin storage area is also proposed just inside the development site close to the position of the proposed bridge over Eel Beck.

Subject to appropriate conditions, I can see no objections to any of these detailed aspects of the proposed development.

Another condition, that would, of course, be required is one to ensure that any new units are replacements of units removed from within the existing site in order that the total number of units at the caravan park does not increase (in order to comply with the terms of the application as submitted).  As previously stated, the existing situation is that the site has a site licence for 200 of which a minimum of 25 are tourers ie 175 statics and 25 tourers as a maximum.  The agent has commented that, because over time caravan units by their very nature have become larger, it is not physically possible to site that number of modern units within the existing boundaries.  With this in mind, I propose that the condition should restrict the total number of static holiday caravans at any time to 150 with a maximum number of units (ie including touring caravans) of 175.  This is considerably below the existing site licence limit of 200 units.  The condition will need to specify the manner in which the Local Planning Authority is kept informed of the movement of units onto or off the site.



	CONCLUSION

	In conclusion, it is considered that, subject to appropriate conditions, the proposed development would improve this existing established caravan park with consequential benefits to the rural economy without having any seriously detrimental effects upon visual amenity, the amenities, the wildlife/ecology of the locality, the amenities of any nearby residents or highway safety.


	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














