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	Date Inspected:
	09/02/16
	

	Officer:
	RM
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use of field to create camp site for five camping pods, toilet and shower building, access and car park

	Site Address/Location:
	Bowland Wild Boar Park, Wardsley Road Chipping PR3 2QT 

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection or comments to make

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	The proposed camping pods, when considered in respect of the existing tourism facilities on the site, would not generate significant levels of additional traffic.

	United Utilities:
	The site should be drained on a separate system with foul water draining to public sewer and surface water draining in the most sustainable way.
A large diameter water main crosses the site and UU require an access strip of 10m (5m either side of the centre line of the pipe). This should be taken into account when laying out the development. 
Two easements run adjacent and through the proposed site and under no circumstances should anything be erected, planted or stored over the easement width.  



	Countryside Officer:
	Visited the site with the planning officer and has no objection to the proposal 

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received 

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement EN2 – Landscape & Townscape Protection

Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations 

Policy DME1 – Protecting Trees and Woodlands 

Policy DME2 – Landscape and Townscape Protection

Policy DMG3 – Transport and Mobility
Policy DME3 – Site and Species Protection and Conservation 

Policy DME6 – Water Management 

Policy DMB1 – Supporting Business Growth and Local Economy

Policy DMB3 – Recreation and Tourism Development 

National Planning Policy Framework (NPPF)



	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Description of Proposed Development:

The application seeks consent to install five camping pods and an associated shower/toilet facility building within a field at Bowland Wild Boar Park near Chipping. The field is located directly to the south of the private access track which leads from the main highway (Wardsley Road) to the main visitor centre of the Boar Park. The field upon which the development would take place measures 0.25 hectares and is rectangular in shape. The field currently contains a mock Iron Aged Round House and is covered by low lying vegetation, whereas the surrounding land is predominantly dense woodland covered by mature trees.     

The proposed camping pods would be sited to the south of the existing Round House, with a distance of 60m between the most northern and southern pods. In between the pods and the Round House the proposal includes a small facilities building and narrow bark chip pathways would provide pedestrian access between the pods and the facilities buildings. 

Each pod would be identical in design/size, measuring 2.6m wide by 4m in length and 2.7m high to the ridge. The pods would be finished using larch featheredge cladding and contain a single entrance door and rear window. Internally the pods would provide a single bed, sofa and small table. The facilities building would also be constructed in larch tongue and grove timber, and have a Marley fibre cement profile roof. The facilities building would measure 5.6m in length by 3.3m wide and have a pitched roof design measuring 2.7m to the ridge. This building would contain a total of four toilets and two shower rooms.    
The application also proposes to install a parking area between the existing Round House and access track. This parking area will measure 14m x 18m (252sqm) and would be constructed using grasscrete.


	Site Location/Address:

The application relates to rectangular shaped field located to the south of the access track that currently serves Bowland Wild Boar Park near Chipping. The Park is accessed directly off Wardsley Road and is located within the AONB. As mentioned above, whilst the field itself is relatively flat and covered in low lying vegetation, the surrounding area is mainly dense woodland which significantly screens the application site from public view.  



	Relevant Planning History:

3/2010/0234 – Proposed erection of “Iron Age” Round House – approved 


	Principle of Development:

The application seeks to change the use of a field to create a camping area, including the installation of five camping pods and a facilities building. 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. In this respect the site is within the Bowland Wild Boar Park, which is a visitor attraction/centre with its own café and shop facilities, and it is therefore considered that the proposed development specifically relates to an existing countryside attraction. The principle of the camping use/pods in this particular location is considered to comply with the requirements of Policies DMB1 and DMB3 of the core strategy. 



	Impact Upon Residential Amenity:

The Wild Boar Park occupies an expansive area of land in a relatively isolated position and subsequently the nearest residential properties, except the property occupied by the applicant within the grounds of the Boar Park, are over 700m away from the field within which the proposed development would take place. Subsequently the proposed use would have no significant impact upon the amenity of neighbouring uses/residents.  



	Visual Amenity/External Appearance/AONB:

Although the proposed camping pods and facilities building would be sited on an open field, this field is surrounded by extensive woodland areas and subsequently the site and buildings would not be visible to the public, except from within the field itself and a short section of the private access track that serves the Wild Boar Park. The proposed use and low lying buildings would therefore have no negative visual impact upon the surrounding area or the AONB. In addition, the proposed building, being of natural (timber) construction would blend into the surroundings, as would the use of bark chips to provide pedestrian access. 

The proposal does also include the provision of a new car parking area, directly adjacent to the existing access track leading to the main visitor centre. This parking area would be constructed using grasscrete so as to appear natural on the landscape and again the parked cars would be well screened from public view by the surrounding woodland.

In summary, the proposed use of this field, the proposed buildings and the new grasscrete car parking area would have no detrimental impact upon the visual amenity of the area and the AONB.        



	Access and Highways:

The proposed use would be service via the existing access track which is used by all visitors to the Wild Boar Park and the Highway Officer has raised no objection to the proposal.  


	Trees and Ecology: 

The application would not involve the removal of any trees or hedges, however the pods would be sited on a field covered by low lying vegetation. The Council’s Countryside Officer has visited the site and was of the opinion that the field had little ecological value and the proposed development, being only modest in size, would have no detrimental impact upon any protected species or biodiversity in general.  

The submitted plan appears to show some additional planting in and around the proposed pods, however little information has been submitted in this respect and consequently a condition has been attached requiring a landscaping scheme to be submitted to and approved in writing by the LPA prior to the camping pods being first brought into use.  



	Water Management:

The submitted plans show that foul water would be routed to an existing tank to the east of the field and United Utilities have raised no objection to the drainage of the site, subject to foul and surface water being drained on separate systems. A condition stating this has been attached to the recommendation.   

United Utilities have commented that a large diameter water main crosses the site. The Wild Boar Park covers a large area the Officer has checked the United Utilities mapping system and it would appear that this pipe is not located close to the field within which this development is taking place. 

United Utilities have also made the LPA aware of two easements at the site and according to the UU map it would appear that these are located very close to the proposed development site. One of the easements runs to the west of the field, so would not be impacted by the proposal, whereas the others appears to be located under the proposed grasscrete car parking area. It is not considered that the laying of a grasscrete surface would impact upon this easement and access would still be available should it be required and therefore there is no planning reason to refuse the application on these grounds. 

Notwithstanding the above, the existing pipes and easements across this site are  private matters for the applicant and United Utilities to discuss directly, however in the interest of clarity an informative has been attached to the decision notice advising the applicant to contact United Utilities prior to any work commencing on site. A copy of UU’s comments has also been sent to the applicant’s agent for information.          


	Conclusion:

In summary, the principle of a camping site, with associated pods, is acceptable in this location and the proposed use would not have any undue impact upon neighbouring uses. The size, design and siting of the proposed pods and the car parking area would share an acceptable visual relationship with the surrounding area, including the AONB, and the application is recommended for approval. 


	RECOMMENDATION:
	That conditional planning permission be granted


