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	Date Inspected:
	16/08/2016
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Retrospective application for a caravan site including the retention of eight unauthorised hard standings and creation of 5 additional hard standings for caravans.  Replacement of existing temporary facilities building with wooden toilet, shower facility and wash/dry room.  Supplementary planting scheme with native species trees and shrubs.

	Site Address/Location:
	Calder Farm Settle Road Bolton by Bowland BB7 4NT

	


	CONSULTATIONS: 
	Parish/Town Council

	Provided that conditions confirm that the site is for touring caravans only, Bolton by Bowland, Gisburn Forest & Sawley Parish Council has no material objections to this application.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection.

	AONB Officer:
	

	The caravan site (including unauthorised development and proposed additional hardstanding areas) is within the Landscape Character Type F2 – Bolton-by-Bowland to Waddington, Undulating Lowland Farmland with Wooded Brooks. The Forest of Bowland AONB Landscape Character Assessment considers this landscape character type to have moderate landscape character sensitivity. 

The existing site and proposed extension appear to be screened for most visual amenities by existing vegetation (hedgerows and trees) and will be further screened by the proposed supplementary hedgerow planting. Given the above, the AONB Partnership considers the caravan site, including retention of the unauthorised development and additional hardstanding, to be acceptable and does not compromise the key characteristics of the local landscape character and the AONB designation.

	LLFA:
	

	No objection.

	CONSULTATIONS: 
	Additional Representations.

	No representations.

	RELEVANT PLANNING HISTORY:

3/2016/0578 - Retention of three unauthorised hard standings and creation of five additional hard standings for caravans.  Replacement of existing temporary facilities unit, wash facility and porta-loo with wooden facilities building and wash/dry room.  Supplementary planting with native species shrubs/trees. Withdrawn
3/2013/0071 - New access off Settle Road into a parcel of agricultural land and the creation of a stone track to allow access for agricultural operations. Approved

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy: 
Key Statement DS1 – Development Strategy

Key Statement DS2 –Sustainable Development

Key Statement EN2 – Landscape

Key Statement EC1 – Business and Employment Development

Key Statement EC3 – Visitor Economy

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMG3 – Transport and Mobility

Policy DME2 – Landscape and Townscape Protection

Policy DME3 -- Site and Species Protection and Conservation

Policy DMB1 – Supporting Business Growth and the Local Economy

Policy DMB3 – Recreation and Tourism Development
National Planning Policy Framework

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
The application seeks consent for change of use of agricultural land to a caravan site comprising a total of 13 hard standings (including the retention of 8 unauthorised hard standings) and facilities building at Calder Farm, Settle Road, Bolton by Bowland. The application site is located west of Settle Road and has a southwest sloping aspect. The site is bounded on three sides by hedgerow with occasional mature trees. The majority of the internal site is grassland and a stone track has been formed around the site. At its closest point, the site is located approximately 60m from the associated farm complex and lies within the designated Forest of Bowland AONB within 500m of the settlements of Bolton-by-Bowland and Holden.
The proposed caravan site would be used by a maximum of 13 touring caravans only. Calder Farm is owned and managed by the applicant and the enterprise consists of suckler beef cattle, sheep and poultry. The business also includes diversified activities including equine livery. The existing site comprising 8 hardstandings and temporary facilities building and is certified by The Camping and Caravanning Club and supplements the farm enterprise. As well as regularising the existing site and proposing five additional hardstandings, the application includes the erection of a facilities building with toilet, shower facility and wash/dry room to replace the existing temporary facility in the northeast corner of the site. The building would measure 3.4m x 7m and would have a shallow pitched fibre cement roof up to a height of 2.7m. The walls would be constructed from vertical larch cladding over blockwork and the building would have a water connection with foul sewage disposed to a septic tank in the south east corner of the site. Electric hook ups would be provided for all caravan pitches and 10 tent pitches are provided in the central grass area. 

	Observations/Consideration of Matters Raised/Conclusion:

The matters to be considered in the determination of this application relate to the principle of the development in policy terms, the visual impact of the proposed development upon the Open Countryside and the effects of the proposal upon the amenities of nearby residents, ecology and trees and highway safety. 

Principle of Development

Core Strategy Key Statement EC3 relates specifically to the visitor economy stating that proposals that contribute to and strengthen the visitor economy of Ribble Valley will be encouraged and that significant new attractions will be supported in circumstances where they will deliver overall improvements to the environmental and benefits to local communities and employment opportunities. The proposed development would contribute to the tourism economy and is in accordance with Key Statement EC3.
The application site is located in the open countryside and within the Forest of Bowland. Core Strategy Policy DMG2 requires development outside of defined settlement areas to meet at least one of six considerations one of which are the following:
4. The development is for small scale tourism or recreational developments appropriate to a rural area.

In my opinion the proposal is for a small scale tourism development of a type that is appropriate to a rural area. Policy DMB3 relates specifically to recreation and tourism development. Tourism and visitor attractions are generally supported subject to the following criteria being met:

1. The proposal must not conflict with other policies of this plan;

2. The proposal must 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 and there are no suitable existing buildings or developed sites available;

3. The development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design;

4. The proposals should be well related to the existing highway network. It should not generate additional traffic movements of a scale and type likely to cause undue problems or disturbance. Where possible the proposals should be well related to the public transport network;

5. The site should be large enough to accommodate the necessary car parking, service areas and appropriate landscaped areas; and

6. The proposal must take into account any nature conservation impacts using suitable survey information and where possible seek to incorporate any important existing associations within the development. Failing this then adequate mitigation will be sought.

In the Forest of Bowland Area of Outstanding Natural Beauty the following criteria will

also apply:

1. The proposal should display a high standard of design appropriate to the area.

2. The site should not introduce built development into an area largely devoid of structures (other than those directly related to agriculture or forestry uses).
These are therefore the detailed considerations that are relevant to this application and that will be discussed under appropriate headings below. In principle, however, the proposal is considered to be acceptable.

Effects Upon the Landscape/Visual Amenity

The Policy DMG2 states that ‘within the open countryside development will be required to be in-keeping with the character of the landscape and acknowledge the special qualities of the area by virtue of its size, design, use of materials, the landscaping and siting’ and that ‘in protecting the designated Area of Outstanding Natural Beauty the Council will have regard to the economic and social well-being of the area’. Policy DMG2 is clear that in considering development proposals the most important consideration will be the protection, conservation and enhancement of the landscape and character of the area avoiding where possible habitat fragmentation. Key Statement EN2 states “The landscape and character of the Forrest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area…As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials” and the NPPF (paragraph 115) attaches ‘great weight’ to conserving the landscape and scenic beauty AONB which is afforded the highest status of protection.
In this case, I consider it relevant to note the fallback position. The General Permitted Development (Order) and the Caravan Act 1960 together allow the use of land as a caravan site for up to five touring caravans at once by members of the Caravan Club, the Camping and Caravanning Club and other recognised recreational organisations, provided the site has an exemption certificate from Defra. The site is Certified by the Camping and Caravanning Club and therefore benefits from the aforementioned permitted development rights which would allow the use of the land for up to five touring caravans; this is a material consideration in the determination of the application. 
The site is located to the west of the existing farm complex which comprises the farmhouse and attached barn, agricultural buildings and stables with ménage. The application site boundary is located approximately 60m from the nearest farm building and I consider it to be relatively well-related to the existing group of buildings in compliance with criterion 2 of Policy DMB3. Moreover, the site is within 500m of the settlements of Bolton-by-Bowland and Holden and 300m from the Copynook public house and therefore I do not consider the area to  be devoid of non-agricultural structures.
In relation to its impact on the landscape, the site follows the natural field boundaries with interspersed boundary hedges, shrubs and trees on the north, south and western sides. The site is not visible from Settle Road to the east of the site due to a roadside hedge and the highway being of a lower height than surrounding land. The clearest view of the site is seen from Settle Road where it crosses Bier Beck. From this point the site is around 300m away and is partially screened by existing trees. No clear views are provided from any other points on the surrounding highway network. There are public footpaths 200 metres to the west and 100 metres north of the site. 

The site is identified as landscape character type F: ‘Undulating lowland farmland with wooded brooks’ in the Forest of Bowland AONB Landscape Character Assessment. This landscape is characterised by a patchwork of pasture fields which are deeply incised by wooded troughs and gorges, networks of hedgerows and stone walls that delineate field boundaries, and scattered cottages/farmsteads and clustered villages. This landscape type is considered to have moderate landscape character sensitivity and visual sensitivity is considered to be moderate. The assessment acknowledges that there is likely to be increased pressure from residential and tourist related developments, which could potentially affect the character and quality of the landscape.
The development site would be screened by existing vegetation on three sides and supplementary planting is proposed. The scheme as submitted is of a low density and, should consent be granted, I consider it reasonable to restrict the site to seasonal use. Whilst it is noted that it is in the summer months that the vast majority of visitors come to enjoy the landscape, during this time the site would be afforded appropriate visual screening by vegetation and the AONB Partnership considers the proposals to have an acceptable visual impact. The additional planting proposed in the Supplementary Hedgerow Planting and Proposed Planting Scheme would serve to reduce the visibility of the site and would comply with the recommendations of the Landscape Character Assessment for this landscape character type. Subject to the retention and protection of existing hedges and trees and the proposed additional hedge planting, I consider the proposal to be acceptable in relation to the consideration of landscape and visual amenity subject to conditions restricting the site to seasonal use for up to a maximum of 13 touring caravans. Following discussions with the agent, it is considered acceptable to allow a maximum of five caravans onto the site during the period 31st October to 1st March; this would result in no greater visual impact than what could be achieved without the Council’s consent.
Highways Safety

Policy DMG3 and criterion 4 of Policy DMB3 relate to the matter of transport and mobility and states that, in the determination of applications, considerable weight will be given to the availability and adequacy of public transport and associated infrastructure to serve those moving to and from developments. The nearest bus stop to the application site is located in Bolton-by-Bowland around 1.4km away and the surrounding road network does not have footways. The site is however served by classified roads and the primary strategic route, the A59, is approximately 3 miles away at its closest point. Moreover, by the very nature of rural tourism often creates a need to travel.
Effects Upon Wildlife/Ecology
An ecological assessment of the site has been provided and considers the impact of the proposals. The site is bounded on three sides by hedgerow with occasional mature trees. The majority of the internal site is grassland which is regularly mown for camping and caravanning activities and there is an open drainage ditch along the southern boundary. The structure of the trees and shrubs provide valuable habitat and allow nesting opportunities for birds.
The construction of 5no. additional hard standings would involve the removal of topsoil to a depth of around 200mm and topping with 25mm hard core material. The loss of improved grassland would have no ecological impact and the creation of additional pitches would not extend with 2m of the existing ditch which forms a natural safeguard for tree roots. In order to ensure the development does not cause any damage to trees and shrubs it is recommended that a Tree Protection Scheme is implemented and all works carried out in accordance with BS5837 including a construction protection zone around all trees.

The proposals also indicate supplementary planting of hedgerow filling in all gaps along existing boundaries and a hedgerow creation scheme involving the planting of 366m of hedgerow alongside existing wire fences including along both side of the access track. It is envisaged that the planting of new hedgerow will improve the value of the area for wildlife and improve connectivity in accordance with Core Strategy Policy DME3.
Residential Amenity

In terms of its impact on the amenity of neighbours, the nearest residential property is located approximately 120m from the site boundary. It is considered that the intervening distance would be sufficient to avoid any loss of privacy to the occupants of Fair View. With regards to noise nuisance and disturbance, the Council’s Environmental Health Officer raised no concerns. However, it is important that the site is managed in order to limit noise levels during certain hours. The location of the site within the open countryside and away from any major transport routes where existing ambient noise levels can be very low means therefore that such activities can greatly impact on surrounding amenity. Should consent be granted, the Council would require the submission of a satisfactory Site Management Plan so as to be satisfied that the site would be managed accordingly.

Planning Balance

Key Statement DS2 requires the Council to reflect the presumption in favour of sustainable development contained in the National Planning Policy Framework (NPPF). There are three dimensions to sustainable development: economic, social and environmental. It is noted that the application site is within a reasonable distance of Tier 2 Settlements Bolton-by-Bowland and Holden and their limited range of services whilst the nearest Tier 1 Settlement is Gisburn approximately 4 miles away. In terms of its economic benefit to the rural area, the proposals are likely to generate some additional business for the nearest public houses, restaurants and shops as visitors would spend some time in the local area and this is evidenced by the online reviews of the existing site. In terms of its impact on the social dimension of sustainability, the proposals would expand the range of visitor accommodation in the Borough, supporting the intentions of Core Strategy Key Statement EC1 and EC3. However, the site would not be accessible to all due to its location which relates poorly to existing transport links.
Thus, the aforementioned economic and public benefits that would arise from the proposed development must be weighed against the environmental impacts of the proposals. As discussed above, the use of the site for five touring caravans would not require consent and it must be identified what additional harm would arise from the provision of an additional eight caravans with hard standings and associated facilities building. The site is well-screened by existing and proposed vegetation and the Local Planning Authority could manage the use of the site through appropriate planning conditions in order to minimise the visual impact of the proposals to an acceptable level. Subject to appropriate conditions, the proposed development would not result in unacceptable harm to the character and scenic beauty of the Forest of Bowland AONB and it is considered that the economic and public benefits outweigh any environmental impacts of the proposal.

Accordingly, it is recommended that the application be approved subject to conditions restricting the site to seasonal use.

	RECOMMENDATION:
	That planning consent be granted


