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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Temporary planning permission (from 24 May 2017 until 24 August 2017) for a canvas marquee structure for three summer events.

	Site Address/Location:
	Foxfields Farm Whalley Road Hurst Green BB7 9PN

	


	CONSULTATIONS: 
	Parish/Town Council

	No representations have been received in respect of the proposed development.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to the marquee only being in use for family events and not as a commercial business. 

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the proposed development.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement EN2: Landscape

Policy DMG1: General Considerations

Policy DMG2: Strategic Considerations 

	Relevant Planning History:

No relevant history

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located within an agricultural field adjacent to the settlement of Hurst Green and therefore within the defined open countryside. The surrounding fields remain agricultural in appearance and have not altered in character. 
The proposal site is accessed off Whalley Road, down a long track that leads to Foxfield Farm. The site is surrounded by trees on three sides other than one which has long distance views to the south towards the river. 

	Proposed Development for which consent is sought:

Consent is sought for the temporary erection of a large white canvas marquee within the middle of an open field adjacent to Foxfields Farm, Hurst Green. The marquee has the dimensions of 20m wide, 10m long and 5.5m high. The marquee is located within the centre of the field and would be used for 2 weddings and a 70th birthday party. It has been requested that the marquee remains in use until August 2017. 

	Impact Upon Residential Amenity:

As the marquee is relatively isolated in location and therefore the impact on residential amenity is considered to be minimal. 

	Visual Amenity/External Appearance:

It is important to consider the impact of the proposed development on the open countryside in terms of a loss of long range views and the urbanisation of the open countryside. 
Policy DMG2 ‘Strategic Considerations’ requires development within the Tier 2 villages and outside the defined settlement areas to meet at least one of six considerations as follows:

· Development should be essential to the local economy or social wellbeing of the area
· Development is needed for the purposes of forestry or agriculture

· Development is for local needs housing which meets an identified need

· Development is for small scale tourism or recreation development appropriate to a rural area

· Development is for small-scale uses appropriate to a rural area where a local need or benefit can be demonstrated

· Development is compatible with the enterprise zone designation

The application site is located outside of a defined settlement and within the open countryside; however the proposal does not have significant justification for the requirement of the structure in the open countryside for any of the purposes identified above and would therefore be contrary to Policy DMG2.  Key Statement EN2 concurs with this policy in that it states that the open countryside should be protected from inappropriate development.  As the proposal is not to be used for small scale tourism or recreation, nor demonstrated that the proposal would be for the purposes of local need or benefit – the proposal would be considered as inappropriate development in the open countryside and would be refused on this basis.
Furthermore, in relation to the visual impact of the development - as the proposal would be in an elevated position compared to the surrounding landscape, the proposed design would become the most dominant visual feature in the landscape due to its height, massing and siting and would become the focal point in an otherwise relatively low lying and undeveloped landscape. This concern would only be exacerbated due to the white colour of the marquee which would be out of character considering the back drop of greenery to the north. There are several public footpaths that surround the proposal site and develop into a loop that would encompass the whole site and it is considered that the proposal would become a dominant feature within the landscape and would affect long range views from the local footpaths that are otherwise uninterrupted. 
Further information sought from the agent has suggested that there would be approximately 100 people visiting the site for the events and therefore there would be at least 50 cars visiting the site. Car parking, together with the marquee structure detracts from the open character, rural views and surrounding landscape. The car parking area within the field would be a discordant feature in the countryside.  

Overall, if consent was granted for the use of this structure there would be an adverse visual impact on the immediate area and there would be a loss of agricultural land and intrusion into the open countryside.

	Other Matters:

Although the consent is for temporary use, it is considered that if consent was granted the character of the area which is defined by a ‘visual openness’ would be altered. Furthermore, the marquee would be established after a three month period and should a further consent be submitted it would be difficult to resist as the precedent has already been set. 

Concerns were also raised as a wedding fair has been advertised at the marquee in July which would alter the development being sought within this application. The application indicated that the advertisement for a wedding fair was no longer going ahead and that it was a mistake. However, if the intention is to use the marquee as a permanent commercial business then it would require permission from the local planning authority. It was also noted that a site access track and footpaths have been laid and that hardstanding base has been created for the marquee. 

Further concerns were raised with reference to a ‘glamping pod’. The applicant stated that pods were being built within the farming units at Foxfields and that the pod sited in the field to the east of the marquee was there for people to visit and perhaps buy in the future. The pod appears to sit on metal girders that rest upon a timber base. The pod also has its own electricity supply and was furnished internally with beds etc. It was also noted that a footpath has been created which leads directly to the pods from the marquee and the applicant stated that the pod was used an overnight accommodation during his recent family wedding. It appears that, to all intents and purposes, the pod would be permanently stationed in this location and that operational development may have taken place in creating the base on which the pod stands. 
The works within this application site do not appear to be of a temporary nature and it has been advised that some of these are engineering operations and/or change of use that require express consent from the local planning authority.
The agent was advised to withdraw the application and to take the marquee down and put it up during the times of the events mentioned within the application. If the total use of the marquee is 28 days or under, this would be acceptable under permitted development. However, this was not accepted and the application has been determined on the information submitted. 

	Observations/Consideration of Matters Raised/Conclusion:

The proposal is considered to be harmful to the open countryside and no considerable justification for the proposal has been accompanied within this application. The proposal is considered to be contrary to Policy DMG1 and DMG2 and Key Statement EN2 of the Core Strategy. It is for the above reasons and having regard to all material considerations and matters raised that I recommend the application is refused. 

	RECOMMENDATION:
	That planning consent be refused.


