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	Date Inspected:
	
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	

	


	Development Description:
	Camping pod to replace existing caravan pitch with package sewage treatment unit.

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

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	AONB Officer:
	

	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations.

	RELEVANT PLANNING HISTORY:

3/2016/0807 - 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. Approved with conditions.

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 Withdrawn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:
Consent is sought for the erection of a single camping pod at Calder Farm, Settle Road, Bolton by Bowland. Calder Farm lies within the Forest of Bowland Area of Outstanding Natural Beauty (AONB). A small scale touring caravan and camping site operates from the site and consists of a total of 13no. caravan pitches and 10no. camping pitches. The site is restricted to 5 caravan pitches between 31st October and 1st March. A portable facilities block is currently present on site but consent was granted by planning permission 3/2016/0807 for its replacement by a wooden facilities building with toilet, shower facility and wash/dry room. The caravan site is located west of Settle Road and has a southwest sloping aspect. The site is bound on three sides by hedgerow with occasional mature trees. The caravan pitches are arranged around a hardcore track with tented pitches in the central grass area.
During the summer months occupancy rates are good, but fall off during the winter months. The site owners therefore wish to replace one of the existing caravan pitches with a camping pod to extend income generation across the year. The proposed pod would replace the existing caravan pitch in the southwestern corner of the site. It is proposed to retain the existing hard standing area for parking and the pod would be located on a wooden base. Electricity would be provided by the existing electric hook up and foul water would be dealt with by a package treatment unit. A native species hedgerow would be planted around the pod. The pod itself would be clad with larch boarding with a hardwood framed door with double glazing. The pod would measure 6m x 3.2m and would have a height of 2.7m

	Observations/Consideration of Matters Raised/Conclusion:

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.

The proposal is for a small scale tourism development of a type that is appropriate to a rural area and would serve to supplement the existing caravan and camping site at Calder Farm. Policy DMB3 relates specifically to recreation and tourism development. Tourism and visitor attractions are generally supported subject to them meeting the 8no. prescribed considerations contained within Policy DMB3. The primary consideration in relation to this application is its impact of the visual appearance of the area when compared with the existing situation.
The proposed camping pod would be replacing an existing caravan pitch. The application notes that the visual impact of the pod would be less harmful than a caravan which can be prominent in the landscape due to their often white colour. Whilst I agree with this assessment it should also be noted that a caravan is both temporary and easily moveable. The proposed camping pod would be stationed permanently at the site on a year round basis.
The existing site is relatively well-screened by existing boundary trees and vegetation and a supplementary planting scheme was agreed to be implemented as a condition of the original consent for the site to provide additional screening. The camping pod is located on the lowest part of the site and would be separated from the rest of the site by new hedgerow planting but would continue to form part of the existing site. Taking into account the existing arrangement and the siting, scale and design of the pod, it is considered that the proposals would not result in any adverse visual harm to the character or scenic beauty of the immediate landscape which compared with the existing arrangement and this is a view that is supported by the AONB Officer. Whilst the camping pod would be in situ on a permanent basis its timber cladding, of which samples would need to be submitted to the Council for approval, would ensure it would assimilate well into the landscape and would not be a prominent or alien feature.
In terms of highway safety, the proposals would not result in any significant change in vehicle movements at the site nor would it have any impact on biodiversity.

In conclusion, the proposals would accord with the Council’s employment and tourism related policies. Accordingly, it is recommended that the application be approved subject to conditions.

	RECOMMENDATION:
	That planning consent be granted


