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	Development Description:
	Proposed childrens' playground with two items of fixed equipment at existing camping pod development.

	Site Address/Location:
	Land at Moorgate Farm Kenyon Lane Langho BB6 8AN

	


	CONSULTATIONS: 
	Parish/Town Council

	Dinckley Parish Meeting made the following observations:-
1. There is no objection of itself to a children’s playground adjacent to the camping pods.

2. However, a playground in the middle of a field in an agricultural and rural setting is incongruous. This is now a commercial development in a green field which used to be a dairy farm.

3. Views were expressed as to the bad visual impact the development will have. The pods themselves are visually intrusive and out of character.

4. Parishioners are concerned that paragraphs 10, 11 & 12 of the conditions are being ignored.

5. Car parking and site management need a lot to be desired and external lighting is in clear breach of conditions attached to the consent.

6. The fencing on the site is intrusive in a countryside setting. 

	

	CONSULTATIONS: 
	Additional Representations.

	Three letters of objection have been received and raise the following concerns:-
· Negative visual impact

· Failure to comply with planning conditions imposed on previous planning approval

	RELEVANT PLANNING HISTORY:

3/2016/0833 - Change of use of agricultural land to camping facility for eight camping pods and associated car park and landscaping. Refused
3/2017/0103 - Change of use of agricultural land to camping facility for eight camping pods and associated car park and landscaping (resubmission of application 3/2016/0833). Approved.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy: 
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 DME2 – Landscape and Townscape Protection

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:
This application seeks consent for the siting of two items of play equipment at the recently implemented camping pod site at Moorgate Farm, Kenyon Lane, Langho. The application site is situated in an open field location approximately 230m north of the farm complex at Moorgate Farm. The site is within the open countryside and around 1.5km south of the Forest of Bowland AONB. 
Planning consent was granted in June 2017 for a change of use of the land to a camping facility for eight camping pods and associated car parking and landscaping. The planning permission has been implemented and the applicant seeks to introduce children’s play equipment including a climbing frame and a swing frame. The playground is to be sited within the existing camp site. The timber climbing frame would have a height of 2.55m and the swing frame would extend to a height of 2.44m. 

	Observations/Consideration of Matters Raised/Conclusion:

Consent has previously been granted for the change of use of land at Moorgate Farm to a camping facility. The 8no. camping pods that were approved by planning permission 3/2017/0103 have been implemented and the principle of the use of the land for tourism has been established; the development is a small scale tourism facility of the type supported in principle in the open countryside by Core Strategy Policy DMG2. This planning application relates to play equipment that would be used in conjunction with the existing established use and therefore the sole consideration in the determination of this application is the visual impact of the proposals on the surrounding landscape.
Policy DMG2 requires development in the countryside to be in keeping with the character of the landscape. The erection of play equipment on open land in the countryside would not generally be supported as it would be seen as an incongruous and alien feature in an otherwise rural area. The proposals however must be considered in the context in which they would be experienced in this particular case; they would be located within an existing small-scale tourism site comprising eight timber camping pods standing to a height of over 3m. The play equipment would be seen against the backdrop of the camping pods when viewed from the south and south west. There has been erected along the western edge of the site a close boarded timber fence which screens the site from views from the public footpath (FP6). From the north and east the play equipment would be screened by the pods themselves.
Taking the above into account, the play equipment is small scale and would be in keeping with the existing site. The height of the equipment would not exceed the height of the existing pods and there would be limited visual impact resulting from the proposals. As such, there is no justification for refusal of the proposals on the basis that they would result in no greater adverse visual impact than the existing site.
I note the objections of residents and the Parish meeting group. The Council’s enforcement officer is aware of the alleged breaches of condition at the site and consideration could be given to appropriate enforcement action if considered necessary. The approval of this application would not preclude enforcement action and the fact that the applicant is allegedly in breach of conditions imposed on a separate planning consent cannot be used as justification to withhold planning permission. 
Taking into account the above it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved.


