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	Date Inspected:
	~
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Erection of log cabins and camping pods on agricultural land and formation of new access and track to service them. Resubmission of planning application 3/2018/0341.

	Site Address/Location:
	The Brows Farm  Brows Barn  Higher Road  Longridge  PR3 2YX

	


	CONSULTATIONS: 
	Parish/Town Council

	No objection to the campsite in principle but raise concerns regarding:

1 - The necessity for the two storey element of the accommodation

2 - The sighting of the dwellings so the ridgeline is not broken

3 -  Propose screening is used

4 - The access is compliant with Highways regulations in relation to the sightlines and width of the access

5 - The accommodation is used only for holiday lets and not to be used for permanent residence.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	With respect to the principle application do raise any objections.

Concerns regarding the access for this site and the provision of sufficient on-site parking. This application appears to be solely for the log cabins and camping cods although the Planning Statement makes reference to the provision of up to 10 camping and caravanning pitches. 

In order to pursue the application we would look for further information to allay our concerns. This including information regarding the suitability of the access from Higher Road and further concerns outlined in this response. There is a concern that two vehicles especially those drawing trailers or caravans would not be able to enter the site whilst a second is waiting to exit, a swept path analysis of this conflict should be undertaken. This should be carried out using a reasonable size of car and caravan such as a Ford Mondeo and a caravan that give a total length of 12m. From this it is expected that the required width of the access road could be determined.

If it is not possible for a car and caravan to enter the site whilst one is waiting then adequate provision to enable the vehicles to pass at the site entrance should be made. 

Whilst the plans provided show parking provision for the log cabins it is unclear where these are to be provided to support the camping pods, these will need to be provided adjacent to the pods.

	AONB Partnership:
	

	No objections.

	

	CONSULTATIONS: 
	Additional Representations.

	None received.

	RELEVANT PLANNING HISTORY:

3/2018/0341 - Erection of log cabins and camping pods on agricultural land and formation of new access and track to service them. Withdrawn.
3/2016/0860 - Erection of agricultural unit for housing livestock and supplies etc. Approved with Conditions.

	

	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 three log cabins and three camping pods at The Brows Farm, Brows Barn, Higher Road, Longridge. The Brows Farm consists of 7.5 acres of agricultural land which once formed part of a larger agricultural unit. The Brows lies within the Forest of Bowland AONB and is part of a small cluster of stone buildings. This includes the original farmhouse historically known as Dilworth Brows, now known as Brows Farm which is Grade II Listed.  The other buildings have been converted from agricultural use to office and residential uses. A modern agricultural building has recently been granted consent and erected at the site.
The applicant seeks to diversify use of the site to include a tourism offer comprising log cabin and camping pod holiday accommodation. The application site is part of an undeveloped area of grazing land located to the east of the existing cluster of buildings. The ‘log cabins’ would have a height of 6.2m and would measure over 18m in length. They would provide ground floor living accommodation with mezzanine floor and would have three bedrooms, kitchen, living and dining areas. The south-east elevations of the cabins would have a large expanse of glazing to provide long-distance views. The cabins would be faced with timber panelling, composite windows and doors and blue slate roofs. Three camping pods would also be sited with the six units in total set out in a linear arrangement.

The proposal includes the creation of a dedicated vehicular access to the site from Higher Road. A track around 170m in length would be created along the eastern field boundary and dedicated parking spaces would be provided for each unit of accommodation. This application is a re-submission of an earlier application submitted in March 2018. The application was withdrawn following concerns relating to the visual and landscape effects of the development. Amendments have been made to the proposed scheme in order to satisfy the Council’s concerns and can be summarised as follows:

· the units will be cut into the land

· additional screen planting along the proposed track and around the proposed holiday units

· earth mound provided on the south side of site

The siting, scale, mass and design of the buildings remain the same as previously submitted.

	Observations/Consideration of Matters Raised/Conclusion:

The matters to be considered in the determination of this application relate to the principle of the development, the impact of the proposed development upon the visual appearance and character of the surrounding area, its effect on residential amenity, ecology 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. The proposed development would contribute to the tourism economy and accords with the general intentions of Key Statement EC3. Key Statement EC1 ‘Business and Employment Development states that “Developments that contribute to farm diversification, strengthening of the wider rural and village economies or that promote town centre vitality and viability will be supported in principle”. 

The application site is located in 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 is 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 AONB additional criteria apply as follows:-

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).

The application site is located around 2km to the centre of Longridge, a principal settlement although there are some facilities including a convenience store and takeaways located closer to the site along Higher Road. A public footpath would provide a safe pedestrian route for site users if they chose to travel to Longridge by foot although it is acknowledged that the majority are likely to depend on private motor vehicle to access the services and facilities in Longridge. The development site would be approximately 85m from the group of stone buildings at The Brows Farm, with the recently erected agricultural building sited in-between.  
It is considered that the proposed development complies with the general intentions of policies DMG2 and DMB3 and is acceptable in principle subject to meeting the detailed criteria of that policy and any other material considerations. 
Effects Upon the Landscape/Visual Amenity

The proposed development is located in the Forest of Bowland AONB which is designated for its landscape value and scenic beauty as set out in paragraph 115 of the Framework. Paragraph 115 states that ‘great weight should be given to conserving landscape and scenic beauty’ in the AONB. Key Statement EN2 seeks to protect, conserve and enhance the landscape and character of the Forest of Bowland and any development will need to contribute to the conservation of the natural beauty of the area. Policy DMG2 states that whilst regard will be had to the economic and social well-being of the AONB the most important consideration should be the impact of development on the landscape’s intrinsic value. As required by Policy DMG2, 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, landscaping and siting. Where possible new development should be accommodated through the re-use of existing buildings, which in most cases is more appropriate than new build. 
Policy DMB3 ‘Recreation and Tourism Development’ states that development should not undermine the character, quality or visual amenities of the plan area by virtue of its scale, siting, materials or design. It is therefore clear that whilst the development of tourist and holiday accommodation is acceptable in principle in rural areas, great care must be given to ensure that the visual appearance of the development does not harm the character and visual appearance of the area. Given the proposals location in the AONB, the proposal is required to ‘display a high standard of design appropriate to the area’.
The siting of the proposed cabins and pods is in an elevated position overlooking the valley to the south and south-east. It is acknowledged that established tourism sites exist in the area including Green Bank Park, a complex of no.38 holiday chalets developed on a former quarry site, and Beacon Fell Holiday Park to the west, also developed on the site of a former quarry. The context in which the development proposals would be experienced is not therefore pristine landscape; it is a landscape that already accommodates development that is similar in nature, appearance and design. That is not to say that similar development is acceptable; it may exacerbate any perceived negative landscape and visual effects of similar existing development. Rather, the case must be considered on its own merits taking into account the cumulative effects of development on the landscape.
The proposals would further extend development along Higher Road to the east. Due to the 200m separation distance between the chalets at Green Bank Park and those proposed as part of this application, there would be a visual gap between the existing holiday chalets and the application site. This area of the AONB is categorised as Moorland Fridge in the AONB Character Assessment and is recognised as having high landscape character and visual sensitivity with limited to moderate capacity to accommodate change without compromising key characteristics. However, from mid to long-distance views from the south-east including from Lower Road and Preston and footpaths and bridleways, the proposed development would be experienced in the same view as these neighbouring sites.
From certain views the roofs of the proposed cabins may break the skyline and at nightfall the glazed south-east elevations of the cabins would be illuminated and highly prominent. As such, alterations have been made to the cabin’s design to reduce their visual prominence as follows:
1. Reduction of the ridge height to 6m.

2. Removal of glazing elements on the south-east elevation and replacement with horizontal timber boarding.

3. Use of dark tinted glass on the south-east elevation to reduce light spillage.

4. Re-location of parking spaces to the north side of the proposed holiday units to screen from long-distance views.

The proposed camping pods would be of a much smaller size and scale. The camping pods would not break the skyline and would be seen against the backdrop of the landscape. When consulted on the previous application, the AONB Officer provided the following comments:
The proposed large cabins will be very visible from the south and east. I do not believe that the applicant has adequately considered the landscape and visual impact of the proposed development in their planning statement, particularly in terms of consideration of siting, size of units and potential mitigation of landscape and visual effects.  In addition, the applicant proposes creating a new entrance off Higher Road and an access track across an open field to the cabins and camping pods. The applicant has not offered adequate justification for the creation of this new entrance and track, particularly as there appears to an existing access track available to the site.

Therefore in conclusion, the AONB Partnership would like to register its objection to the proposed development.

The AONB Officer has confirmed in writing that he no longer objects to the scheme due to the additional measures offered by the applicant to screen the development and justification for the new entrance and track. Taking into account the above, considering the design amendments and additional landscape screening measures, the proposals would not have an unacceptable adverse impact on the visual appearance and character of the landscape.
Observations/Consideration of Matters Raised/Conclusion

In terms of its impact on the residential amenity of nearby residents, the nearest residential property is the grade II listed farmhouse. There is a distance of around 85m between the farmhouse and closest proposed holiday unit. It is considered that this distance is sufficient to avoid any unacceptable noise or disturbance for the permanent residents of the farmhouse. The site would be operated and managed from Brows Barn and would be conditioned to remain as such, with a close functional link important to the ongoing management of the site.
Having regard to the designated heritage asset, the Grade II Listed Brows Farm, the application is not supported by a statement to describe the significance of Brows Farm and an understanding of the potential impact of the development, as required by paragraph 128 of the NPPF. Nonetheless, it is not considered that there would be any negative impact on the setting of this listed building as a result of the proposed development by virtue of its physical separation from the heritage asset and intervening built form.
Policy DMB3 requires recreation and leisure developments to be well related to the existing highway network. The site is accessed from Higher Road, an unclassified road, but is close to the settlement of Longridge. The scale and type of development would not result in a significant increase in traffic movement to produce any undue problems or disturbance. The County Highways Surveyor has raised no objections to the proposals in principle subject to appropriate conditions to secure on-site parking and vehicular access arrangements. The development would, however, require the creation of a new access and track across and open agricultural field which would contribute to the visual impact of the development.
In terms of its impact on local wildlife and ecology, the application site is grazing land and is likely to have low ecological value. There are no landscape features of note within the site boundary that would support species of conservation concern.

Having regard to the above, it is considered that the proposed development would conserve the visual appearance and character of the Forest of Bowland and would result in the creation of new visitor accommodation to support tourism facilities in the Borough in line with one of the Council’s Strategic Objectives. Accordingly it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be granted.


