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	Date Inspected:
	07/12/2018
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of use of land from agricultural to use class D1 (assembly and leisure) for the siting of six holiday pods and associated access and works.

	Site Address/Location:
	Land adj Knot Lane at Hoober Farm, Horton, BD23 3JT

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objection subject to conditions.

	LLFA:
	

	No comments.

	

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	RELEVANT PLANNING HISTORY:

No relevant planning history.

	

	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:
Planning consent is sought for the change of use of agricultural land and the erection of 6no holiday pods and access track at land at Hoober Farm, Horton. Hoober Farm extends to around 200 acres of land and the farm is operated as a dairy and sheep farm. Hoober Farm is located approximately 3km north east of Gisburn. The application site, which is around 1 hectare in area, forms part of an agricultural field and is located around 180 metres to the south of the junction with Knot Lane and the A682. The complex of buildings at Hoober Farm is located around 1km from the application site which is on the eastern side of the farm holding where it has a frontage onto Knot Lane. It is the intention for the site to be operated by Hoober Farm and is to be used to diversify the economic activities at the farm unit. There is an existing agricultural access into the site from Knot Lane. The site is bound by trees and hedgerows. To the north west of the site is Stankas Hall Farm located around 100 metres from the site at its closest point. 

The application proposes the siting of 6no bespoke timber pods in a linear arrangement. The pods would have a footprint of 8m x 3.25m and would have an arc roof design to a maximum height of 2.8 metres. The proposed pods would be constructed in Cedar timber and would have lightweight tiled roofs. They would be constructed off site and brought onto site and lifted in place. There would be no foundation structure required and the pods would rest of a base. The site layout denotes proposed tree planting along the Knot Lane frontage and a section of the site’s eastern boundary as well as the creation of planted shallow mounds between the proposed units. A pond and surrounding planted wild flower area would be created centrally within the site with an overlooking external decking area to the rear of each pod.
The existing field gate entrance would be upgraded and a new entrance created from Knot Lane to facilitate a one-way system for refuge vehicles. The access road to serve the pods would be approximately 3m wide with intermittent passing places and designated parking spaces for each pod. Timber style bollard lighting columns are proposed to illuminate the access road, a bin store would be located close to the site entrance and a storage container would be located in the easternmost corner of the site to store machinery.

	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 EC1 supports in principle developments that contribute to farm diversification and strengthening of the wider rural economy. 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 would also provide an additional source of income for the occupants at Hoober Farm. As such, the proposal accords with the general intentions of Key Statements EC1 and EC3.
The application site is located in the Open Countryside. Core Strategy Policy DMG2 requires development outside of defined settlement areas to meet at least one of six considerations one of which is “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.

The area surrounding the application site is rural in character but is not devoid from built development. Stankas Hall Farm is located around 100 metres from the site and comprises a range of modern portal framed agricultural buildings. As noted above, the site is located approximately 180 metres from the junction with Knot Lane and the A682. There are a number of residential dwellings and farmhouses mainly on the north-western side of the A682. I consider that the site’s proximity to surrounding built form ensures compliance with criterion 2) of Policy DMB3. In terms of the site’s access to the highway network, it is closely located to the A682 which continues north towards the Yorkshire Dales. The proposed development of 6no pods would not generate a significant number of vehicles movements and the surrounding roads could easily accommodate the additional journeys created. Subject to further consideration of the visual and landscape impact of the development and its impact on trees and ecology, the principle of development in this location is considered to be acceptable.
Effects Upon the Landscape/Visual Amenity

The proposed development is located in the Open Countryside. Key Statement EN2 requires development to be in keeping with the character of the landscape. This is supported by Policy DMG1 which states that particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character and criterion 3) of Policy DMB3 above. 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. 
The site and surrounding land is relatively flat and given the low level nature of the proposals it would impact on visual amenity at a local level only. There are no public footpaths through or directly adjacent to the site and as such the only views to be gained would be from the public highway, specifically from Knot Lane and the A682. Views from the A682 would be predominantly screened by intervening field boundary trees and hedges and any fleeting glimpses of the site would be experienced against the foreground of Stankas Hall Farm.

A roadside hedge is present along the site’s boundary with Knot Lane and additional tree planting is proposed to supplement the existing vegetation which would further screen views of the proposed development. The 6no pods are proposed to be sited centrally and towards the eastern side of the site and as such there would be between 18 metres and 30 metres offset distance between the pod units and the edge of the highway. Whilst it is expected that the pods would be visible briefly when passing the site entrance, they would not appear as incongruous or unsympathetic additions to the landscape. Vehicular parking for the 6no pods would be sited to the east side of each unit and therefore parked vehicles would be screened from Knot Lane by the pods themselves. The shallow mounds between units would also provide additional screening.
Consideration should also be given to other associated development including the provision of a bin store, storage container and illumination. The proposed bin store and container and their proposed location within the site do not raise any concerns. The application indicates the use of timber style bollard lighting along the access road and this would be required to be low level lighting to avoid undue light spillage.

Observations/Consideration of Matters Raised/Conclusion

In terms of its impact on the residential amenity of nearby residents, the nearest residential property is Stankas Hall Farm farmhouse which would be around 200 metres from the nearest pod. The external decking areas for each pod are located on their west side facing away from Stankas Hall Farm which, in addition to the separation distance, would minimise the likelihood of any undue noise being experienced by the occupants of the farmhouse.
In terms of its impact on local wildlife and ecology, the application site is grazing land which lacks any notable landscape features centrally. There are however a number of boundary trees and hedges which could be suitable to support species of conservation concern. These have been surveyed as part of a Preliminary Ecological Appraisal submitted with the application. A bat survey of the trees and shrubs at the site revealed a negligible bat roost potential only although there is bat foraging potential locally and appropriate lighting controls would be required to avoid any negative impacts.
One of the hedgerows at the site meets the criteria for important hedgerows and the proposed development would result in the removal of a length of hedge to facilitate the creation of the new and improved site access. The new tree and hedge planting proposed is considered more than adequate to compensate for the removal of around 30 metres of hedgerow and the creation of a pond with wild flower planting would enhance biodiversity at the site in accordance with Policy DME3. Should consent be granted, there would be a requirement for a detailed landscaping scheme to be submitted. According to the Arboricultural Constraints Appraisal all trees at the site are to be retained and any new buildings and roads have been sited outside of root protection zones to avoid any adverse impact.
The Country Surveyor (Highways) has raised no objections and the road layout would enable visitors and refuse vehicles to enter and leave the site in forward gear.

Taking into account the above, it is considered that the proposals would not result in any undue visual or landscape impacts and would provide visitor accommodation which would be of economic benefit to the applicant and other local businesses in the area. It is recommended that the application be approved subject to appropriate planning conditions.

	RECOMMENDATION:
	That planning consent be granted.


