RECOMMENDATION FOR PLANNING AND DEVELOPMENT COMMITTEE

APPROVAL

DATE:
 

1 August 2019



REF:


AB


CHECKED BY: 
APPLICATION REF: 
3/2019/0477
GRID REF: SD 368909 436238
DEVELOPMENT DESCRIPTION:

CHANGE OF USE OF AGRICULTURAL LAND FOR THE SITING OF SIX CAMPING PODS AS AN EXTENSION TO THE EXISTING CAMPING DEVELOPMENT AT MOORGATE FARM KENYON LANE LANGHO BB6 8AN
[image: image1.png]Moorgaa Farm Buidings

3/2019/0477 Moorgate Farm Kenyon Lane Langho BB6 8AN

Scale 1 © Crown Copyright Reserved. For reference purposes only. No further copies may be made.
cale 1:2500 Ribble Valley Borough Council. Licence No.100018641 17 July 2019





CONSULTEE RESPONSES/ REPRESENTATIONS MADE:

PARISH COUNCIL:
Dinckley Parish Meeting objects and raises the following concerns:
· The direction of the external seating for the 8 existing pods has changed direction and the pods have not been sited correctly in accordance with the approved plans. The car parking location for the 8 pods has also changed location and is located halfway down the track from the applicant’s residence. This is setting a precedent for future developments to be changed and the developments should be inspected after installation in such a sensitive area.
· The existing design, noise and light pollution is having a detrimental effect on residents wellbeing and on wildlife and the surrounding landscape

· Challenge the use of Key Statement EC1 (Developments that contribute to farm diversification) as the applicant has not run Moorgate Farm as a farm for many years.

· Some residents directly affected by the development did not receive any notification by RVBC.

· The pods are at low capacity during the week and are not at full capacity at the weekend. There is no greater need for an additional 6 pods.
· Highways issues will increase at the weekends. Kenyon Lane is already in a bad state of repair.

· The access to this new development has planning permission for agricultural use only.

· Observed by residents that deer population has decreased since the pods were erected and nocturnal animals are likely to disturbed by night time noise and light. More litter has also been found since the pods have been erected.

· It has been reported that the landowner has already put infrastructure in place for the further development.

· Ownership boundaries shown with the new application are misleading.

· Majority objection agreed for the erection of the zip wire and football pitch. Their addition will increase sound levels and would not be in keeping with the tranquil environment.
· The original public footpath has been diverted around the pods without legal authority and needs appropriate action by the Council.

· Human waste has been reported around the new diverted public footpath close to the pods and should be investigated by environmental health.

· Challenge the Site Management Plan which is not strictly adhered to.

· Residents have expressed concerns about being subject to intimidation and prevented from providing personal objections.

· This represents part of a larger plan.
ENVIRONMENT DIRECTORATE (COUNTY SURVEYOR):

No objections.
ADDITIONAL REPRESENTATIONS:

Fourteen (14) representations have been received including twelve objections that raise the following concerns:
· When the pods are occupied the cars are being parked adjacent to the pods instead of the designated area.
· The consent for 8 pods was granted on the basis it was small scale development.

· The 6 additional units would certainly not have been approved at the outset and this incremental approach to development is not acceptable.

· Unwarranted intrusion into the open countryside.

· Zip wire and football posts will inevitably lead to excessive additional noise.

· Landowners have carried out extensive works, moving footpaths and taking out hedges and trees. The damage caused to the ecology of the area is significant.

· The furthest of the proposed camping pods is some 500 metres from the adopted highway and there is no provision shown on the plans for vehicles to turn.
· Due to lack of co-operation and inadequate management ability of the applicant it would be irresponsible of RVBC to consider approving the development.

· More suitable sites for such development – the site has an open aspect, criss-crossed with footpaths and visible from higher ground.

· The existing pods are not operating at full capacity.
· The applicant has mislead the Council by claiming he has access over third party land.

· The applicant has failed to observe the last planning permission for this site including:

· Pods face the opposite direction

· Pods are located incorrectly

· Numerous additions to the site without planning permission including removal of hedging, extension of hard landscaping, construction of fencing, relocation of footpaths

· Failure to enforce management plan or control guests

· Website advertises facilities such as hot tubs that have not been authorised.
· Dinckley has no amenities i.e. no shop, pub or café.

· No provisions for recycling.

· Pods are clearly visible from the footpath to the river and the footpath that leads to Craven Fold Farm.
· The application is without merit and benefits no-one but the applicant and his family.

· Added light pollution detracts from dark skies.
Two representations have been received in support of the proposals and state that the development would bring more visitors to the area and that the site is well managed.
1.
Site Description and Surrounding Area
1.1
This application seeks consent for the change of use of land for the siting of six camping pods as an extension to the existing development at Moorgate Farm, Dinckley. The application site is situated in an open field location north of the complex of buildings at Moorgate Farm.

1.2
Planning consent was granted for eight camping pods on land at Moorgate Farm in June 2017. The development has since been completed and is fully operational. The existing site is accessed by a field track that travels north from Moorgate Farm. The site is within the open countryside and around 1.5km south of the Forest of Bowland AONB.
1.3
The six additional pods proposed by this application would be sited on a parcel of land adjacent to the existing camping pods. The field is open and rural in character, comprising largely grazing land. Some 150m to the west of the site is Kenyon Lane which also serves as a public footpath and the River Ribble is 400m northwards. The wider area is characterised by its openness with individual farmsteads and dwellings and small clusters of built development.
2.
Proposed Development for which consent is sought
2.1
Consent is sought for the change of use of an approximately 0.8 hectare parcel of agricultural pastureland adjacent to the existing tourism accommodation at Moorgate Farm and the siting of six camping pods, zip-wire and football goals. Taking into account the existing pods the proposed development would result in a total of 14 camping pods at the site. 

2.2
The camping pods proposed would be of a similar size, scale and design to the existing pods. Two of the six additional pods proposed would be accessible units for use by disabled persons. The pods would be north-facing and would look onto the remainder of the application site on which is proposed zip-wire play equipment and football goals for the enjoyment of visitors to the site. The application proposes to provide vehicular parking for visitors next to each of the six pods.
2.3
The pods would be of timber construction built on a base of compacted gravel and paving slabs.
3.
Relevant Planning History


3/2018/0208 - Proposed childrens' playground with two items of fixed equipment at existing camping pod development. Approved with Conditions.
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 with Conditions.
3/2016/0833 - Change of use of agricultural land to camping facility for eight camping pods and associated car park and landscaping – Refused. Appeal withdrawn.

3/2015/0004 - Part retrospective application for the construction of a farm track. Approved.

4.
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
Other Material Considerations:

National Planning Policy Framework (NPPF)

Planning Practice Guidance (PPG)

5.
Assessment of Proposed Development
5.1
The main considerations in determining this application are the principle of the development, the impact of the development on the character and visual appearance of the surrounding area, its effect on the residential amenities of neighbouring occupiers and its effect on highway safety.

5.2
Principle of Development
5.2.1
Tourism plays an important role in the economy of the Ribble Valley. 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.
5.2.2
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 that the development is for “small scale tourism or recreational developments appropriate to a rural area”. The proposals would increase the scale of the existing tourism enterprise from eight to fourteen units. Whilst ‘small scale’ is not defined in the Core Strategy it is considered, by virtue of the scale of built form, the potential number of occupants that the proposals could accommodate and the land area required for the development, the proposals are small scale for the purposes of Policy DMG2 and this view is supported by the Council’s Planning Policy Officers. Therefore the proposal is for a small scale tourism development of a type that is appropriate to a rural area and therefore meets the requirements of Policy DMG2.

5.2.3
Policy DMB3 relates specifically to recreation and tourism development. Tourism and visitor attractions are generally supported subject to meeting a number of criteria which require that consideration be given to the visual and landscape impacts of development, impact on the highway network and nature conservation. These issues are considered in detail below.
5.3
Effects Upon the Landscape/Visual Amenity

5.3.1
Core Strategy Policy DMG2 is clear that in considering development proposals the most important consideration will be the protection, conservation and enhancement of the landscape and character of the area avoiding where possible habitat fragmentation. Policy DMG2 states that “within the open countryside 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, the landscaping and siting”. This objective is repeated in Key Statement EN2 and the supporting text acknowledges that the Borough comprises extensive areas of open countryside much of which has an intrinsic value that contributes to the quality of the landscape in the Borough. It is therefore important to ensure development proposals do not serve to undermine the inherent quality of the landscape whether it is afforded AONB status or not.

5.3.2
Concerns relating to the visual impact of the development were raised during consideration of the planning application for the erection of the eight camping pods that are now present and operational at the site. Whilst there is a degree of separation between the existing tourism site and the complex of buildings at Moorgate Farm, it was noted that the local area is not devoid of other built form and there are a number of residential properties and farmstead groups in the vicinity. According to the Landscape Visual Impact Assessment (LVIA) submitted with the previous planning application, once the landscape mitigation proposals have fully established after a period of 15 years the visual effects would be reduced to ‘moderate/substantial neutral’ and would help the development assimilate into the landscape to produce a neutral visual effect.
5.3.3
Having visited the site the applicant has undertaken a scheme of landscape planting in accordance with the details approved by the Local Planning Authority in relation to the earlier planning consent. The proposed expansion of the existing tourism site to fourteen camping pods includes an area of additional planting comprising five native trees along the eastern boundary of the application site. Taking into account the visual appearance of the existing development it is considered that the expansion of the tourism site to accommodate six additional timber camping pods would not result in any undue visual or landscape harm to warrant refusal of the application.
5.3.4
The proposals include the installation of a zip line and football goals. Whilst there is no objection to the provision of the proposed play equipment, it is important to ensure that any equipment installed at the site is in keeping with the rural nature of the area. The applicant has stated that the zip line would be of timber construction but there remains a requirement for further details and specifications of the zip line to be submitted to and agreed by the Local Planning Authority. Similarly, notwithstanding the details submitted, precise specifications of the football goals should be submitted to and agreed by the Local Planning Authority prior to installation to ensure they are of a suitable scale and appearance for the area.
5.3.5
During the consideration of the previous planning application it was agreed that rather than the occupants of the camping pods parking their vehicles in an open field location it would be favourable to provide a drop-off space and locate the main parking area adjacent to the group of buildings at Moorgate Farm. The applicant has considered this arrangement beneficial from a health and safety viewpoint and it also removes the negative visual impact that would arise from parked motor vehicles within the open field and associated journeys across the field.

5.3.6
It is noted that the parking area approved under planning application 3/2017/0103P has not been completed in full accordance with the consent granted. The parking area has been provided in a different location however it can accommodate the required number of motor vehicles and does not result in any undue visual harm. This application proposes to locate a single parking space adjacent to each of the six new pods. It is estimated that the application site would be around 400 metres from the existing parking area. On visiting the site it was noted that the applicant has undertaken a comprehensive scheme of planting along the access track to the existing pods and once established this would provide adequate screening of the track from the majority of public viewpoints in the immediate area. Taking into account the existing situation, it is not considered that the provision of a single parking space adjacent to each of the six pods for which consent is sought, would have such adverse visual or landscape harm to justify refusal of the planning application.
5.3.7
Concerns have been raised in relation to external lighting at the site. It is understood that this arises from light fittings installed on the underside of the projecting roof arch for each existing pod which is designed to provide some light to the associated external seating areas. Whilst low level lighting is unlikely to raise any significant issues it is considered reasonable, should consent be granted, to require the submission of the details of any external lighting. This would allow the LPA to consider whether the proposed intensity and direction of any illumination are appropriate for the area and whether additional measures such as motion sensor or timer controlled lighting would be preferable.
5.4
Impact on Residential Amenity

5.4.1
In terms of its impact on the amenity of nearby residents, the nearest residential property is Fair View. The proposed site extension would be located further from this dwellinghouse that the existing camping pods. The proposed development would result in the tourism use being closer to Cravens Farm to the east although there would remain a separation distance of circa 200 metres and the application proposes tree planting along the eastern site boundary.
5.4.2
A number of objections refer to unacceptable levels of noise and disturbance emanating from the site as existing. However no complaints have been received by the Council’s Environmental Health section in relation to this tourism site. The existing and proposed pods will be operated in accordance with the Management Plan submitted with the application which includes a code of conduct for guests. This states that guests will be required to adhere to a noise curfew between the hours of 10.30pm and 7am. A low noise policy is also published on the Wigwam Holidays website and states that all music should be turned off, children are not allowed on the play area and conversation level noise after 9pm. Taking account of the above, it is thought that the proposals would not result in any unacceptable increase in noise and/or disturbance subject to the sites continued operation in accordance with the Management Plan. 
5.5
Effects Upon Wildlife/Ecology

5.5.1
In terms of its impact on local wildlife and ecology, the site comprises part of an agricultural field. An ecology appraisal by Envirotech submitted in support of the previous application at the site identified the application site as semi-improved grassland with a very low ecological value. Any landscape features of biodiversity value, which in this case comprise boundary hedges at the site perimeter, would be unaffected by the development. In addition, the proposals include an element of tree planting which would increase the foraging habitat for bats and increase the ecological value of the site in accordance with Core Strategy Policy DME3.
5.6
Highways Safety

5.6.1
Policy DMB3 requires recreation and leisure developments to be well related to the existing highway network. The application site is within a reasonable distance of the A59, the primary strategic route, and would be predominantly served by classified roads. The scale and type of development would not generate additional traffic so as to result in any undue problems or disturbance. The County Highways Surveyor has raised no objections on highway safety grounds.
5.7
Other Considerations
5.7.1
Neighbour objection letters make reference to the fact that the siting of the existing pods is not in strict accordance with the plans approved under permission 3/2017/0103P and letters contain details of other alleged breaches of planning control at Moorgate Farm. The Council can use their discretionary powers of enforcement against breaches of planning control where it is considered expedient to do so. However any breaches of planning control at Moorgate Farm beyond the application site boundary are not material to the consideration of this application and, should the application be approved, the Council’s power to enforce would not be unduly compromised.
5.7.2
Public consultation with neighbouring residents has been undertaken in accordance with the Council’s Statement of Community Involvement. The owner of Fairview has stated that the location plan originally submitted with the planning application included an area of land in his ownership within the blue edge. This plan has subsequently been amended to exclude the area of land in question.

5.7.3
There are claims by residents that the existing pods are not operating at full capacity. There is no requirement within the relevant Core Strategy policies for applicants to provide evidence of need for tourism accommodation in the borough. Whilst information relating to the existing pods occupancy rates could have provided additional justification for the proposed expansion of the site, it is unlikely that the applicant would seek consent for additional pods if the existing business was not proving successful. Refusal of the application on grounds that there is no demand for the additional pods would not be supported by the Council’s development plan policies.
6.
Conclusion
6.1
In terms of its economic benefits to the rural area, the proposals would generate some additional revenue for local businesses and in justifying the proposals the applicant has stated that the existing facility has been popular with holidaymakers as recognised by the receipt of the Ribble Valley Tourism Association Award for New Business 2019.
6.2
The proposals would expand the range of visitor accommodation in the Borough, supporting the intentions of Core Strategy Key Statement EC1 and EC3. It is considered that the proposed development would not result in an unacceptable level of harm to the appearance and character of the surrounding landscape and that the economic and social benefits of the proposal would outweigh any minor harm to the surrounding landscape. The proposal therefore accords with Core Strategy Policies DMG1, DMG2, and DMB3 and Key Statement EN2 and it is recommended that the application be approved subject to conditions.
RECOMMENDATION: That the application be APPROVED subject to the following conditions:
1.
The development must be begun not later than the expiration of three years beginning with the date of this permission.


REASON: Required to be imposed by Section 51 of the Planning and Compulsory Purchase Act 2004.

2.
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawing ref. 


Location Plan (Bre/096/2673/02 Rev.B) received 18/07/2019


Proposed Detail Site Plan (Bre/096/2673/01 A)


Floor Plan (drawing no.201)


Foundation Plan (drawing no.205)


Elevations 01, 02, 03 & 04 (drawing no.401)


Plan & Elevations (Standard Accessible Wigwam), Rev A dated 17/07/2019


REASON: To clarify which plans are relevant to the consent.
3.
The proposed camping pods shall be restricted to short-term holiday purposes only and shall not be let to or occupied by any one person or group of persons for a combined total period exceeding 90 days in any one calendar year.

REASON: To define the scope of the permission hereby approved.

4.
The camping pods hereby approved shall be faced with timber as detailed on the approved plans and shall be retained as such in perpetuity.


REASON: To ensure that the materials to be used are appropriate to the locality.

5.
Within the first planting season (October to March inclusive) following commencement of development, five trees shall be planted in accordance with the details indicated on the plans hereby approved and shall be maintained for a period of five years during which time any plants that are found to be dead or dying shall be replaced.


REASON: In the interests of the amenity of the area.
6.
Precise details of all ground surfacing materials (notwithstanding any such detail shown on previously submitted plans) shall have been submitted to and approved in writing by the Local Planning Authority before their use in the proposed development. All works shall be undertaken strictly in accordance with the details as approved, and shall be completed in all respects before the final completion of the development and thereafter retained.


REASON: To ensure a satisfactory form of development in the interest of the visual amenity of the area.
7.
No external lighting (including external building or ground mounted lighting) shall be installed on site unless details of such lighting have been first submitted to, and approved in writing by, the Local Planning Authority prior to first occupation/use of the site. Any external lighting that is installed shall accord with the details so approved.


REASON: In the interests of the visual amenities of the area.

8.
The site shall be operated in strict accordance with sections 3-7 of the Site Management Plan (ref Bre/096/2239/CS) dated June 2017 that was submitted with the application.

REASON: To ensure the satisfactory management of the site in the interests of general amenity of the area.
9.
No play equipment shall be installed at the site as shown on drawing no. Bre/096/2673/01A, or elsewhere on the site, unless precise details of its type, height, design, colour and precise location have first been submitted to and approved in writing by the Local Planning Authority. The works shall then be carried out in accordance with the approved details and maintained as such thereafter.


REASON: To ensure a satisfactory form of development in the interest of the visual amenity of the area.
Note: Under the Environmental Permitting (England & Wales) Regulations 2010 any discharge of sewage or trade effluent made to either surface water or groundwater will need to be registered as an exempt discharge activity or hold an environmental permit issued by the Environment Agency. This applies to any discharge to inland freshwaters, coastal waters or relevant territorial waters.
BACKGROUND PAPERS

https://www.ribblevalley.gov.uk/site/scripts/planx_details.php?appNumber=3%2F2019%2F0477
