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	Date Inspected:
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	Officer:
	RB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Siting of mobile home for holiday accommodation

	Site Address/Location:
	Hillcrest  Farm, Startifants Lane, Chipping, PR3 2NP 

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objections


	CONSULTATIONS: 
	Additional Representations.

	One letter of representation has been received with the following objections:
· Appearance and design of wooden clad static caravan is out of keeping with other buildings and structures and therefore compromises visual amenity.

· Impact of development on residents due to occupiers of mobile home overlooking there home.

· Noise and disturbance from use of mobile home

· No requirements for additional holiday home in area and approval of development would set a precedent for more applications at side 



	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Key Statement DMG1 – General Considerations

Key Statement DMG2 – Strategic Considerations 

Key Statement EN2 – Landscape 

Key Statement EC3 – Visitor Economy

Key Statement EN4 – Biodiversity and Heritage

Policy DMG1 – General Considerations

Policy DME2 – Landscape and Townscape Protection

Policy DMG3 – Transport and Mobility

Policy DMB1 – Supporting Business Growth and Local Economy

Policy DMB3 – Recreation and Tourism Development 

National Planning Policy Framework (NPPF)

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Location/Address:

The application relates to an area of grassland at the north of the application dwelling  ‘Hillcrest Farm’ The area of land is approximately 25 metres from the application dwelling and is sited west the farm buildings on a paddock. The application site is located within the Forest of Bowland AONB.

	Description of Proposed Development:

Consent is sought for the erection of a timber framed mobile home for use as holiday accommodation. The cabin is single storey and will measure 3.6 metres by 11 metres with an area of decking to the north and east. An area of land has been allocated for one parking space to the north west of the cabin. 

	Relevant Planning History:

None relevant

	Principle of Development:

Policy DMB1 generally seeks to support business growth and the local economy, and Policy DMB3 relates specifically to recreation and tourism uses. Policy DMB3 requires new tourism development to 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. 
The proposed mobile home would be installed on land directly adjacent to multiple agricultural building as well being sited 25 metres north of application property ‘Hillcrest Farm’ as such whilst the site falls outside of an existing settlement/village it is considered that the site falls within a group of buildings. 
The submitted application states that the proposed mobile home will help to satisfy the demand for holiday accommodation in this area to the benefit of the rural economy.   
In view of the above the principle of an additional holiday unit on this established site would comply with the requirements of Policies DMB1 and DMB3 of the core strategy. It must however be reiterated that the application seeks consent for holiday accommodation and the unit is not to be used as permanent or primary living accommodation. A number of conditions have therefore been attached to ensure that the approved unit is for holiday use only. 



	Impact Upon Residential Amenity:

The proposed mobile home is sited 25 metres from the nearest neighbouring dwellings known as Hillcrest Cottage and Parlick View cottage, concerns have been raised by the residents of Hillcrest Cottage regarding the use of the property and noise nuisance that could be caused by future residents of the holiday cabin. Whilst it is acceptable that the proposal could invite the potential for additional noise at the site it is considered that the siting of one holiday home would not result in a substantial amount of additional noise nuisance that would warrant refusal on the application. 
This neighbouring property has also raised concerns regarding the property directly overlooking their property. It is considered that the 25 metre separation distance is sufficient enough to ensure that the mobile home will not result in the direct overlooking of both Hillcrest Cottage and Parlick View Cottage and is therefore acceptable. 

	Visual Amenity/External Appearance/AONB:

The application site is located within the Forest of Bowland Area of Outstanding Natural Beauty (AONB) and thus the visual impact the proposed huts would have upon the visual character of the area is an important consideration of this proposal. 

Paragraph 115 of the NPPF considers the potential impact of development within an AONB and notes that ‘Great weight should be given to conserving landscape and scenic beauty in National Parks, the Broads and Areas of Outstanding Natural Beauty, which have the highest status of protection in relation to landscape and scenic beauty.  The conservation of wildlife and cultural heritage are important considerations in all these areas, and should be given great weight in National Parks and the Broads.’

Paragraph 58 of the NPPF encourages good design by stipulating that planning policies and decisions should aim to ensure that developments:

•
will function well and add to the overall quality of the area, not just for the short term but over the lifetime of the development;

•
establish a strong sense of place, using streetscapes and buildings to create attractive and comfortable places to live, work and visit; 

•
respond to local character and history, and reflect the identity of local surroundings and materials, while not preventing or discouraging appropriate innovation; 

Key Statement EN2 (Landscape) states “The landscape and character of the Forrest of Bowland Area of Outstanding Natural Beauty will be protected, conserved and enhanced. Any development will need to contribute to the conservation of the natural beauty of the area…As a principle the Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials” and Policy DMG1 requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature.

Furthermore Policy DMG1 of the Core Strategy requires development to be of a high standard of design and be sympathetic to existing and proposed land uses in terms of size, intensity and nature.
The mobile home is sited to the north of the application property to the west of the existing farm and the largest of a number of agricultural buildings at the farm screens the development site from view when viewed from Starifants Lane. Whilst timber is not a common material found on the application property or the neighbouring dwelling it is considered that timber is typical for agricultural buildings and when compared with the scale of the dwellings and agricultural buildings the mobile home is modest in size and as such would not appear as a prominent addition to the detriment of the surrounding landscape.
In summary, it is considered that on balance the proposed development would be sympathetic and in keeping with the surrounding landscape and buildings in accordance with Key Statement EN/2 and Policy DMG1 of the Core Strategy, as well as National Guidance contained within the NPPF.

	Highways:

The highways officer has no objection to the proposal as they consider that the proposed development will not have a significant impact on highway safety, capacity or amenity in the immediate vicinity of the site.

	Other Matters:

The neighbouring dwelling that has objected to the application has also raised concerns regarding the development setting a precedent for more applications to be submitted resulting in the site being a holiday park. It is considered that the application setting a precedent is not a reason for the application to be refused as any subsequent applications would be assessed on their own merit.

	Observations/Consideration of Matters Raised/Conclusion:

In summary, the principle of a holiday unit in this location is acceptable and the proposed development would not have any undue impact upon neighbouring amenity. The proposal would not have any significant visual impact on the character and quality of the site and its surrounding area and as such the application is recommended for approval.  


	RECOMMENDATION:
	That conditional planning permission be granted


