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	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSE

	

	Development Description:
	Three new residential caravan pitches with associated landscaping, access and servicing.

	Site Address/Location:
	Shireburn Caravan Park Edisford Road Waddington BB7 3LB

	

	CONSULTATIONS: 
	Parish/Town Council

	No comments received

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	No objection subject to technical conditions. 

	

	CONSULTATIONS: 
	Additional Representations.

	NONE

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Key Statement DS1 – Development Strategy
Key Statement DS2 – Sustainable Development
Key Statement DMI2 – Transport Considerations

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DMH3 – Dwellings in the Open Countryside


	Relevant Planning History:
3/2022/0231:
Conversion of part of the existing building into two additional residential letting rooms. (Refused)

3/2022/0218:
Variation of condition 5 (closure of existing access to all traffic except emergency vehicles) of planning permission 3/2004/0806 to provide free site access to the caravan park via the southern road.  (Undetermined) 

3/2012/0455:
Proposed amendment to the Section 106 dated 13th November 2006 in relation to Application No. 3/2004/0806/P to allow occupancy of holiday caravans for 12 months.  (Approved)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is located towards the southern side of Shireburn Caravan park in an area which is largely occupied by caravans that are permanently occupied for residential purposes.  To the northern side of the site most are in holiday use. 

The site is located outside of any defined settlement limits being within land that benefits from an open countryside designation.

	Proposed Development for which consent is sought:

The application seeks consent for 3 new residential caravans. 

	Principle of Development:

The application site lies within the defined open countryside being located outside of the defined settlement of Clitheroe, as such and given the application seeks consent for the creation of new residential planning units, both Policies DMH3 and DMG2 are fully engaged.  Both policies seek to restrict development within the open countryside and AONB to that which meets a number of explicit criteria, with Key Statement DS1 setting out the overall spatial aspirations for all development within the Borough.

Within the tier 2 villages and outside the defined settlement areas development must meet at least one of the following considerations:

1.	The development should be essential to the local economy or social wellbeing of the area.
2.The development is needed for the purposes of forestry or agriculture.
3.	The development is for local needs housing which meets an identified need and is secured as such.
4.	The development is for small scale tourism or recreational developments appropriate to a rural area.
5.	The development is for small‐scale uses appropriate to a rural area where a local need or benefit can be demonstrated.

Policy DMH3 is also applicable and is engaged in parallel with Policy DMG2 given the sites location within the defined open countryside, with the policy providing further context stating that:

Within areas defined as open countryside or AONB on the proposals map, residential development will be limited to:

1.	Development essential for the purposes of agriculture or residential development which meets an identified local need. In assessing any proposal for an agricultural, forestry or other essential workers dwellings a functional and financial test will be applied.
2.	The appropriate conversion of buildings to dwellings providing they are suitably located and their form and general design are in keeping with their surroundings. buildings must be structurally sound and capable of conversion without the need for complete or substantial reconstruction.

It is clear from the submitted details that the proposal could not be argued as being ‘essential to the local economy or social wellbeing of the area’ nor could it be considered that the proposal ‘is needed for the purposes of forestry or agriculture’.

In respect of the matter of ‘local need’, no evidence has been provided to suggest that the proposal would align with the definition of ‘local needs housing’ as defined within the Adopted Core Strategy which states that ‘Local needs housing is the housing developed to meet the needs of existing and concealed households living within the parish and surrounding parishes which is evidenced by the Housing Needs Survey for the parish, the Housing Waiting List and the Strategic Housing Market Assessment’.  

In light of the above matters, and in the absence of any other evidence to suggest otherwise, it cannot be considered that the proposal meets any of the exception criterion contained within Policies DMG2 nor DMH3 in relation to new dwellings within the defined open countryside.  

As such, the clear and direct conflict with both Policies DMG2 and DMH3 would preclude the ability for the principle of the development to be supported in this location. 

Regardless of the presence of other residential caravans within the site the site is located in an unsustainable location with substandard access and parking arrangement, lack of local services and infrastructure. 


	Residential Amenity:
The caravans will be located in parallel with existing caravans and would not meet the same standard of facing distance as a housing development but would achieve the minimum of 6 metres required for fire regulations. 

	Visual Amenity:
Some trees appear to have been removed to prepare the area for the installation of the new pitches. If the proposal were considered acceptable a condition requiring landscaping could be imposed. With regard to the caravans themselves they would not be harmful to visual amenity being within the confines of an existing caravan site. 

	Highways:
The Local highway Authority have no objection because the provision of parking and access within the site, whilst apparently substandard, are privately managed and therefore any issues would not impact on the public highway. 

	Ecology and Trees: 
It is concluded in the submitted report that the site is of minimal value for wildlife, however biodiversity net gain could be achieved through the provision of bat and bird boxes and plats which would attract pollinators. 

	Observations/Consideration of Matters Raised/Conclusion:
Having regard to the relevant core strategy policies and other material considerations. it is considered that the proposed development would exacerbate an already unsustainable pattern of development, without sufficient or adequate justification, insofar that occupants of the proposed residential dwellings would fail to benefit from adequate walkable access to local services or facilities - placing further reliance on the private motor-vehicle contrary to the aims and objectives of Key Statement DMI2, and Policies DMG2 and DMH3 of the adopted Core Strategy and the National Planning Policy Framework presumption in favour of sustainable development.

	RECOMMENDATION:
	To refuse planning permission. 
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