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Comment

CPRE North and East Yorkshire (‘CPRENEY’) welcomes the opportunity to provide comments to Redcar and
Cleveland Council (‘The Council’) on the application for planning permission for the siting of a holiday caravan
for private use, at land south of Middlesbrough Road, Guisborough.

A similar application was granted planning permission by the Council In 2024 (R/2024/0317/FF), at a
immediately to the south of the proposed application site subject to the determination of this proposal.

The applicants propose the siting of a caravan on site within their ownership to enable them to visit their
horses and presumably stay overnight on site.

The proposed single storey, three-bed caravan would be located on exiting hardstanding close to a number of
stables and barns on site. The applicants planning statement sets out that the hardstanding and access track
covers circa 875m? and lies some 3km west of Guisborough. The applicants land holding extends to 4 acres.

The site is accessed directly from the westbound carriageway of Middlesbrough Road along a track leading to
the hardstanding parking area to the northwest of the site. The track serves a number of other plots in
separate ownership along its length and CPRENEY understand that the track is itself into owned by the
applicant.

Despite being a ‘full’ application the applicant has only provided indicative drawings setting out in page 4 of the
planning statement that the final caravan would be different but similar in size. The statement goes on to
suggest that foul drainage would be connected to the existing septic tank on site adjacent to what is shown as
a ‘day room.’

No information has been provided to explain what the existing ‘day room’ consists of, but it is assumed this is
some form of building providing amenity space for the applicant when visiting the site.

CPRENEY object to the principle of the proposed development outside the development limits where
residential development is not usually permitted unless it satisfies policy requirements justifying a rural
location.

Planning Context

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that an application should be
determined in accordance with the development plan unless material planning considerations indicate
otherwise. The National Planning Policy Framework (‘NPPF’) as updated, 2024, sets out the
government’s planning policies for England and how these are expected to be applied. The NPPF is,
therefore, a material consideration which should be taken into account in determining this application.

The planning system should contribute to achieving sustainable development. The NPPF aims to deliver
sustainable development through the implementation of its policies. Paragraph 11 states that for decision
making this means:

c) ‘approving development proposals that accord with an up-to-date development plan without delay;

[.]

The Development Plan relevant to this application consists of the Redcar and Cleveland Local Plan (2018)
(‘LP’).The LP is considered up to date by CPRENEY, therefore, full weight can be attributed to the
development plan when determining this application, in line with paragraph 11 of the NPPF as set out above.
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Policy SD2 sets out clearly that ‘development of land outside development limits will be restricted to proposals
that accord with exceptional criteria set out in Policy SD3.” It goes on to see out at point C that the policy aims
to ‘restrict development in the countryside to that which meets rural and other exceptional needs.’

Policy SD3 sets out that proposals that fall outside the Development Limits will be restricted to (amongst
other matters) ‘D) Housing essential for farming, forestry or the operation of a rural based enterprise.’

The applicant’s Planning Statement (‘PS’) justifies the proposed development as being for personal use and
that they currently visit the horses on a daily basis. The PS provides that the applicant would accept a
condition limiting the use of the caravan to ensure it does not become a permanent dwelling or sole
residential unit, as such, is clearly not intended to provide tourist accommodation.

As such the proposed development should be considered as a second home and subject to scrutiny against
residential policies

In line with national policy, development within the open countryside (i.e. outside development limits) will be
strictly controlled and restricted to exceptional circumstances that require a countryside location — as set out
in Policy SD3. THe provision of a caravan, shown as a static, clad caravan with 3 bedrooms and 2 bathrooms
for personal use is not considered to meet the exceptional requirements that allow residential development in
the open countryside. In any such event a full justification would be required and this has not been provided.
Furthermore the design of the proposed caravan is not considered to be of exceptional quality in line with
para 84e of the NPPF.

The description of a ‘holiday caravan’ is considered to be misleading for the purposes of this application.

It is understood that the horses kept at this location are for personal recreational use. However this is not
what is intended to be permitted under point B of Policy SD3 which would permit a recreation or tourism
proposal requiring a countryside location. The development of a caravan for personal use is not considered to
be essential for recreation. THe applicant has in effect clarified this by setting out that they would accept a
condition to ensure it does not become a permanent dwelling.

The applicants have stated their address as being ‘Redcar’ on the application form. As such, it is considered
that the provision of a day room for amenity / welfare purposes is sufficient to meet the daily needs of equine
welfare. The site is not so far removed that over night accommodation, particularly of this size, is warranted.

Should the Council allow this proposed development, CPRENEY consider that they would be setting dangerous
precedent for the development of isolated homes it the open countryside which do not satisfy the restrictive
policies of the local plan or NPPF.

In conclusion, CPRENEY cannot support the proposed development of a caravan for personal use at this
countryside location and therefore seek to register their objection to the proposal. The site is located outside
development limits, does not meet the specific locational requirements for new residential development and
importantly the Council has not been provided with the required justification for such a development.

CPRENEY consider the proposal is contrary to the LP Policies SD2 and SD3 alongside the relevant paragraphs in
the NPPF.

CPRENEY reserve the right to comment further should additional information be submitted in support of the
proposals.
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