
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CB

	Application No: 
	3/2012/0198 

	Development Proposed:
	Proposed new agricultural access at Backridge House, Twitter Lane, Bashall Eaves, BB7 3LQ.

	CONSULTATIONS: Parish/Town Council

	Parish Council – No Objections.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – No objections to the proposal subject to a number of conditions.

SABIC – no objections to the proposal.

	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 – Development Control

Policy G5 – Settlement Strategy

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV13 – Landscape Protection

Policy SPG – Agricultural Buildings and Roads

	POLICY REASONS FOR REFUSAL:

	Policies G1, G5, and ENV1 of the DWLP – no justification thereby detrimental to visual amenity

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	The application relates to the creation of a new agricultural track adjacent to an existing agricultural track which in turn lies adjacent to the boundary of a mid 18th Century Grade II Listed Building formerly referred to as ‘Backridge Farmhouse’, now referred to as Backridge House, which is located opposite Backridge Business Centre.  The stone agricultural buildings at Backridge Business Centre formerly belonged to the farmhouse.

Planning permission is sought to create a new agricultural track in order to replace an existing agricultural track, due to a separate application having been submitted on the same date (application 3/2012/0199/P) for permission to incorporate the existing track within the residential curtilage of Backridge House, a grade II listed building.  The proposed track would be positioned directly adjacent to the existing track which accesses fields at the rear of Backridge House. It would run from Twitter Lane in a northerly direction for a distance of approximately 69 metres before joining on to the existing track which accesses a large proportion of farm land at the rear.  The track would have a width of 6.0m.  There is a small tree plantation at the western side of the existing track, therefore, a number of trees would be felled to enable the new track (marked at T2 on Drawing No: 1149(SK)09 Rev. C).  The trees marked at ‘T1’ on the aforementioned plan would also be removed to enable greater visibility splays than currently exist.  The exiting agricultural track would be separated from the existing track by a dry stone boundary wall, details of which have not been submitted, and from the field on to which it would encroach by either a hedge of boundary fence.  Similarly, no information has been submitted on either of these.

In determining the application, policies G1, G5, ENV1 and ENV13 are applicable when assessing the proposal.

This proposed access track is located within the Forest of Bowland Area of Outstanding Natural Beauty.  The site is classed as Lowland Fringe Farmland within the DWLP and is characterised by its rural nature and appearance and its isolated dwellings and farmhouses.  The house to which application 3/2012/0199 that proposes to use the existing access track for an altered vehicle access is Grade II listed, and is therefore considered to be a designated heritage asset.

Policy G1 of the DWLP is a general policy that requires all development to provide and retain a high quality landscape.  Policy G5 of the Local Plan, which relates to areas of countryside outside any of the boroughs defined settlement limits allows for small scale developments which, amongst other things, are considered to be necessary for the purposes of agriculture.  Policy ENV1 concerns itself with the conservation, enhancement and protection of the Area of Outstanding Natural Beauty, and Policy ENV13 focuses on Landscape Protection.  Where agricultural developments are considered to be justified the Council’s SPG on Agricultural Buildings and Roads becomes applicable.

The Agent requests in the submitted Planning Statement that this application should be considered along with application 3/2012/0199 which seeks permission for the altered access arrangements for Backridge House and which would render the existing track unusable for agricultural purposes as they consider it would be impracticable and potentially dangerous (conflicting uses) to use one access for both domestic and agricultural purposes.  As this is the case, Planning Application 3/2012/0199/P for the change of use from an agricultural access to domestic access, demolition of a rear boundary wall to enable vehicular access, and the  removal of garden hedge and erection of new drystone boundary wall with pedestrian access along Twitter Lane, has been refused for the following two reasons:

· The erection of the boundary wall including the loss of the hedge by virtue of its form and appearance would prove visually harmful to the open countryside, set within the Area of Outstanding Natural Beauty, and would be detrimental to the setting of the listed building.  This would be contrary to Policies G1, ENV1 and ENV19 of the Ribble Valley Districtwide Local Plan and sections 11 and 12 of the National Planning Policy Framework.

· The proposal would include an extension of curtilage by incorporating and enclosing an existing agricultural track which would by its very nature represent an urban and domestic encroachment into the Open Countryside to the visual detriment of the appearance and character of the locality contrary to Policies G1, ENV1, and H12 of the Ribble Valley Districtwide Local Plan and Section 11 of the National Planning Policy Framework.

Policy G5 of the Local Plan allows for small scale developments which, amongst other things, are considered to be necessary for the purposes of agriculture.  Due to the existing access track being retained as a result of both application 3/2012/0199/P and the application for listed building consent, application 3/2012/01200/P, being refused the proposed agricultural access track is considered to be completely unnecessary for agricultural purposes.  In addition, the existing track serves its purpose well, due to it being extremely solid, further substantiating the lack of justification for the track.  

In relation to visual amenity, as a result of the existing agricultural track being positioned adjacent to an established group of trees which form a clear and definite visual boundary to Backridge House, it blends in seamlessly with this agricultural landscape, set within the Area of Outstanding Natural Beauty.  By virtue of the track being unnecessary for agricultural purposes, it would undermine the three main planning principles of the AONB which are its protection, conservation and enhancement.  In addition, it would result in an unnecessary extension on to agricultural land and the loss of some of the trees within this small group.  It is apparent that that trees of moderate quality would be removed which would cause some harm to the amenities of the area.  Some trees of low quality would also be removed and whilst it is recognised that individually they offer low landscape benefits collectively they contribute to this important landscape and their loss would have a moderate impact on visual amenity, contrary to Policy ENV1 of the Local Plan.

Overall, I consider the proposed agricultural track to be completely unnecessary and thus unjustified which would by default harm the landscape character and visual amenities of the Area of Outstanding Natural Beauty.  I thus recommend the application accordingly.

	RECOMMENDATION: That permission be refused.
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