Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB

	Application No: 
	3/2012/0872/P

	Development Proposed:
	Resubmission of proposed engineering operations to form earth banked slurry lagoon and laying of concrete railway sleepers to form cow track across land and new agricultural access onto Brickroft Lane at Hodder Bank Farm, Dunsop Road, Whitewell, BB7 3AU.

	CONSULTATIONS: Parish/Town Council

	Bowland with Leagram Parish Council - No comments or observations received within the 21 day statutory consultation period or by the date of the decision.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Highways – No objections to the proposal as there will be considerable highway benefits from the proposed track and new access point on Brickroft Lane.

Environment Agency – No objections to the proposal in principle.



	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

SPG – Agricultural Buildings and Roads

National Planning Policy Framework

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

	Following withdrawal of planning application 3/2012/0561 due to objections from the Environment Agency, planning permission is again sought for a slurry lagoon at Hodder Bank Farm and a new access track across land at the farm and the creation of a new agricultural access.   The farm is situated on the outskirts of Whitewell within the Forest of Bowland Area of Outstanding Natural Beauty.

The proposed slurry lagoon would be sited to the south-west of the farmhouse and have approximate dimensions of 40 metres by 22.5m.  A grass covered earth mound surrounding the slurry lagoon would extend an additional 10 metres and would be approximately 1.5m high.  Overall the lagoon and banking would measure 60m x 22.5m (1350 square metres).  The lagoon would have a depth below ground level of approximately 1.6m.  

The proposed cow track will be 466m in length and 1.8m wide for its entire length.  It would run from the farmyard in a southerly direction following an existing field hedge and brook to where the field borders Brickroft Lane, a classified road.  A new agricultural access is proposed directly opposite a field gate on the south side of Brickroft Lane.  

The proposal is considered to be needed for agricultural purposes and thus due consideration must be given to visual amenity, residential amenity, highway safety and the nearby watercourse.

Visually, the land surrounding Hodder Bank Farm is gently undulating and thus long range views of the farm will be seen from the surrounding road network.  The slurry lagoon would be located on land between the farm and associated buildings and a substantial traditional stone field barn.  The lagoon would project above ground level by approximately 1.6m and I consider that its height would not be prominent within this rural landscape as it will be seen against rising land at the rear.  Its grass covered earth banked sides will blend the development into the landscape.  

The previous application, 3/2012/0561, was withdrawn following objections from the Environment Agency regarding insufficient details within the application as to the risks to groundwater.  Discussions have taken place between the Environment Agency and the applicant/ agent prior to the submission of this application and the Environment Agency have now raised no objections to the proposal.  In this regard I therefore consider the proposal to be acceptable.  

With regards the proposed cow track, this would be adjacent to an existing field hedge and a brook/ stream which run in a southerly direction towards Brickroft Lane.  The concrete railway sleepers would be laid for a distance of 466m and have an overall width of 1.8m.  Having viewed the proposal from Dunsop Road, and the bridge over the River Hodder, I am satified that the existing field hedge would soften the impact of the works and would in the main hide the track.  When viewing the proposal from Brickroft Lane, the track would be seen against the hedge and would therefore not appear visually intrusive.  The proposal would offer significant highway benefits, as cows would travel down the track, through a newly created field gate, and cross directly over Brickroft Lane, rather than having to walk down Dunsop Road, towards the bridge over the River Hodder, and then bear right onto Brickroft Lane as they currently do.  This proposal will free up the highway network and also prevent animals and cars’ mixing.  This, on occasions, is extremely hazardous and has resulted in damage to cars and injury to cows.  Overall, I am satisfied that the proposals are reasonably necessary for agriculture, and the new access track and gateway would provide significant highway benefits. The visual impact of both proposals is considered to be acceptable and accordingly I recommend that the application be approved.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal represents an appropriate form of development and given its design, size and location would not result in visual detriment to the surrounding countryside, nor would its use have an adverse impact on highway safety.

	RECOMMENDATION: That conditional planning permission be granted.
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