Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2013/0071/P

	Development Proposed:
	New access off Settle Road into a parcel of agricultural land and the creation of a stone track to allow access to agricultural operations at Calder Farm, Settle Road, Bolton-by-Bowland BB7 4NT

	CONSULTATIONS: Parish/Town Council

	Bolton-by-Bowland, Gisburn Forest & Sawley Parish Council - No objections to the development.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) - No objections subject to a number of conditions.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV1 - Area of Outstanding Natural Beauty.

Policy SPG - Agricultural Buildings and Roads.

Ribble Valley Core Strategy 2008-2028 (Regulation 22 Submission Draft)

Policy DMG1 – General Considerations.

Policy DMG2 – Strategic Considerations.

Policy DME2 – Landscape and Townscape Protection.

National Planning Policy Framework

Section 11 – Conserving and Enhancing the Natural Environment.



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

	Planning permission is sought to create an access track across the field within the AONB from an existing roadside gate located on the west side of Settle Road approximately 200m south of Calder Farm, Settle Road.   The existing field gate will be removed and the roadside access will be altered so it would be set back 10m from the edge of the carriageway.  A wooden gate and a timber post and rail fence will be erected to form the new entrance.  The proposed agricultural track will be 4.5m wide and go across the shortest portion of the field to another field gate to access land owned by the applicant.  The 10m entrance from the edge of the carriageway to the newly set back field gate will be constructed of impermeable tarmac.  The proposed agricultural track will be constructed of hardcore stone and have an overall width of 3m.  

The main matters for consideration in this instance are highway safety and visual amenity.  

The highway authority has raised no objections to the proposal, which complies with highway guidelines in terms of providing a sufficient setback into the field to enable farm vehicles to pull off the main Settle Road when opening and closing the gate, which is hard surfaced.  A number of conditions are requested by the highway authority to ensure that visibility is maintained in both a north and south direction up Settle Road.  A number of conditions are proposed by the Highway Authority which the LPA do not consider to meet the tests outlined in Circular 11/95.  This requires conditions to be necessary, relevant to planning, relevant to the development, reasonable, precise and enforceable.  It is the LPA’s opinion that the condition requiring the track between the edge of the carriageway for a distance of 10 metres back should be paved with a hard surface to ensure no loose materials is brought on to the road is considered reasonable, and the condition requiring the grass verges/ visibility splay to be kept clear is necessary to aid visibility when using the formalised entrance.  

In relation to visual amenity, the farm to which this application relates and the application site is located within the Forest of Bowland Area of Outstanding Natural Beauty.  The area is characterised by large expanses of flat rolling fields separated by boundary field hedges with intermittent trees.  Agriculture contributes to the continued economic vitality of rural areas such as this and the proposal is considered to be needed for the purposes of agriculture which is supported by both local and national planning policy.  The width of the track is only 3m wide and I thus consider that this will not have a materially harmful effect on the visual amenities of this field and the wider AONB.  The proposed hardcore will be conditioned to be dark in colour so that when viewing the fields from views travelling down the hill towards the village of Holden, however the track will not appear overly intrusive.  I therefore consider that the visual impact of this proposal to be acceptable.  For the above reasons I recommend the application is approved subject to a number of highway conditions.

	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.


DATE INSPECTED: 19 February 2013














