Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: GT

	Application No: 
	3/20131/0359/P

	Development Proposed:
	Proposed new, gated vehicle and pedestrian access to Acorn Barn, Oakmount Farm, Ribchester Road, Clayton-Le-Dale, Lancashire, BB1 9EY.



	CONSULTATIONS: Parish/Town Council

	Clayton-Le-Dale Parish Council – No observations or comments have been received within the statutory 21-day consultation period.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	LCC Environment Directorate (Developer Support - Highways) – In principle there is no objection to the proposed development on highway grounds.


	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	NPPF.

Policy G1 - Development Control.

Policy ENV3 – Development in Open Countryside.

Policy DMG1 of the Core Strategy (Regulation 22 Submission Draft).

Policy DME2 of the Core Strategy (Regulation 22 Submission Draft).



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

	Planning permission was approved in January 2012 (3/2011/0955/P) for the conversion of one dwelling with an attached annex into two separate properties.  The properties are now known as Acorn Barn and Oak Mount Farm.  Planning permission is now sought for a new gated vehicle and pedestrian access for the property known as Acorn Barn (which sits to the north of Oak Mount Farm) in order to provide a new exit/entrance for the occupiers, and remove the need for the occupiers of Acorn Barn to drive through Oak Mount Farm when exiting their property in a vehicle.

The site falls outside the village settlement boundaries of both Copster Green and Ribchester and is designated as open countryside under the adopted Districtwide Local Plan.  The proposal seeks permission for the closing of the existing access to Acorn Barn, and the opening of a new access 30m further north of this point onto Ribchester Road.  The scheme involves the loss of a stretch of the existing boundary planting to the north of the existing entrance in order to facilitate the new opening and the extension of the existing 1.8m high stone wall northwards, however additional planting will replace this once the wall is completed.  The gates are positioned some 9m back from the edge of the carriageway, and the visibility splay created will allow unrestricted views of 200m to the north and 65.25m to the south.  The creation of this gated entrance into the site allows ingress and egress for the occupiers of the property without needing to exit through the southern access for Oak Mount Farm.

The County Highways Development Support Officer notes that the new location of the access and layout suggest betterment to the existing situation on site. He notes that Ribchester Road is a rural, single two-way road with a 60mph speed limit, and that visibility on either side of the existing access to Acorn Barn is limited due to the access being situated on the bend along Ribchester Road.  The proposed layout of the new access to the north of the existing access is considered a significant improvement in terms of visibility as well as layout of the vehicular and pedestrian access in general.

With regards to the principle of the development, the proposed new entrance, wall and gates will quite significantly change the street scene views of the site as the wall will be set back further into the site than the existing boundary hedge, however the highway safety benefits for the occupier/applicant are considered to significantly outweigh this point.  Indeed once the replacement boundary hedge and grass verge have re-grown the impact will be further mitigated.

As such, the principle of the proposal submitted is considered to be acceptable in principle, and in compliance with the above relevant Policies, and it is for the above reasons that I recommend accordingly.


	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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