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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	New track for agricultural use 

	Site Address/Location:
	Land adj 142 Ribchester Road, Clayton Le Dale, BB1 9EE

		

	CONSULTATIONS: 
	Parish/Town Council

	No objections but raised concerns regarding impact on trees.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Concerns were raised regarding the urban location of access and requested the proposed gate be resited to allow vehicles to pull off the highway. Additional conditions relating to the right of way and the proposed access were also recommended.  

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received in respect of the application.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport & Mobility
Policy DME1 – Protecting Trees & Woodland


	Relevant Planning History:

3/2020/0807- Proposed agricultural building for the housing of sheep, cattle and storage of farming equipment. New farm track and concreting- Undecided.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to agricultural land to south of Ribchester Road. The access to the land is sited between no 138 and no 142 Ribchester Road. The farming activities on the land relates to maintenance such as muck spreading and the farm has livestock under its holding and the livestock is  located on this land.

	Proposed Development for which consent is sought:

Consent is sought for the formation of a new access track on land adjacent to no 142 Ribchester Road, Clayton le Dale. The track will measure 2.5m wide by 280m in length and will be constructed with a hardcore finished in grey stone chippings. 


	Principle of Development:

Policy DMG2 of the Ribble Valley Core Strategy allows for development outside of the defined settlement areas where the development meets at least one of the considerations. One of these considerations is that the development is needed for the purposes of forestry or agriculture. 

The development is needed to enable the applicant to access his fields with tractors and machinery without having to cause ruts when travelling across fields in bad weather. The track will provide access to carry out maintenance of land such as muck spreading, drainage, fencing and hedging. As such it is considered that the development is reasonably required for the purposes of agriculture. Therefore, the development is acceptable in principle subject to an assessment of the impact on the visual amenity of the area and residential amenity of any neighbouring dwellings.


	Impact Upon Residential Amenity:

The proposed track will formalise the existing access off Ribchester Road past the side gardens of both 138 and 142 Ribchester Road.  The formalisation of the access is likely to result in an increased and continuous use of this access and track. These properties are facing Ribchester Road (B6245) where a reasonable amount of disturbance from cars is to be expected.  The existing access could be used at present which would result in a similar amount of disturbance and if the development was to cause a substantial or unreasonable amount of noise nuisance it would be assessed as a private matter and the granted of planning consent does not override this.  Therefore, it is considered that whilst the development may result in additional noise nuisance due to increased activity it would not warrant refusal of the application

	Visual Amenity/External Appearance:

The development proposes to formalise an existing access off Ribchester Road and to install an access track that is 2.5m wide by 280m in length. The existing gate that fronts Ribchester Road will be removed and it will be relocated 10m back from the carriage way. The proposed access track on the land between the gate and the carriage way will be surfaced in tarmac or a similar bound material. The track will continue north beyond the gate a further 200m. 

The proposed track will have limited impact on the visual amenity of the area as it will be used for the purposes of agricultural in an area where agricultural works are currently undertaken. To reduce the impact of the prominence of the track when viewed from the highway it is considered appropriate to attach a condition requiring there to be no membrane below the stone chippings to allow the ingress of grass. 

The proposed access off the main highway will not be out of keeping with the area as the majority of dwellings along Ribchester Road benefit from a private driveway therefore it would not be viewed in isolation. 


	Landscape/Ecology:

The proposed access will extend beyond the side boundary of no.142 Ribchester Road. TPO no 8 1975 is sited within the rear garden of this property. The proposed track has been altered to avoid the Root Protection Zone of this tree (T2) as well as the trees (T5, T6) as indicated on the Location Plan. 

The Countryside Officer has no concerns with the development however requested a condition be imposed requiring trees ‘G1, T1, T3, T4’to be protected by fencing in accordance with a scheme to be agreed in writing with the LPA prior to commencement of any development on site.


	Highways: 
LCC Highways raised concerns with regards to the urban location of the access and requested that the gate be re-sited to allow for vehicles to pull off the highway when entering the site. The engineer recommended a minimum of 5m with additional allowance if vehicles are to frequently draw a trailer. The proposed plans show a 10m area to be surfaced in tarmac or a similar bound material. Additional conditions relating to the PROW not being obstructed, location of the gate, appropriately paved access and wheel washing facilities were recommended to be attached to the permission.

	Observations/Consideration of Matters Raised/Conclusion:

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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