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	Development Description:
	Proposal to block off an existing farm gateway and hedge. Provide a new field access approx 20m from the existing, to include an area of hard standing with gateway. This proposal is following planning permission granted (3/2018/0750).

	Site Address/Location:
	Twitter Bridge Farm Barn, Twitter Bridge Farm, Twitter Lane Waddington. BB7 3LG

	

	CONSULTATIONS: 
	Parish/Town Council

	Waddington Parish Council: 

	Consulted via email on 11/10/21 – no response.

	

	Aighton Bailey and Chaigley Parish Council: 

	Consulted via email on 11/10/21 – no response.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	Lancashire County Council Highways:

	No objections to the proposal subject to the implementation of additional planning conditions.

	

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy
Key Statement DS2 – Presumption in Favour of Sustainable Development
Key Statement EN2 – Landscape
Key Statement EN5 – Heritage Assets
Policy DMG1 – General Considerations
Policy DMG2 – Strategic Considerations
Policy DMG3 – Transport and Mobility
Policy DME4 – Protecting Heritage Assets

NPPF
Planning (Listed Buildings and Conservation Areas) Act 1990


	Relevant Planning History:

3/2021/0566:
Change of use of redundant barn to form one unit of residential accommodation (Approved)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached barn property in Waddington. The area immediately to the South of the property comprises an agricultural field which is currently accessed via an existing gateway from Twitter Lane. The new proposed gateway and access track would be installed approximately 20 metres to the North of the existing gateway and would link up with the existing ford crossing over Bashall Brook. The proposal site is situated approximately 0.5 km form Waddington village centre within a large area of open countryside characterised by agricultural fields and woodland. 


	Proposed Development for which consent is sought:

Consent is sought to close up an existing gateway and install a new gateway and access track.

	Principle of development:

Policy DMH4 of the Ribble Valley Borough Council Core Strategy sets out the criteria with regards to the conversion of barns and other buildings to dwellings. With regards to car parking and vehicle access to converted properties, the above policy states that: 

‘Access to the site should be to a safe standard and be capable of being improved to a safe standard without harming the appearance of the area.’

Furthermore, with regards to proposals for development relating to transport, Policy DMG3 states that considerable weight should be given to ‘the relationship of the site to the primary route network and the strategic road network.’

The existing gateway access serving the site was deemed as acceptable with regards to highway safety in the original 2018 consent relating to the change of use of the barn however it was noted by the LHA that the existing visibility splays were substandard in the context of the speed limit of the adjoining road. The applicant has stated that the new gateway access is to be constructed for the purposes of highway safety in as much that the new gateway access would allow better visibility splays in both directions along Twitter Lane in comparison with the existing gateway access. 

The plans submitted with the application also indicate that the area of hard standing to front of the access gate would allow site traffic to safely pull off the road whilst the new access track would provide a more direct route to the ford crossing over Bashall Brook.

In view of the above, the principle of a new gateway access, area of hardstanding and access track at the proposal site would comply with the requirements of Policies DMH4 and DMG3 of the RVBC Core Strategy.

The proposal site lies within the Forest of Bowland Area of Outstanding Natural Beauty and is situated close to Wetters Bridge which is a Grade II Listed Building therefore consideration will be given towards the effect of the proposal on the visual character of the surrounding landscape and its impact upon the historic character of the nearby heritage asset.

	Residential Amenity:

The proposed gateway and access track would replace the existing gateway and access track on site therefore no additional increase in vehicular traffic or noise that could lead to any form of disturbance for any neighbouring residents is anticipated as a result of the proposed works.


	Visual Amenity / Landscape:

The proposal lies just within the Forest of Bowland Area of Outstanding Natural Beauty. With regards to development in the AONB, Key Statement EN2 of the Ribble Valley Borough Council Core Strategy states that: ‘The Council will expect development to be in keeping with the character of the landscape, reflecting local distinctiveness, vernacular style, scale, style, features and building materials.’ 

Furthermore, with regards to vehicle access to converted properties, Policy DMH4 states that: 

‘The impact of the development, including the creation of garden area and car parking facilities (or other additions) should not harm the appearance or function of the area in which it is situated.’

The proposed gateway would be set back 10 feet from Twitter Lane with the field access track remaining largely concealed from the public realm behind the roadside hedge line along Twitter Lane therefore the visual impact of the proposed works would be relatively low. 

Furthermore, gateways and pull in points providing access into fields are a common feature within the surrounding being largely synonymous with rural landscapes therefore the proposed works would not be an incongruous addition to the existing landscape. Accordingly, it is not considered that the proposed works would have any undue impact upon visual amenity or detract from or have any undue impact upon the character of the surrounding AONB landscape. 


	Landscape/Ecology: 

No ecological constraints were identified in relation to the proposal. 


	Highways: 

Lancashire County Council Highways have highlighted shortfalls with regards to the length and width of the proposed gateway access and one of the visibility splays however these shortfalls have been deemed to be minor and as such the proposed works are considered to be acceptable by the LHA subject to the implementation of additional planning conditions to mitigate the identified shortfalls.


	Heritage:

The proposed gateway access would be sited in the vicinity of Wetters Bridge which is a Grade II Listed Building. With regards to proposals for development affecting Listed Buildings, Section 66 of the Planning (Listed Buildings and Conservation Areas) Act 1990 states that:

“In considering whether to grant planning permission for development which affects a listed building or its setting, the local planning authority shall have special regard to the desirability of preserving the building or its setting or any features of special architectural or historic interest which it possesses.”

Furthermore, Key Statement EN5 of the Ribble Valley Borough Council Cores Strategy states that:

‘There will be a presumption in favour of the conservation and enhancement of the significance of heritage assets and their settings. The Historic Environment and its Heritage Assets and their settings will be conserved and enhanced in a manner appropriate to their significance for their heritage value.’

The proposed gateway access would be located approximately 40 metres away from Wetters Bridge which would be 20 metres further away from the bridge than the existing gateway access. Furthermore, the proposed gateway access would be set back 10 feet from Twitter Lane which would significantly reduce the visual impact of the proposed works. Accordingly, it is not considered that the proposed works would affect the setting of or detract from or harm the historical or architectural character of the heritage asset.


	Observations/Consideration of Matters Raised/Conclusion:

The proposal would not have any undue impact upon residential amenity for the neighbouring residents and would appropriately merge into the proposed location without detriment to the visual amenities of the area or character of the wider AONB landscape.

Moreover, it is not considered that the proposed works would have any undue impact upon the historic or architectural character of the nearby heritage asset. Furthermore, the proposal has been deemed as acceptable by the LHA therefore it is not considered that the proposed works would compromise highway safety in any way.

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


	RECOMMENDATION:
	In consideration of due weight of section 16, 66 and 72 (where relevant) of the Planning (Listed Buildings and Conservation Areas) Act 1990 and in consideration to NPPF (2018) it is recommended that planning permission be granted.
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