
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: MO/JS

	Application No: 
	3/2004/0797/P

	Development Proposed:
	Creation of new access and access road, closing off of existing access and new detached garage at rear of property at All Hallows House, Church Lane, Mitton, Nr Whalley

	CONSULTATIONS: Parish/Town Council

	Parish Council – Has concerns regarding the proposed change of access, which we regard as unnecessary.  The driveway cuts through what is currently agricultural land and will inevitably lead to the area to the east of the drive forming part of a new garden.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Highways Engineer) – The proposed development seeks to provide a remote vehicular access to the property that will necessitate the destruction of a significant length of roadside hedge and the lowering of roadside verge and field within the visibility splays.  The whole extent of the visibility splay would then need to be kept clear of any obstructions whatsoever at all times.  The attached sketch demonstrates the area of land affected to achieve the same visibility standards that were secured on the original planning consent, ie 2.4m x 110m right and 2.4m x 50m left.  These reduced standards were accepted because they were significantly better than the existing at that time.  

I can see no justification to change the approved access arrangements that would create a second substandard access, perpetuate the existing lack of visibility to the left on egress from the Church car park and significantly alter the rural street scene.


The applicant was advised back in early June 2004 that I could not support this application and I must recommend that the application be refused in the interest of road safety and good highway planning.  The latter advocates combining accesses together as an aid to road safety rather than creating new ones.  



	CONSULTATIONS: Nearby Residents

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.



	POLICY REASONS FOR REFUSAL:

	Policies G1, G5 and ENV3 – in the interests of highway safety and visual amenity.



	COMMENTS/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	Planning permission is sought for the creation of a new vehicular access to the property, a detached former school house, which has planning permission for conversion to a dwelling.  A new detached garage is also proposed at the rear of the property with the approximate dimensions of 9m x 6.5m x 4.8m to the ridge.  The existing access is via the Church car park to the south east boundary of the curtilage.  The new access proposed is some 80m to the north east on Church Lane and would involve a track running across a field to the new entrance which would necessitate the removal of a substantial section of roadside hedgerow and; in addition, a section of the field would need to be lowered within the visibility splays.


The Highways Engineer objects to the proposal as the access is substandard due to its proximity to the sharp bend in the road.  The length of access track required is not sustainable, the existing access via the Church car park being much more direct, and the loss of hedgerow, verge and alterations to the field would detract from the character and harmony of the open countryside.  In addition, the site of the detached garage and driveway leading to it effectively extend the residential curtilage of the property, which is contrary to policy H12.  In the open countryside, curtilage extensions will be resisted.   

The proposed access cannot be justified and is accordingly resisted in the interests of both highway safety and visual amenity.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 8 SEPT 04





TELEPHONE CLLRS:  YES / NO
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