
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/JS

	Application No: 
	3/2007/0046/P

	Development Proposed:
	Extension of residential curtilage and formation of new driveway to house on land west of Bramley Farmhouse, Clerk Hill Road, Wiswell

	CONSULTATIONS: Parish/Town Council

	Parish Council – No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – The proposed access is significantly below standard in terms of design, is not necessary to improve the accessibility of the premises and does not provide any apparent road safety benefits.  The existing access is secure, being protected by a farm gate and there is considerable scope for improvement without any highway objections.  I would recommend refusal.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV1 - Area of Outstanding Natural Beauty.



	POLICY REASONS FOR REFUSAL:

	Policies G1 and ENV1 – detrimental effects on highway safety and visual amenity.  



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

	Bramley Farmhouse is located on the north western side of Clerk Hill Road, Wiswell just beyond the end of the adopted part of that road.  The property has an existing detached garage which is served by a vehicular access into the curtilage of the property from the un-adopted part of Clerk Hill Road.  For a considerable distance in both directions there are no other buildings on this side of the road/track, although there is a group of agricultural buildings and barn conversion dwellings on the opposite side of the road.  

The dwelling is therefore adjoined on three sides by open fields.  Approximately 60m to the south west of the residential curtilage is an existing gate which gives access from the very end of the adopted section of the road into the fields.  This application seeks permission for alterations to that field gate and for the construction of an access track running just inside the field boundary from the amended field access up to the south western boundary of the curtilage of the property.  A new opening would be formed in that particular boundary of the curtilage in order to form a new (additional) vehicular access to this property.  The use of the proposed new track for its intended purpose would mean that the land upon which it would be provided would effectively become an extension to the existing residential curtilage.  The application, therefore, correctly also seeks planning permission for the implicit extension of the residential curtilage.

This application has been looked at by both the current County Surveyor and by his predecessor.  Every attempt has been made to see if the application can be justified on highway safety grounds and whether a safe access can be formed without serious detriment to the visual amenities of the locality (which is within the Forest of Pendle Area of Outstanding Natural Beauty).   

Following careful consideration, however, the conclusion of the present County Surveyor is stated above.  His predecessor had also considered the proposed new access to be unnecessary as the existing access is adequate and could be further improved without any detriment to the visual amenities of the locality.

As shown on the submitted plans, therefore, the proposed access is unacceptable to the Highway Engineers because of inadequate visibility.  This visibility could be improved by the removal of a significant amount of road side planting.  As the new access, however, would provide no highway safety benefits over the existing situation, the harm to the appearance of the locality by the required removal of planting cannot be justified, in my opinion.  Similarly, with no resultant highway safety benefits, the visual harm caused by the approximately 60m long track itself can also not be justified.  

I therefore conclude that planning permission should be refused for reasons relating to highway safety and detriment to the appearance and character of the AONB.  

I therefore recommend accordingly.



	RECOMMENDATION: That permission be refused.
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