
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2007/0232/P

	Development Proposed:
	PARTIALLY RETROSPECTIVE APPLICATION FOR CHANGE OF USE OF AGRICULTURAL BUILDINGS TO COMMERCIAL USE FOR MAIL ORDER CAR PARTS UNIT AT KITCHEN GREEN FARM, PRESTON ROAD, RIBCHESTER

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections to this proposal.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – I am opposed to the principal of further commercial developments along this Class 2 district distributor road where it is subject only to the national 60mph speed limit.

Currently the site has an extremely substandard access with restricted width and nil visibility to the left on egress.  For commercial use the site should have an access at least 6.5m wide to accommodate two-way movements, with 10m junction radii and minimum sightlines of 2.4m x 215m.  This distance is considered desirable due to the frequent overtaking manoeuvres that have been observed taking place as forward visibility reaches acceptable levels.  As the sightline cannot be achieved on land shown to be within the control of the applicant, I must recommend that the application be refused in the interests of highway safety.

It is noted that this is a retrospective application and that some widening of the access has commenced.  I have no objections to the latter subject to a formal application being approved, but I must request that appropriate action is taken to terminate the unauthorised use forthwith.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy G5 - Settlement Strategy.

Policy ENV3 - Development in Open Countryside.

Policy EMP9 - Conversions for Employment Uses.



	POLICY REASONS FOR REFUSAL:

	Policies G1 and EMP9 – Inadequate access for commercial use to the detriment of highway safety.



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

	Kitchen Green Farm is on the north eastern side of Preston Road in the open countryside between Ribchester and Longridge.  It comprises a dwelling and a relatively small and modern outbuilding used (originally) as a domestic garage and agricultural storage building.

Planning permission is sought for a small extension to the outbuilding and for the whole of the building, as extended, to be used for the storage of car parts in connection with a mail order business which is already operating from the site on a small scale.

I have no objections to the alterations to the building in respect of visual amenity considerations, and the relatively small business may also be acceptable in principle.

The access into the site, however, is far from satisfactory due to very poor visibility, and the practice of drivers using the relatively straight stretch of road in front of the site to overtake slower vehicles, thus putting them on the wrong side of the road where they are hidden from the view of drivers of vehicles exiting the site.  The County Surveyor has noted that some improvements to the access have been carried out, to which he has no objections in principle.  The provision of visibility splays which would make this access acceptable to the County Surveyor for commercial use, however, would involve land outside the applicants ownership.  The County Surveyor therefore strongly recommends that this application must be refused, rather than seeking further improvements to the access.

He also recommends that enforcement action be instigated to terminate the existing unauthorised use.

I fully concur with the County Surveyor’s views and recommendations, and therefore recommend accordingly that this application be refused for highway safety reasons.



	RECOMMENDATION: That permission be refused.


DATE INSPECTED: 27 MARCH 2007





TELEPHONE CLLRS:  NO








