Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/CMS

	Application No: 
	3/2011/0250/P

	Development Proposed:
	New improved highway access/entrance and works to existing access at Moor House Farm, Clitheroe Road, Knowle Green

	CONSULTATIONS: Parish/Town Council

	Parish Council – The Parish Council originally objected to the application on the grounds that the proposed access was out of character with the locality and because it appeared to block a public footpath (letter dated 3 May 2011).  However, by letter dated 12 May 2011, the Parish Council confirmed that its objection was withdrawn following the applicant’s assurances that uninterrupted access to the public footpath would be maintained.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Has no objection to this application on highway safety grounds and comments that the proposed access improvement will assist emerging motorists by improving visibility splays and make the access more conspicuous for approaching drivers.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV2 - Land Adjacent to Area of Outstanding Natural Beauty.



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

	Moor House Farm is located at the southern end of an access track off the south side of Clitheroe, Knowle Green.  The access track also provides access to a barn that is presently undergoing conversion works to form a dwelling following the grant of planning permission 3/2010/0705/P.  The location of the proposed access improvement works is not within the Forest of Bowland Area of Outstanding Natural Beauty, but land on the opposite, northern, side of Clitheroe Road is within the AONB.

As existing, the access from the track onto Clitheroe Road has very poor visibility.  It is proposed to improve this by providing a splayed entrance comprising white metal railings extending down both sides from the road edge for a length of approximately 4m.  There would then be natural stone walls down both sides to a distance 11.5m back from the road edge, at which point there would be 2m high stone pillars between which 2m high timber gates would be fitted.  A Lancashire hedgerow mix would be planted on the field side of the metal railings and wall.

As proposed, the new gates would prevent uninterrupted access from the public footpath that runs down the access road.  The applicant, however, has purchased adjoining land to the west of the access track and an application has been made to divert the public footpath across the field so that it would actually follow a straighter path than at present.  If this planning permission is granted it would not, of course, grant any permission for the blocking or diversion of the public footpath.  This would be made clear in an informative note on any planning permission.

The Parish Council has withdrawn its initial objections to the application.  The Countryside Officer also initially had concerns that the proposal would detract from the appearance of the locality.  He has, however, now recommended the imposition of a condition requiring the submission of details for approval and subsequent planting of a Lancashire hedgerow mix to both sides of the improved access.

There are numerous other entrances of this type both in the immediate vicinity on Clitheroe Road and also in other rural parts of the Borough, some of which are in the AONB.

Given these precedents; the fact that the entrance gates would be set back 11.5m from the road edge; and that the appearance of the fence and wall would be screened/softened by a new hedgerow, I consider that the refusal of this application on visual amenity grounds would be difficult to sustain.  There are also the highway safety benefits to be weighed against any perceived harm to visual amenity.

Overall, subject to appropriate conditions, I do not consider that this proposal would be seriously detrimental to the appearance of this locality that lies immediately to the south of the boundary with the AONB.



	SUMMARY OF REASONS FOR APPROVAL:

	The proposed alterations to the junction of the access track with Clitheroe Road, would result in highway safety benefits in the form of improved visibility without any seriously detrimental effects upon visual amenity.



	RECOMMENDATION: That conditional planning permission be granted.
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