Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CB/EL

	Application No: 
	3/2012/0474/P (PA) & 3/2012/0213/P (LBC)

	Development Proposed:
	Erect a single gate across the driveway at Vicarage Farm, Old Back Lane, Wiswell.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No objections in principle to the erection of the gate.  They do however raise concern that the sight line of the driveway does not comply with the highway conditions connected with the original barn conversion, and request that this be corrected before a gate is erected.  The Parish has also requested that the Environment Directorate be consulted on the matter. 

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (Highways) - No objections in principle on highway safety grounds.  The proposed gate is set back 3.7m from the back of the carriageway.  Whiles this distance is below the 5m standard, it allows adequate off street parking provisions to be maintained at this property and secures an access arrangement that is sympathetic with the highway characteristics of Old Back Lane.

	CONSULTATIONS: Additional Representations.

	One letter has been received from the adjoining neighbour at Vicarage Barn Cottage, who wishes to object to the proposal for the following reasons:

· 
The driveway through Vicarage Farm is a joint shared access for both properties, the proposal will cause inconvenience every time the neighbour enters and leaves their property.

· 
access is already difficult due to poor parking on Old Back Lane.

· 
The single track road of Old Back Lane will be blocked more in the future if this gate is allowed.

· 
Vision on to the highway from my property is already restricted to the existing fence to the right being higher than the boundary wall on plantings to both sides.

· 
Concerns about leaving the vehicle in the middle of the highway whilst the new gate is opened and closed.

· 
The applicant has mentioned putting an electric gate across the drive but there has been no discussions and no agreement on this.  

· 
The existing access is used on a regular basis by visitors to the property including the postman, milkman, deliveries and guests.  The erection of a gate would cause inconvenience.  



	RELEVANT POLICIES:

	Policy G1 - Development Control.

Policy ENV16 - Development Within Conservation Areas.

Policy ENV19 - Listed Buildings.

Wiswell Conservation Area Appraisal.

The Historic Environment Planning Practice Guide (HEPPG).

National Planning Policy Framework (NPPF).

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

	The application relates to a grade II listed building, a former agricultural barn converted i1991, planning application 3/1991/0794.  Planning permission and listed building consent is sought to erect a set of double gates across the highway of Vicarage Farm.  Planning permission is required for the gate as it is to be in the curtilage of a listed building.  Permission is also sought to erect these gates to allow safe access from the house to the main garden area and garage opposite the barn for the applicant and his young family.

The gateposts would be stone with the gates being wooden and a four/five bar with a flat top and arch design.  They would have an overall width of 4.2m which is the current width of the access and would a height of 1.2m to the top rail of the gate and a maximum height of 1.6m to the highest point (the arch).

Being aware that the property in question is a Grade II listed building, I have spoken with the Council’s Conservation Officer.  The list description for the barn states that it is Circa 1700 and as well as being listed in its own right, this barn also ‘has a group value with Vicarage House’.  The erection of a gateway some 3.7m back from the edge of Old Back Lane would restrict the open view currently experienced from the driveway to the gates belonging to Vicarage Barn Cottage.  However, I agree with the Conservation Officer that a traditional farm gate, as proposed, would not be out of character with the listed building or its setting as an agricultural barn to the listed Vicarage House, a Grade I building.  

In relation to residential amenity, I note the objections raised from the property adjacent and the Parish regarding various highway safety matters, the Highway Engineer has thus assessed the proposal.  The County Surveyor has no objections to the erection of the gate as the proposal secures an access arrangement that is sympathetic with the characteristics of Old Back Lane and despite the originally approved sightlines not being in existence today, he considers that the proposed gateway would not be so detrimental to highway safety as to warrant refusal on this ground or as a result of the neighbours objections.

Taking all of the above in to consideration, I thus recommend that both planning permission and listed building consent is granted for the erection of the gate.

	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has an acceptable impact upon the character (and setting) of the listed building and conservation area.

	RECOMMENDATION: That conditional planning permission be granted.
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