Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: CS/EL

	Application No: 
	3/2012/1078/P

	Development Proposed:
	Replacement 1.85m high x 0.3m fixed natural random masonry garden wall with 6m wide access gate to the front of the property at Westholme, Longsight Road, Copster Green

	CONSULTATIONS: Parish/Town Council

	Parish Council - No representations have been received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – Comments that the proposed garden wall is situated on either side of an existing vehicular access and would improve the sight lines compared to the frontage hedge that was there previously.  He therefore has no objection to the proposal subject to the following condition:

Any gates erected at the access shall be positioned a minimum of 5m behind the nearest edge of the carriageway of Longridge Road.  The gates shall open away from the highway.  

Reason: To permit vehicles to pull clear of the carriageway when entering the site.



	CONSULTATIONS: Additional Representations.

	No representations have been received.



	RELEVANT POLICIES:

	Ribble Valley Districtwide Local Plan 

Policy G1 - Development Control.

Core Strategy 2008-2028 – A Local Plan for Ribble Valley Regulation 22 Submission Draft

Policy DMG1 – General Considerations.

National Planning Policy Framework (NPPF.



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

	Westholme is a detached property on the east side of Longsight Road (A59) in Copster Green.  The property has an existing vehicular access on to Longsight Road.  Until recently, there was a high hedge on the front boundary of the site to Longsight Road.  That hedge, however, has been removed and works have been commenced on the construction of a splayed stone boundary wall on either side of the existing vehicular access.  The application is therefore partly retrospective.  

Permission is therefore sought for the completion of the works.  The submitted plans show the provision of a natural stone wall ranging in height between 1.6m and 1.85m.  A 6m wide x 1.6m high timber access gate would be positioned in a roughly central position in the wall.  This gate would be set in from the front boundary of the site such that it would be 7m away from the nearside carriageway edge.  

The relevant considerations in the determination of this application relate to visual amenity and highway safety.  

With regards to visual amenity, it could be argued that the proposed wall is not as attractive as the now removed frontage boundary hedge.  However, there are other examples of stone boundary walls of this type on the A59 and there is also the highway safety benefit to the proposal that will be discussed below.  

The County Surveyor has expressed no objections to the application on highway safety grounds subject to a condition to ensure that the gates are a minimum of 5m away from the nearside carriageway edge and that the gates shall open away from the highway.  As stated above, the submitted plans show the gates positioned 7m away from the nearside carriageway edge and also indicate that the gates would open inwards. However, for the avoidance of doubt, a condition will be imposed in order to ensure that the County Surveyor’s requirements are satisfied.  

The proposal would not have any detrimental effects upon the amenities of any nearby residents.  

Overall, I can therefore see no sustainable objections to this proposed development.  



	SUMMARY OF REASONS FOR APPROVAL:

	The proposal would  have no detrimental effects upon visual amenity, the amenities of any nearby residents or highway safety.



	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 














