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	Date Inspected:
	28/09/2017
	

	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Proposed new road access and driveway to garage at rear of premises.

	Site Address/Location:
	Dale Hey Bungalow Preston Road Ribchester PR3 3XL

	


	CONSULTATIONS: 
	Parish/Town Council

	None received.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections subject to conditions.

	CONSULTATIONS: 
	Additional Representations.

	No representations have been received.

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy EN2 – Landscape

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework
National Planning Policy Guidance

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Proposed Development for which consent is sought:
This application seeks consent for the formation on a new access and driveway to Dale Hey Bungalow, Preston Road, Ribchester. The detached bungalow is located in the open countryside. The property is vacant and is in a poor state of repair.  The dwelling is set back from the roadside and there is evidence of a previous vehicular access in the form of a dropped kerb and hardstanding area and aerial photos dated from the 1960s. This access has been fenced off and the roadside hedge has grown along the frontage of the residential plot.
It is proposed to create a new access and driveway to the south east of the dwelling. The land which would be required to form the access is owned by the applicant and is currently undeveloped land. A section of roadside hedge would require removal and the driveway would bisect the field and terminate at the garage to the rear of the property. The access is to be 5m in width and would be surfaced with tarmacadam. The driveway would be surfaced with limestone aggregate.

	Observations/Consideration of Matters Raised/Conclusion:

Policy EN2 of the Core Strategy emphasises the importance of ensuring development proposals do not undermine the inherent quality of the landscape and seeks to ensure that the open countryside is protected from inappropriate development. Policies DME1 and DME2 relate specifically to landscape features including hedgerows and state that development proposals will be refused which significantly harm important landscape features.

The proposed vehicular access would be formed at the location of an existing field gate and therefore any hedgerow removal is likely to be minimal. The proposal would not result in any significant harm to the visual appearance of the surrounding area. The access and driveway itself would be low lying features and the use of tarmacadam to surface the access would ensure it is not a prominent feature. There is a mature oak tree on the front boundary of the site and the proposed driveway would be located close to its RPA. However, the Council’s Countryside Officer is satisfied that, subject to the erection of protective fencing in accordance with BS 5837:2012, the proposals would not result in any damage to the tree.
The County Highways Surveyor has recommended alterations to the access design to ensure it is safe for vehicular access/egress including the provision of appropriate sight lines. The applicant has amended the submitted plans accordingly and it is considered that the proposals are now acceptable.
Taking into account the above, the proposed new access and track would not result in any undue harm to the appearance of the area and would facilitate the construction of new access which would improve safety on the highway in accordance with DMG3. Accordingly it is recommended that the application be approved.

	RECOMMENDATION:
	That planning consent be approved.


