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	Site Notice:
	26/9/24
	

	Officer:
	Stephen Kilmartin
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Demolition of existing garage/workshop and dutch barn; re-use of former farm buildings as a dwelling; closure of vehicular access to the farmyard; alterations to the existing access; sewage treatment and surface water drainage facilities; and landscaping (pursuant to variation of conditions 2 (approved plans), 3 (gate and entrance detail), and 13 (access materials) from planning permission 3/2021/0261 as varied by 3/2023/0619 to relocate site access).

	Site Address/Location:
	Moor Cock Farm Clitheroe Road Ribchester PR3 2YT

		

	CONSULTATIONS: 
	Parish/Town Council

	No representations received in respect of the proposal.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	The Local Highways Authority have objected to the proposal stating the following:

History 
2023/0619 - Demolition of existing garage/workshop and dutch barn; re-use of former farm buildings as a dwelling; closure of vehicular access to the farmyard; alterations to the existing access; sewage treatment and surface water drainage facilities; and landscaping (pursuant to variation of conditions 2 (plans)and 4 (external works) and removal of conditions 3 (gate and entrance detail), 7 (velux roof detail), 10 (landscaping) and 13 (access materials) from planning permission 3/2021/0261). Approved with conditions.

Comments 
Our comments remain the same, we would dispute that the proposed amended access arrangements offer a highway safety benefit over the approved location. 

Condition 2 pursuant to 3/2023/0619
Unless explicitly required by condition within this consent, the development hereby permitted shall be carried out in complete accordance with the proposals as detailed on drawings: - Site Location Plan (submitted with original application ref 3/2021/0261) - Proposed Ground & First Floor Plans, Elevations North-East Dwg no 3377-001 Rev B - Proposed Elevations and Roof Plan Dwg no 3377-002 Rev B - Proposed Block Plan, Garage Plans and Elevation Dwg no 3377-004 Rev B - External Works, Gates and Fencing Details Dwg no 3377-007 Rev A - External Works Site Entrance Details Dwg no 3377-008 Rev B

The LHA previously responded to the application on 6th September 2023 and 22nd September 2023, objecting to the variation of condition following the relocation of the site access, as shown on PGB drawing number 004 titled "Proposed Block Plan, Garage Plans and Elevations." The LHA did advise that the only way the relocated site access would be acceptable if the Applicant still owned the adjacent field and so was able to make the adjacent agricultural access redundant. The field could then be served by the relocated access and the existing internal field gate which is located along the access track.
 
However, the Agent in an email sent to the Local Planning Authority dated 14th September 2023, states that the Applicant is not in control of the adjacent field or the agricultural access and so is unable to stop up the access. Therefore, the LHA object to the variation of condition with the two accesses being too close to each other, with the junction spacing being approximately 2m. As a result, the LHA are concerned about highway safety should vehicles be using both accesses simultaneously and so object to the relocation of the already approved site access.

The LHA are aware that the proposed site access could provide visibility splays of 73m northbound and 46m southbound following the relocation. But this only improves visibility to the north by 14m when comparing the already approved access and decreases visibility by 10m to the south. Therefore, while it is an improvement to the north, visibility to the south is worse which in the LHAs view, is not seen as being a betterment than the already approved access. 

As a result, an improvement to the visibility splays to the north does not outweigh the concerns regarding junction spacing even if the existing agricultural access experiences low traffic flows as this could change and does not outweigh the reduction in visibility to the south. Therefore, the LHA advise the Agent and Applicant that the approved site access should be used to serve the site with it being safe and suitable for such a proposal.


	CONSULTATIONS: 
	Additional Representations.

	No representations received in respect of the proposal.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN2:	Landscape
Key Statement DMI2:	Transport Considerations

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility

National Planning Policy Framework (NPPF)

	Relevant Planning History:

2024/0226:
Approval of details reserved by conditions 9 (protected species mitigation licence) and 10 (landscaping plan) of planning permission 3/2023/0619.  (Approved)

2023/0619:
Demolition of existing garage/workshop and dutch barn; re-use of former farm buildings as a dwelling; closure of vehicular access to the farmyard; alterations to the existing access; sewage treatment and surface water drainage facilities; and landscaping (pursuant to variation of conditions 2 (plans)and 4 (external works) and removal of conditions 3 (gate and entrance detail), 7 (velux roof detail), 10 (landscaping) and 13 (access materials) from planning permission 3/2021/0261).  (Approved)

2021/0261:
Demolition of existing garage/workshop and dutch barn; re-use of former farm buildings as a dwelling; closure of vehicular access to the farmyard; alterations to the existing access; sewage treatment and surface water drainage facilities; and landscaping.  (Approved)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application site is comprised of an existing garage and workshop and Dutch Barn, as well as a number of derelict agricultural buildings sited immediately off Clitheroe Road.  The application site is within a predominantly rural area, being located outside of any defined settlement limits on land that benefits from being within the designated Forest of Bowland national Landscape. 

The site benefits from an extant consent granted pursuant to permission 2021/0261, as amended by 2023/0619 to convert the buildings into a dwelling, including alterations to the access and associated landscaping, sewage treatment and appoint surface water drainage facilities.


	Proposed Development for which consent is sought:

The application seeks to vary conditions 2 (approved plans), 3 (gate and entrance detail), and 13 (access materials) from planning permission 3/2023/0619.  The submitted details propose the relocation of the access point approximately 10m southwards of its previously consented location.  It is further proposed that the internal vehicular access track will be extended further southward to interface with the revised access point, with the track being partially surfaced in gravel in-lieu of the previously approved tarmac surfacing arrangement.
  

	Impact Upon Residential Amenity:

The proposal solely relates to that of the relocation of a vehicular access point and reconfiguration of an internal vehicular access track, with no nearby existing residential receptors that will be impacted by the amendments.  As such it is not considered the proposed variation will result in any adverse impact upon nearby residential amenity.

As such, and taking account of the above matters, the proposal does not raise any significant direct conflicts with Policy DMG1 which seeks to ensure of adequate standards of residential amenity and protect against development(s) that would result in measurable detrimental impact(s) upon nearby existing residential amenities.


	Visual Amenity/External Appearance:

The submitted details propose the relocation of a vehicular access point consented pursuant to planning permission 3/2023/0619.  It is proposed that the access point will be relocated approximately 10m southward of the previously consented location, resulting in the associated internal vehicular track also being located further southward towards the southern extents of the application site.

Whilst it is recognised that the extended track will result in additional gravel-surfacing over and above that of the previous consent, it is not considered that the extents of additional track will have any significant measurable detrimental impact upon the character or visual amenities of the area that would warrant the refusal to grant planning permission on these grounds.

In relation to the relocation of the access point - the design and configuration of the access point, notwithstanding the revised location, is of a similar configuration to that which previously benefits from consent.  As such it is not considered the relocation of the access point will result in any significant measurable harm to the character and visual amenities of the area over and above that which has previously been granted consent.

As such, taking account of the above matters, it is not considered that the proposed development raises any significant direct conflict(s) with Key Statement EN2 nor Policy DMG1 of the Ribble Valley Core Strategy,


	Highways and Parking:

The Local Highways Authority have objected to the proposal stating the following:

The LHA object to the variation of condition with the two accesses being too close to each other, with the junction spacing being approximately 2m. As a result, the LHA are concerned about highway safety should vehicles be using both accesses simultaneously and so object to the relocation of the already approved site access.

The LHA are aware that the proposed site access could provide visibility splays of 73m northbound and 46m southbound following the relocation. But this only improves visibility to the north by 14m when comparing the already approved access and decreases visibility by 10m to the south. Therefore, while it is an improvement to the north, visibility to the south is worse which in the LHAs view, is not seen as being a betterment than the already approved access.

As a result, an improvement to the visibility splays to the north does not outweigh the concerns regarding junction spacing even if the existing agricultural access experiences low traffic flows as this could change and does not outweigh the reduction in visibility to the south. Therefore, the LHA advise the Agent and Applicant that the approved site access should be used to serve the site with it being safe and suitable for such a proposal.

As such and taking account of the above observations offered by the Local Highway Authority, it is considered that the proposal would be in direct conflict with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.  Particularly insofar that the revised access point would result in conflict with an existing field access and reduced visibility splays, failing to provide adequate safe vehicular access/egress, being of detriment to the safe operation of the immediate highway.


	Observations/Consideration of Matters Raised/Conclusion:

As such, for the above reasons and having regard to all material considerations and matters raised that the application is recommended for refusal.


	RECOMMENDATION:
	

	That planning consent be refused for the following reason(s).

	
01:
	The proposal results in direct conflict with Key Statement DMI2 and Policy DMG3 of the Ribble Valley Core Strategy.  Particularly insofar that the revised access point would result in conflict with an existing field access and reduced visibility splays, failing to provide adequate safe vehicular access/egress, being of detriment to the safe operation of the immediate highway.
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