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Dear Sirs

Re    Application for a detached dwelling with access improvements   Land off Lansdown Walk, Bream GL15 6LG – Mrs Joan Davis, The Jays, Sun Green Road, Bream, GL15 6HX 
Application P0693/19/FUL was refused on the grounds of affect upon neighbours amenity and an unsafe access.   That refusal was appealed which was dismissed in April 2020.  However the Inspector determined that the affect upon neighbour’s amenity was acceptable but he was not convinced on the safety of the access. 

The applicant has had a Highway Consultant review the Inspector’s Decision and the access layout.  In addition we have made enquiries re the extent of the highway verge in respect of a low stone wall that stands against Rowan House and have taken into account the gradient of the road in determining the required sight lines and advice from British Cycling. 

Prior to consulting a Highway specialist we undertook a pre-application enquiry P0988/20/PREAPP with Gloucestershire Highways to see if some alternative access proposals would overcome their concerns, which met with a negative response.  The Highway specialist also reviewed the alternative options but considers the original and current proposal is the best and provides a safe access for the applicant and road users.  

Having undertaken this further work and review we submit an application that addresses the highway matter.   All other matters were accepted by the District Council or by the Inspector as being satisfied, leaving just the access issue to be resolved. 

This application is the same as that which was determined by the Inspector in 2020. It re-uses the previous scheme plans and drawings as well as the new information and comprises the following: 

Application Form and Ownership Certificate 
Plan 001A – Existing Site Plan 

Plan 100A – Visibility sight lines 

Speed survey / transport data 

Plans 2019/02, 2019/03, 2019/04 – Layout, Plan and Elevations of the proposed one bed Bungalow 

Plan TJ10 Site Plan

Bio-diversity check list 

Coal miming report 

Inspector’s appeal decision April 2020 

Location Plan 1:25,000

Topographical survey 

Hurlstone Partnership Report (Highway specialist) 

British Cycling Guidance 

Extent of Highway Plan 

Rowan House Land Registry Plan showing land ownership boundary 

2021 Planning statement
Payment of £462  
The 2019 Planning Statement which gives much of the background information and accident records for the local road network
Doc A – extract from Manual for Streets 2 addressing measuring sight lines distance from verge.

Yours sincerely 
BRIAN GRIFFIN FRICS FAAV,
Chartered Surveyor, 
pp Mrs J K Davis 
Application for a detached dwelling with access improvements   Land off Lansdown Walk, Bream GL15 6LG
PLANNING STATEMENT 
The Inspector’s comments on Highway matters were: 

APPEAL EXTRACT – HIGHWAYS 

Highway Safety 
13. I am aware that there were previous appeals at this site including appeal ref: APP/P1615/A/06/2030842, which was dismissed, with highway safety a particular issue. However, whilst I have noted this, I have based my conclusions on the evidence before me now and current policy and guidance. 
14. There is an existing access, in the form of a gate, to the site frontage, but this does not appear to be a vehicular access. This is proposed to be utilised and developed to provide for the proposed dwelling. The site has an old garage with access off Link Road to the side, though this does not appear to have been in
 Appeal Decision APP/P1615/W/20/3244241 
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regular use as a vehicular access for some time and I have little detail of this. I would regard the proposed new dwelling on this site would likely result in an intensified use of any access, which should be constructed to a safe and suitable level. 
15. Within the site, a parking space and turning area is shown on the submitted plans. I also note that if necessary it may be possible to accommodate a second parking space, but considering the size of the dwelling in an accessible location, I have no concerns over the parking provision. 
16. The proposed drawings show a vision splay based from different set back positions. The appellant states that at a 2.4m setback 15m splays can be achieved, and at a 2m setback 16m is achievable. I understand that 2.4m is a common position set back from the carriageway edge to work out the possible vision splay, but the appellant states that Manual for Streets 2 allows for this to be reduced to 2m off quiet roads. From the evidence before me and my own observations, Lansdown Walk is lightly trafficked with low speeds common. 
17. If the 2m setback was to be used, a distance of 15m may be sufficient. However, I note from the County Highway comments that although they have not objected, a condition requiring the 15m splays would be necessary and should be to the nearer carriageway edge. The submitted plan shows the splay to the left linking with the centre line of the carriageway, whilst to the right it is set 1m from the carriageway edge. 
18. In terms of the view to the left (west) along Lansdown Walk, I understand that as vehicles approaching from the west would be on the left hand-side of the road. However, to achieve this the line of sight the vision splay appears very close to the front wall of the neighbouring property at Rowan House. On this matter, the appellant states that the driver of a vehicle leaving the appeal site would be able to see over and past the 0.8 m high stone wall that fronts Rowan House. It is true that currently this is a low stone wall, but the appellant, from the evidence before me, does not have control over this land and so this could change, either by a taller structure being built or new high planting. This would obscure some of the vision, which could be critical. 
19. For the view to the right (east), I understand that Manual for Streets 2 does state that often vehicles drive in from the kerb line and therefore a more accurate assessment of the vision splay is made by measuring the nearside of the vehicle track. The appellant suggests that the County Highway Officers support a distance of between 0.5m and 1m out from the verge to calculate the vision splay possible. Due to the narrowness of this stretch of Lansdown Walk I accept that most vehicles would be quite central in their road position, but there is insufficient detail of how a distance of between 0.5m and 1m out from the verge has been decided as suitable in this particular circumstance. 
20. Furthermore, the submitted plan BG001 has used the 1m distance from the carriageway edge, rather than the 0.5m. There is insufficient information to explain why 1m should be used to demonstrate the vision splay rather than the 0.5m, as this could make a crucial difference in this setting. It is stated by the appellant that using the 0.5m out from the verge the vision splay could still be sufficiently achieved, but there is insufficient detail to demonstrate this. 

21. Further to this, if the figure of 1m outset from the verge is used, although this would account for most wider vehicles, such as cars and vans, there is also the Appeal Decision APP/P1615/W/20/3244241 

https://www.gov.uk/planning-inspectorate 4                                                                                 safety of cyclists, for example, who may not be positioned so centrally in the road and therefore may not be so apparent in the vision splay as proposed. 

22. I understand there has been permission to develop the site opposite the site for housing and that there have been other infill developments, but I do not have full details of these and their access arrangements. As such, I have considered this issue on the evidence before me. 

23. For these reasons, whilst I have noted the benefits of blocking up the existing access as proposed, I have significant uncertainty and concerns over whether the proposed site access could achieve sufficient visibility in perpetuity to serve the new dwelling proposed. As such, I regard the proposal to be contrary to the National Planning Policy Framework, which requires that development should be prevented or refused on highways grounds if there would be an unacceptable impact on highway safety. In this case, I am not satisfied that the proposed development would not result in an unacceptable impact to highway safety.
1.
The access issue -   We refer to the Hurlstone Partnership Report reference JPH/200505/D2 March 2021.  It makes clear that  a 2m set back is appropriate and that the low stone wall to the front of Rowan House, even if it was held not to be on Highway ground, could not be extended upwards or allowed to obstruct the sight line by virtue of the Highways Act 1980 (s.141 (i) and s.154. To allow it to block the sight line would be unlawful and be remedial by removal of the offending section of wall or plant growth.   
1.1
With regards to measuring to 1 m out from the verge, the Manual for Streets 2 addresses this point as does the Hurlstone Report at paragraphs 3.13 – 3.20. 
1.2
With regards to the visibility of cyclists coming uphill towards the site’s access paragraph 3.51 of the Hurlstone Report finds that even if a cyclist cycled on the road edge / verge they would still be half visible to the emerging motorist.   In reality cyclists coming uphill will be cycling slowly and aware that they are approaching a junction prior to reaching the site’s access. 

1.3
The Guidance from British Cycling is for cyclist to cycle between 0.5 – 1 m out from the verge depending on the width and traffic flow.  On quiet rural lanes such as Lansdown road a more central position is appropriate.  The scenario envisaged by the Inspector on a cyclist hugging the verge is not realistic.  
2.
Conclusion – the dwarf stone wall to the fore of Rowan House is shown to be on Highways Land and even if not it can be controlled under the Highways Act.  It is not an impediment to achieving the required sight line to the west. 

2.1
Cyclists cycling uphill from the east approach a junction and will be travelling at a low speed before reaching the site’s access.   Cyclist do not normally cycle along the carriageway edge, and on quiet rural roads with little traffic would be expected to cycle at least 0.5 m out from the carriageway edge where they would be visible to an emerging driver. 

2.2
The access provides suitable visibility splays and it would be a safe access for all road users. 
Brian Griffin FRICS FAAV is a Fellow of the Royal Institution of Chartered Surveyors  & A Full Member of the Central Association of Agricultural Valuers
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