Highway Development Control Consultation Response

Planning Application Ref:  PL/2025/06596

Site Address:  Bramley Cottage, 19 Red Pit, Dilton Marsh, Westbury, BA13 4BJ

Proposal:  Outline permission for the erection of up to 5 dwellings following the demolition of the existing dwelling, all matters are reserved except for access.

Date of Consultation Response: 16/09/2025

Dear Julie,

I refer to the above mentioned planning application for a redevelopment of the site, which is currently occupied by a single dwelling “Bramley Cottage” (to be demolished), to result in a total of 5 new-build dwellings.  The site is served from Red Pit which connects the B3099 at Clivey in the northwest with Stormore in the south.  Red Pit is classified as a byway open to all traffic (DMAR37) and a brown track.  It is therefore recorded as highway maintainable at public expense and the full width between boundaries is presumed to form part of the highway. Red Pit is an unmetalled track characterised by an unmade surface and is in a poor condition. Red Pit currently serves 10 dwellings; the proposal will increase the number of dwellings to 14. 
 
The section of Red Pit from the B3099 junction to the site (a distance of approximately 100 metres) varies in width, with a small number of informal passing places provided mainly by private accesses. There is an area of localised widening along the track opposite some existing properties where two vehicles could possibly pass. However, it is noted that this space is frequently fully occupied by parked vehicles and thus cannot be relied upon to be available for use as a passing place at all times. The useable width of the track is mostly insufficient to allow two vehicles to pass. Furthermore, it does not allow a safe refuge for pedestrians from passing vehicles.

The width of the junction immediately off the B3099 is also not sufficient to allow two vehicles to pass, sufficient width at this location is considered essential.  If a vehicle turned in as another was waiting to exit it would not be able to pass and may have to reverse out or wait on the B3099, close to a change in the speed limit and where vehicles may be travelling quickly or accelerating. For a larger vehicle such as a delivery vehicle this situation would be further exacerbated. 

The section of Red Pit from the site to the Stormore junction is a single width track with a central grassed strip and no opportunity for vehicles to pass or for any passing places to be created. Either junction could be used to access the site with no restrictions, although it is more likely that vehicles would use the B3099 access as the more attractive route. 

The Transport Note provides Proposed Trip Generation data and analysis.  Whilst it is acknowledged that the vehicle movements are relatively low on Red Pit, it is also noted that the proposal will result in a 50% increase across the day from an estimated 41 to 64 two-way movements per day, approximately one vehicle movement every 12 minutes. The increase in vehicle movements on Red Pit, as a result of the proposed development, does represent an increase in the likelihood of vehicles meeting albeit on an infrequent basis.  The Transport Note presents this as a calculated probability, but the fact remains that additional dwellings equal more vehicle movements and an increase in potential conflicts between vehicles and all other users of the track and its junctions.

Given that Red Pit is a public right of way, the track is shared with other non-motorised users (NMUs).  It provides a route for recreational use, dog walkers, horse riders etc.  The surface of the track is already poor with ruts and potholes in places, the increase in use on the scale proposed would accelerate the further deterioration of the track to the detriment of all users but specifically NMUs. My Rights of Way colleague has provided further commentary on this aspect of the proposal.

The junction of Red Pit with Stormore is substandard in terms of width and visibility particularly to the right (west) where the sight line is obscured by the garden wall of the adjacent property.  Visibility at the junction on to the B3099 appears appropriate, although the splay to the left (northwest) falls predominantly within the national speed limit and must be measured accordingly, speed surveys could be useful to determine appropriate splays. 
 
 The proposal for 5 dwellings would increase the amount of traffic on Red Pit from future residents, visitors, deliveries and service vehicles compared to the current use.  It is considered that the widths, junctions and surface is not suitable to accommodate such an increase in activity and thus cannot be supported by the Highway Authority.  

It is recommended that this application is refused on highway grounds for the following reasons:-
 
The proposed development would result in an increase in vehicular traffic along Red Pit, a track with designated public rights (Byway DMAR37) with consequent loss of amenity and risk of additional hazard and inconvenience to all users of the designated right of way.

Red Pit is not of the condition nor is maintained to the standard necessary to accommodate the volume and type of traffic likely to be generated by the development proposed. The proposed increase in use would lead to further deterioration.

The proposal will result in an increased use of Red Pit by vehicles which, by virtue of its poor geometry and limited useable width, is considered sub-standard and which will lead to the detriment of the safety and convenience of all users of the highway. 

The applicant has not demonstrated that sufficient visibility splays in both directions are available / achievable from Red Pit onto the B3099 Clivey road or onto Stormore. 

Kind regards,
Julie Cleave – Highways DM
