	Report to be read in conjunction with the Decision Notice.

	

	Application Ref:
	3/2018/1129
	[image: image1.jpg]&7, Ribble Valley
Borough Council
www.ribblevalley.gov.uk
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	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Application to retain 2.5 m high fence

	Site Address/Location:
	14 Shropshire Drive, Wilpshire, BB1 9NF

	


	CONSULTATIONS: 
	Parish/Town Council

	Wilpshire Parish council have objected to the fence as the erected fence has an adverse effect on the neighbouring property’s amenity in so far that the height of the fence overshadows the property and also has an adverse impact on the visual amenity of the area. The council also commented that the fence is significantly higher in parts than the stated 2.5 metre from ground level of no 12 Shropshire Drive.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	N/A
	

	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received with the following objections:
· Loss of amenity with an intrusive, overbearing and detrimental effect on the living space and garden area of neighbouring property.

· The fence is incongruous, out of character and keeping with the area.
· The fence results in loss of views towards Pendle Hill.
· The fence limits sunlight and daylight into the dining room of neighbouring property.

· The height of the fence is over 2.5 metres in height when measured from the patio of the neighbouring property.
· Concerns regarding fixing of fence post could disturb drainage.
· The fence is of poor construction and introduces an urban element to the residential area.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMH5 – Residential and Curtilage extensions 



	Relevant Planning History:

N/A

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a two storey detached dwelling that falls within the settlement of Wilpshire. The dwelling is set back from the highway and has a garden to the front with a driveway and garage to the side with access to the rear garden. Due to the topography of the area, the rear gardens of the properties along Shropshire Drive slope upwards away from the rear elevations of the houses, resulting in the gardens being set above the floor levels of the dwellings. In addition, the finish floor level of the houses along Shropshire Drive are also stepped with the application property being set slightly lower than the neighbouring dwelling at number 12, however this stepped nature is not replicated to the rear where the garden levels appear to be similar.      

The application relates specifically to the garden area of the dwelling, in particular the south western (side) and south eastern (rear) boundaries. 


	Proposed Development for which consent is sought:

Retrospective consent is sought for the retention of a 2.5 metre (max) fence at 14 Shropshire Drive, along the full length of the south western boundary shared with number 12 Shropshire Drive and the south eastern boundary shared with the dwellings at 1 & 2 Ely Close to the rear. No elevational plans have been submitted however as this a retrospective application the proposal has been considered as is erected on site. The fence is of timber construction and has been painted in a dark grey/black colour on the application site’s side.



	Impact Upon Residential Amenity:

Policy DMG1 seeks to ensure that development proposals do “not adversely affect the amenities of the surrounding area” and “provide adequate day lighting and privacy distances”.

The application property is a detached dwelling with the fence erected along the south western boundary of the property shared with the adjacent property 12 Shropshire Drive. The fence has also been erected along the south eastern (rear boundary) of the property that is shared with 1 and 2 Ely Close.

Due to the topography of the land the garden areas of the properties along Shropshire Drive gradually rise above the ground floor levels of the dwellings. The existing boundary fences of the adjacent properties along Shropshire Drive are stepped so that although the height of the fence (when measured from ground level) does gradually increase as the fence is stepped in line with the change in levels, the impact of the fence on the adjacent property is not considered to be detrimental to residential amenity. Prior to the fence being erected at the application site the shared boundary between no 12 and 14 was a gradually stepped fence and for the reason detailed above did not result in a loss of outlook or appear overbearing.

This application proposes retrospective consent for the retention of a 2.5m high fence (according to the application). Comments have been received from the Parish Council and two adjacent neighbouring properties regarding the erected fence being over 2.5 metres in height as detailed in the application description. 
The application property has a patio to the rear with the fence measuring approximately 1.9 metres from ground level and the fence gradually increases in height due to the incline of the grassed garden area. The incline of the grassed garden area means that the erected fence when measured from ground level within the applicant’s land does measure a maximum height of 2.5 metres. 
The neighbouring property 12 Shropshire Drive also has a patio which extends further rearwards than the patio at the application property. As the grassed garden area doesn’t incline at the same point as 14 Shropshire Drive the incline of the fence on applicant’s land means the height of the fence when measured from ground level of 12 Shropshire Drive does measure over 2.5 metres in height (potentially as much as 3m in certain places due to the sloping nature of the garden/land). 
It is considered that the erected fence by virtue of its height when viewed from this adjacent property (12 Shropshire Drive) has an unacceptable overbearing impact, in particular when stood on the external patio area. It is also considered that the fence results in an unacceptable loss of outlook/daylight from the dining area located at the rear of 12 Shropshire Drive. 
In view of the above, it is considered that the fence has an unacceptable impact on the neighbouring property by way of an overbearing impact, overshadowing and loss of both outlook and daylight at the rear of the property to the detriment of residential amenity.   



	Visual Amenity/External Appearance:

Ribble Valley Core Strategy Policy DMG1 states that ‘development should be sympathetic to existing and proposed land uses in terms of its size, intensity and nature’. Furthermore, this Policy places an emphasis on visual appearance and the relationship to surroundings. 
In addition to the above, boundary treatments contribute a great deal to the streetscape and character of an area, with poorly designed boundary treatments undermining the quality of the built environment.
Whilst the fence is to the rear of the property and therefore not visible from the highway to the front, due to the stepped nature of the street scene and the height of the fence, it can be seen from a significant number of neighbouring properties in the vicinity, therefore providing it with a somewhat high level of visual prominence in the area. 
Whilst it is accepted that the boundary fences to the rear of Ely Close/Shropshire Drive are approximately 2 metres in height. It is considered that any fence measuring over 2 metres in height results in an incongruous feature that is out of character of the wider area when seen in conjunction with the other existing boundary fences along Shropshire Drive.
It is considered that the proposed fence has resulted in an unsympathetic and discordant addition that is visually prominent and harmful to the character and appearance of the host dwelling and surrounding area.



	Observations/Consideration of Matters Raised/Conclusion:

In conclusion, for the reasons mentioned earlier in this report, it is considered that the retention of fence would have a detrimental impact upon neighbouring residential amenity by way of overshadowing, overbearing impact and loss of daylight and outlook. Furthermore, the fence is considered to have a detrimental impact on visual amenity and character of the area. The proposal is therefore considered contrary to the requirements of Policy DMG1 of the Ribble Valley Core Strategy.


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

	The development by virtue of its height, length and proximity to the neighbouring property at 12 Shropshire Drive has resulted in a development that has an overbearing impact, resulting in overshadowing and a loss of both outlook and natural light within the patio and dining areas of this neighbouring property. The fence is therefore considered to be detrimental to the residential amenity of the adjoining property, and its occupants, and would be contrary to Policy DMG1 of the Ribble Valley Core Strategy.

	The development, by virtue of size, height, scale and siting, has resulted in an incongruous form of development which fails to adequately reflect the local character of this location within which the fence is read in context with. It is considered that the fence results in an unsympathetic, incongruous and discordant addition that is harmful to the character of the surrounding area contrary to Policy DMG1 of the Ribble Valley Core Strategy.


