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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Regularisation of installation of new wooden boundary fence to front garden. 

	Site Address/Location:
	5 Brookes Lane Whalley BB7 9RG

		

	CONSULTATIONS: 
	Parish/Town Council

	Whalley Parish Council have objected to the proposal on the grounds of height and material which are out of character and inappropriate of the conservation area.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	LCC Highways require further information in respect of visibility splays. 

	

	CONSULTATIONS: 
	Additional Representations.

	Two letters of representation have been received raising the following concerns. 
· Fence is out of character. 
· Loss of visibility from cars emerging from adjacent driveways
· Visual Impact on Conservation Area. 
· Sets a precedent for future development in the area. 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1:	Development Strategy
Key Statement DS2: 	Sustainable Development
Key Statement EN5:	Heritage Assets

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:     Transport and Mobility 
Policy DME2:	Landscape & Townscape Protection
Policy DME4:	Protecting Heritage Assets

Planning (Listed Buildings and Conservation Areas) Act
National Planning Policy Framework (NPPF)


	Relevant Planning History:

No recent planning history directly relevant to the determination of the application.


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to detached property within the defined settlement limits of Whalley. The property itself is sited within Whalley Conservation Area and is recognised as a building on Townscape Merit in the Whalley Conservation Area Appraisal. The properties in the immediate vicinity are predominantly residential and are typified of varying styles. 


	Proposed Development for which consent is sought:

This application seeks to regularise an existing unauthorised boundary fence that was erected at the property in March 2023. The fence in question sits above the existing retaining wall measuring at its highest point 1.8m in height. 


	Impact upon Character/appearance of Conservations Area (Where Applicable):

The application dwelling is sited within Whalley Conservation Area and is recognised as a building of Townscape Merit in the relevant appraisal. As such, careful consideration must be given into the impact of the development on the character of the area. 

Policy DME4 of the Ribble Valley Core Strategy states that Proposals within, or affecting views into and out of, or affecting the setting of a conservation area will be required to conserve and where appropriate enhance its character and appearance and those elements which contribute towards its significance. This should include considerations as to whether it conserves and enhances the special architectural and historic character of the area as set out in the relevant conservation area appraisal. Development which makes a positive contribution and conserves and enhances the character, appearance and significance of the area in terms of its location, scale, size, design and materials and existing buildings, structures, trees and open spaces will be supported.

The application dwelling itself is largely unaltered and consequently maintains much of its historic fabric, as do many of the properties along Brookes Lane. The Northern side of Brookes Lane is comprised of a range of late 19th century properties, all featuring low boundary treatment in the form of dry-stone walls, hedgerow and iron fencing/gates. The Southern side of Brookes Lane, whilst typically comprising more modern properties, also features boundary treatment reflecting that found on the Northern side. The stained wooden, vertical fence is an incongruous addition to the overall street scene that fails to respond positively to the inherent character of the dwelling as well as the wider conservation area. The existing, sympathetic boundary treatments within Brookes Lane further exacerbates the visual impact of the wooden fence in question. The proposed fence will measure a maximum height of 1.8m above ground level, taking a visually prominent position when read in conjunction with the existing low boundary treatment in the area. 

Furthermore, in respect of boundary treatment, Whalley Conservation Area appraisal states that Traditionally, most boundaries in the Whalley Conservation Area are defined by stone walls, of varying heights. Sometimes, soft hedging is located behind the wall to provide greater privacy or vertical iron railings may be set on a low stone wall. For new development in Whalley, it is important that local materials and detailing are used and new boundaries following the historic precedent of stone will help development to fit in to its context. Modern alternatives, such as concrete blocks, ranch-style timber fencing, or post-and-rail type fencing are not acceptable. Simple, close-boarded fencing, with timber posts, may be an alternative to stone in certain locations away from the public viewpoint but such fencing should be simply detailed, without any decoration such as a curved top or trellis. Whilst the appraisal states that certain types fencing can be appropriate in some cases within the conservation area, given the application dwellings prominent location within the Brookes Lane, it is not considered that the fencing in this case is acceptable. It is recognised that the applicant’s intention was to create an increased level of privacy, but as outlined in the above guidance, this should be achieved with additional hedgerow. 

Therefore, by virtue of its prominent position, more modern disposition, and overall scale the unauthorised fencing fails to respond positively to the character of the conservation area and is at odds with the historic fabric currently retained within the street scene. As a result, it cannot be argued that the development conserves or enhances the special architectural and historical character of Brookes Lane. 


	Impact Upon Residential Amenity:

The application dwelling is positioned within a substantial curtilage, benefiting from a driveway to the East of the dwelling. Similarly, No.3 Brooks Lane benefits from a driveway to the West of the application dwelling. Both driveways provide a sufficient distance between the fencing and the neighbouring dwellings to mitigate any significant loss of light or overbearing impact. As such, no adverse impact on residential amenity is expected in this respect. 

It is noted that comments have been received in respect of the reduction in visibility for the neighbouring receptors at the neughbouring No.3 Brookes Lane when emerging from the driveway as a result of the fence. This has been addressed below. 


	Highways and Parking:

LCC Highways were consulted in relation to the proposal. They have advised that further information is required in respect of the visibility splays, for both the application dwelling and No.3 Brookes Lane. 

A visibility plan is required showing whether the driveways at the mentioned properties still benefit from 2m visibility splays following the installation of the fence. This information was not provided with the application and without such a clear assessment on the impact on highway safety cannot be reached. 


	Landscape/Ecology:

Constraint analysis shows that the property lies within Flood Zones 2 and 3. Given the fence is mounted to an existing stone wall, it is not considered there will be significant impact on flooding in the area. 


	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 proposed fencing, by virtue of its visual prominence, configuration, extents, and appearance, results in an incongruous and visually anomalous form of development that is of significant detriment to the character and visual amenities of the immediate area, immediate streetscene and the character and visual amenities of the designated Whalley Conservation Area.

As such the proposed development is in significant direct conflict with the aims and objectives of 
Key Statement EN5 and Policies DMG1 and DME4 of the Ribble Valley Core Strategy, Paragraphs 130, 134, 200 and 201 of the National Planning Policy Framework and the Planning (Listed Building and Conservation Areas) Act 1990.


	
02:

	
The applicant has failed to demonstrate that the development will not result in adverse impacts upon highway safety insofar that it has not been demonstrated that the fencing will protect/preserve adequate visibility splays for vehicles egressing from the adjacent driveways to the east and west contrary to Policy DMG1 of the Ribble valley Core Strategy. 
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