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	Date Inspected:
	27/03/24
	Site Notice:
	N/A
	

	Officer:
	LW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

		

	Development Description:
	Proposed extension of garden area and erection of new timber fence. 

	Site Address/Location:
	6 The Dales, Langho, BB6 8BW

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received in respect of the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	A consultation response from LCC Highways was received on 14th April 2024 raising an objection to the proposed development. Following the submission of amended plans, an updated consultation response was received on 7th May 2024 with no objections being raised. 

	

	CONSULTATIONS: 
	Additional Representations.

	Three letters of objection from separate addresses have been received in relation to the proposal. The concerns outlined within the letters can be summarised as below: 

· Inaccuracy of submitted plans; 
· Impact on the openness of the street scene and visual amenity of the area;
· Encroachment onto service strip; 
· Removal of 3no. trees; 
· Impact on road safety; 
· Non-compliance with property Title Deeds; 
· Impact on view and loss of light; 
· Sense of confinement.

Amended plans were received on 29th April 2024 showing the correct location of the existing and proposed fence. 

In relation to the Title Deeds, this is considered to be a private legal matter and not a material planning consideration in relation to the determination of the application. 

The remaining concerns are addressed throughout the report. 


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

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

Policy DMG1:	General Considerations
Policy DMG2:	Strategic Considerations
Policy DMG3:	Transport & Mobility
Policy DMH5:	Residential and Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:

3/2020/0409: Certificate of Lawfulness application for a proposed single storey extension to the rear (Permission not required). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached two-storey property at no.6 The Dales, located on the edge of a residential cul-de-sac in the open countryside, approximately 750m west of the defined settlement area of Langho, 800m north of Wilpshire and 1.4km east of Copster Green. 


	Proposed Development for which consent is sought:

Consent is sought for the proposed extension of garden area and erection of new timber fence. 


	Principle of Development: 

The proposal relates to a domestic alteration to an existing residential property and is therefore acceptable in principle subject to an assessment of the material planning considerations. 


	Impact Upon Residential Amenity:

The proposed fence would measure 1.8m in height and would be sited in excess of 9m from the residential properties situated to the opposing side of the highway and 7m from the adjacent property at no.8 The Dales. Given this separation distance, it is not considered that the proposed development would result in any significant detrimental impact upon the existing amenities of any nearby residential properties by way of overshadowing, loss of outlook or daylight, that would warrant the refusal to grant planning permission. 


	Visual Amenity/External Appearance:

The application plot is located on a corner of a junction, with the application property thus being afforded a high level of visual prominence. Whilst the proposed fence would extend closer to the adjacent highway, the development would be of a similar height and appearance to that of the existing fence and would remain set back from the edge of the highway. In this respect, it is not considered that the proposed development would result in any measurable undue harm upon the visual amenities of the application site or surrounding area that would significantly exceed that which already exists and warrant the refusal of the application.


	Highways and Parking:

An objection to the proposed development was raised by Lancashire County Council Highways on 14th April 2024 due to the proposed fence encroaching onto the service verge and obstructing the visibility from the adjacent garage/ driveway. 

Following the submission of amended plans, which show the fence line to be set back by a minimum of 2m from the edge of the carriageway, the Local Highway Authority have confirmed that there are no longer any highway grounds to support an objection. As such, the amended scheme is considered to be acceptable in respect to highway safety and parking. 


	Landscape/Ecology:

The proposed development would result in the loss of 3no. trees in order to accommodate the new fence. However, these trees are not considered to be of any significant arboricultural or amenity value and therefore their loss is acceptable in this particular instance. Replacement planting has also been proposed in order to mitigate the loss, with implementation being secured by way of an appropriately worded planning condition.  


	Observations/Consideration of Matters Raised/Conclusion:

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


	RECOMMENDATION:
	That planning consent be granted subject to the imposition of conditions.
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