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	DELEGATED ITEM FILE REPORT: 
	REFUSAL

		

	Development Description:
	Proposed addition of timber boundary fence on top of the existing white rendered dwarf wall to an overall height not exceeding 1.8m high to the Sunnyside Avenue and Fort Avenue boundaries of the site. 

	Site Address/Location:
	Blue Slates, Sunnyside Avenue, Ribchester, PR3 3ZE. 

		

	CONSULTATIONS: 
	Parish/Town Council

	No comments received with respect to the proposed development. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	The Local Highway Authority does not consider that the application as submitted fully assesses the highway impact of the proposed development and further information is required. 

	

	CONSULTATIONS: 
	Additional Representations.

	No representations received. 

	

	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 & Mobility
Policy DME4:	Protecting Heritage Assets

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


	Relevant Planning History:

3/2024/0733: Proposed building up of existing boundary wall to front and side from 1m to 1.8m constructed with block and render pillars holding close-boarded fence panels (Withdrawn). 

3/2009/0935: Application for the discharge of condition no.2 (relating to material samples), condition no.3 (relating to fencing) and condition no.4 (relating to archaeological report) of planning consent 3/2009/0935 (Approved). 

3/2009/0308: Alterations and extension to existing dwelling (Approved). 

3/2008/0980: Proposed replacement dwelling (Withdrawn). 

3/2008/0983: Demolition of existing dwelling (Approved). 

3/2008/0219: Proposed alterations and extension of existing dwelling (amendments to approval 3/2007/0102/P) (Approved). 

3/2007/0102: Single storey extension to side of property and loft conversion providing three bedrooms and two bathrooms with dormer windows to both elevations (Approved). 


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a detached dormer bungalow situated on a corner plot at the junction of Sunnyside Avenue and Fort Avenue. The site to which the proposal relates is located within the defined settlement area of Ribchester as well as the Ribchester Conservation Area. 


	Proposed Development for which consent is sought:

Consent is sought for the erection of a timber boundary fence on top of the existing 0.9m high rendered dwarf boundary wall fronting both Sunnyside Avenue and Fort Avenue. The proposed fence would measure a maximum of 1.8m in height measured from ground level. 


	Principle of Development:

The proposal relates to the erection of boundary fence within the curtilage of an established residential property and is therefore considered acceptable in principle subject to an assessment of the material planning considerations. 


	Impact upon Character/appearance of Conservations Area and visual amenity/ external appearance:

The proposal site is situated within the Ribchester Conservation Area. With reference to making decisions on applications for development in a Conservation Area, Section 72 of the Planning (Listed Building and Conservation Areas) Act 1990 states that: 

“… special attention shall be paid to the desirability of preserving or enhancing the character or appearance of that area.”

Moreover, Key Statement EN5 of the Ribble Valley Borough Core Strategy stipulates that all development proposals should respect and safeguard the character, appearance, and significance of all Conservation Areas. 

Furthermore, Policy DME4 of the Ribble Valley Core Strategy state 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.’ 

With respect to general design/ external appearance, Policy DMG1 states that:

‘All development must be sympathetic to existing and proposed land uses in terms of its size, intensity and nature as well as scale, massing, style, features and building material...particular emphasis will be placed on visual appearance and the relationship to surroundings, including impact on landscape character, as well as the effects of development on existing amenities.’

Paragraph 135 of the National Planning Policy Framework also states that ‘Planning policies and decisions should ensure that developments are sympathetic to local character and history, including the surrounding built environment and landscape setting.’

Boundary treatments contribute significantly to the streetscape and character of an area insofar that poorly designed treatments can considerably undermine the quality of the built environment. 

In this location, the existing locality has a generally open aspect characterised in main by low level boundary treatment and hedgerows which serve to soften the built form and positively contribute to the street scene. In contrast, the proposed boundary fence, if implemented, would read as a prominent feature and its location at the point where Sunnyside Avenue meets Fort Avenue means that is would be visually prominent in both directions. The proposals height and close boarded design would be in stark contrast with the existing boundary treatments found within the immediate locality and would create a sense of enclosure which would significantly affect the openness of the area. In this respect, the proposed development would read as an incongruous feature which would fail to respond positively to its surroundings, instead appearing at odds with the prevailing character of the immediate street scene. 

In view of the above, the proposed development would be in direct conflict with Key Statement EN5 and Policy DME4 and DMG1 of the Ribble Valley Core Strategy and Section 72 of the Planning (Listed Building and Conservation Areas) Act 1990.


	Impact Upon Residential Amenity:

The application dwelling is located on a corner plot and consequently only has one directly adjoining neighbouring property, no.1 Fort Avenue. The proposed fence is proposed to be sited to the north-western extents of the proposal site and would therefore be sufficiently distanced from the neighbouring dwelling so as to mitigate any potential adverse impact by way of overshadowing, loss of outlook or daylight.  
 

	Highways and Parking:

Lancashire County Council Highways have been consulted on the proposed development and do not consider that the application as submitted fully assesses the highway impact of the proposed development. 

The proposal will result in a 1.8m fence line within close proximity to the site access off Fort Avenue, extending along the boundary of the property on to Sunnyside Avenue. The Local Highway Authority therefore have concerns regarding visibility at the existing access to the dwelling as well as at the junction of Sunnyside Avenue and Fort Avenue. 

To ensure adequate intervisibility between highway users at the existing dwelling access a visibility splay set 2 metres back from the near edge of the carriageway and extending 25 metres along the nearside carriageway edge to the north-west of the access would be required. Furthermore, an additional visibility splay set 2.4m back from the near edge of the carriageway at the junction of Sunnyside Avenue and Fort Avenue and extending 25 metres along the nearside carriageway edge to the north of the access would also be required. 

The LHA have therefore requested a plan showing the required sight lines in order to assist in understanding whether the development is likely to impede visibility in both locations. If the Council was minded to approve the application, then this information would have been required prior to determination, however given the aforementioned concerns with respect to the external appearance of the development, this information has not been requested. 


	Landscape/Ecology:

No ecological constraints have been identified with respect to the proposed development. The development is exempt from having to achieve the mandatory Biodiversity Net Gain requirements as it is a householder application. 


	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 refusal.


	RECOMMENDATION:
	That planning consent be refused for the following reasons: 

	01: 
	The proposed development by virtue of its overall height, close boarded design and visual prominence would result in the introduction of an incongruous and unsympathetic feature that would be of detriment to the character and visual amenities of the surrounding area. As such, the proposal is contrary to the aims and objectives of Key Statement EN5 and Policies DME4 and DMG1 of the Ribble Valley Core Strategy (2008-2028), Section 72 of the Planning (Listed Building and Conservation Areas) Act 1990 and Paragraph 135 of National Planning Policy Framework. 
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