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DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2010/0876

	Development Proposed:
	Retrospective application for wrought iron handrailing to an existing flat roof to include obscure glazed screen (north). Re-submission at 8 Longridge Road, Hurst Green.

	CONSULTATIONS: Parish/Town Council

	No observations received.

	CONSULTATIONS: Highway/Water Authority/Other Bodies

	No observations received.

	CONSULTATIONS: Nearby Residents

	One letter of objection has been received from a neighbouring resident who wishes to raise the following:

· The applicant states his application is for handrails and a fire-escape which is not correct as it is being used as a balcony.

· Loss of privacy

· If lighting is used on the terrace this would be visible and unsightly into our lounge and garden.

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy ENV1 – Area of Outstanding Natural Beauty

Policy ENV16 – Development Within Conservation Areas

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

	COMMENTS/ENVIRONMENTAL/AONB/HUMAN RIGHTS ISSUES/RECOMMENDATION:

	This application relates to a detached property at the western edge of the main settlement of Hurst Green and the designated Conservation Area within an Area of Outstanding Natural Beauty. 

Permission was granted in February 2010 (3/2009/1032) for a flat roof extension to the north-western corner of the property. Subsequently the applicant erected a balcony above this extension without planning consent. An application was submitted in July 2010 (10/0511) for the retrospective balcony, however it was expressed to the applicant that the application was likely to be refused. Unobstructed views from the edge (north) of the balcony towards the lounge window and into the rear garden of adjacent property ‘Glenview’ was apparent.

Subsequently, this application seeks permission for both the retrospective wrought iron handrailing and a 1.7m high obscure glazed panel across the full length of the northern edge of the balcony.

The initial application detailed in the Design and Access Statement that the use of the balcony was for a fire escape and the plan indicated that a timber screen would be erected which had a ‘trellis’ effect. Upon discussion with the applicant and agent an amended Design and Access Statement has been submitted which states that the use of the flat roof is for a balcony and that materials used in the construction of the screen are to be obscure glass panels with the removal of the northern edge of the iron handrailings to the balcony.

The property lies within both a Conservation Area and an Area of Outstanding Natural Beauty. Policy ENV16 of the Ribble Valley Districtwide Local plan states that ‘development will be strictly controlled to ensure that it reflects the character of the area in terms of scale, design and materials………the desirability of preserving or enhancing the character or appearance of a conservation area will also be a material consideration’.

It is considered that the property is of a modern appearance, which does not significantly contribute to the character of the conservation area, and as such the erection of the balcony and screen would not significantly detract from the appearance of the Conservation Area. The balcony and screen cannot be viewed from Longridge Road by virtue of the mature woodland to the west of the property and that it is sited to the north-western corner of the property. Any direct views of the balcony from the public realm are from The Dene, however these are from some distance and are obscured by mature woodland. It is considered that the latest amended plan detailing the removal of the section of balcony to the northern elevation leaving the full length of the obscure glazed screen visible will provide a visual improvement upon the previously submitted schemes.

Turning to privacy issues, the concerns expressed by the neighbouring resident with regards to overlooking through the ‘trellis’ screen have been addressed by requesting amended plans which detail that the screen will be constructed of obscure glass. It is considered that the amended plan will adequately satisfy the privacy issues that were initially expressed with the first application for the proposed balcony. The opportunity to overlook into and towards the rear garden of the adjacent property has been removed by virtue of the erection of the screen. 

Therefore, I do not consider this application would cause a significant detrimental impact on the visual amenity of the area or on the residential amenity of the occupiers of the surrounding properties. As such, the application is recommended accordingly.


	SUMMARY OF REASONS FOR APPROVAL:

	The proposal has no significant detrimental impact on nearby residential amenity nor would it have an adverse visual impact.

	RECOMMENDATION: That conditional planning permission be granted.


DATE INSPECTED: 05/10/2010














