
Ribble Valley Borough Council                                                                  

DELEGATED ITEM FILE REPORT - REFUSAL

	Ref: CS/CMS

	Application No: 
	3/2010/1010/P

	Development Proposed:
	Proposed scheme to provide Juliette balconies to flats in sheltered housing scheme involving the removal of existing windows and creating large opening to house inward opening patio doors at 25, 26, 27, 28, 29, 31, 32 and 33 Showley Court, Clayton-le-Dale.

	CONSULTATIONS: Parish/Town Council

	Parish Council - No comments or observations received.



	CONSULTATIONS: Highway/Water Authority/Other Bodies

	Environment Directorate (County Surveyor) – N/A.

Environment Agency – N/A.



	CONSULTATIONS: Additional Representations

	One letter has been received from the owners/occupiers of an adjoining property in Yew Tree Close, who object to the application on the grounds that it would be seriously detrimental to their privacy.  They say that the purpose of these balconies is to allow people living in the flats to come out and stand or sit on the balconies and this will be directly overlooking their property and they will be able to clearly see their movements in their study, kitchen, garden, patio area and private area that they use for day-to-day relaxing.



	RELEVANT POLICIES:

	Policy G1 - Development Control.



	POLICY REASONS FOR REFUSAL:

	Policy G1 – detriment to the privacy of nearby residents.



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

	The application relates to eight first floor flats within a two-storey building at Showley Court, a development of sheltered housing off the south side of Ribchester Road, Clayton-le-Dale.  The rear elevation of the building, which is approximately 46m long, faces east towards the rear elevations of three detached houses in Yew Tree Close.

The application relates to the replacement of existing first floor windows with doors and placing Juliette balconies across those doors.   Two such Juliette balconies would be formed on the southern side elevation, there would be one on the northern side elevation and one on the western front elevation.  I do not have any objections to any of these four Juliette balconies.

Five Juliette balconies, however, would be formed on the eastern rear elevation.

When I carried out my site visit for the application, I viewed the eastern elevation of Showley Court from the ground floor rooms and rear garden of one of the adjoining houses in Yew Tree Close.  That long elevation of Showley Court is only approximately 8m away from the boundary with the nearest dwelling on Yew Tree Close and only approximately 12m away from its rear elevation within which there are windows to habitable rooms.

Given this relatively short separation distance, the level of privacy afforded to that neighbouring property is already very low.  As previously stated, the proposal involves replacing windows with doors at first floor level and placing Juliette balconies across the doors.  This will enable the doors to be left open and for people to sit just inside their first floor rooms directly facing and looking down upon the adjoining property.  I consider that this is sufficient to reduce the level of privacy afforded to the occupiers of that neighbouring property sufficiently to represent a sustainable reason for refusal of the application.  Two other properties in Yew Tree Close would also be adversely affected by the proposal, although to a slightly lesser degree.

I therefore consider that the application should be refused for a reason relating to detrimental effects upon the privacy of existing neighbouring residents.



	RECOMMENDATION: That planning permission be refused.


Reason for Refusal:

The proposed Juliette balconies on the eastern (rear) elevation of the building would have a seriously detrimental effect upon the privacy of the occupiers of neighbouring residents in Yew Tree Close, contrary to the requirements of Policy G1 of the Ribble Valley Districtwide Local Plan.

DATE INSPECTED: 25 JANUARY 2011
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