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	Date Inspected:
	10/09/2018
	

	Officer:
	HM
	

	DELEGATED ITEM FILE REPORT: 
	REFUSAL

	


	Development Description:
	Proposed roof terrace (balcony) to rear.

	Site Address/Location:
	69 Knowsley Road Wilpshire BB1 9PN

	


	CONSULTATIONS: 
	Parish/Town Council

	No objections have been received in respect of the proposed development at the time of writing the report.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	No objections have been received. 

	CONSULTATIONS: 
	Additional Representations.

	One additional representation has been received and has  raised the following concerns:
· Misleading location plan

· Overly intensive development in terms of scale, massing and appearance

· Not in keeping with the area

· Obtrusive and overbearing

· Overlooking 

	

	RELEVANT POLICIES:

	Ribble Valley Core Strategy:

Policy DMG1 – General Considerations

Policy DMG2 – Strategic Considerations

Policy DMH5 – Residential & Curtilage Extensions

National Planning Policy Framework (NPPF)


	Relevant Planning History:
3/2009/0574- Proposed two-storey and single storey side/rear extension and new access onto Knowsley Road with closure of existing access onto Knowsley Road West. (Approved with Conditions)

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:
The application property 69 Knowsley Road is a large detached property which lies at the junction of Knowsley Road and Knowsley Road West. 69 Knowsley Road is located on the western side of the settlement of Wilpshire, the property was constructed using red brick and render with blue roof tiles. The two storey side and single storey rear extensions approved in 2009(3/2009/0574) significantly increased the size of the application property.

	Proposed Development for Which Consent is Sought:
The application seeks consent for the construction a balcony above the single storey rear extension approved within application 3/2009/0574. The proposal includes the erection of a glass and stainless steel balustrade at a height of approximately 1 m, from the flat roof of the single storey extension and a set of doors leading out from the bedroom to the proposed balcony area.

	Impact Upon Residential Amenity:

The neighbour 71 Knowsley Road is set further back in its plot when compared to 69 Knowsley Road. This results in the proposed balcony’s northern elevation being approximately 13m from the upstairs bedroom window located in the side elevation of the aforementioned neighbour; this is significantly below the recommended privacy distance of 21m.
Due to the application property being located on the corner plot of Knowsley Road and Knowsley Road West, the neighbouring property’s (2 Knowsley Road West) front elevation is located approximately 18m from the rear elevation of the proposed balcony, this results in significant overlooking into the habitable rooms of 2 Knowsley Road West.
The neighbouring property to the south 1 Knowsley Road West is situated approximately 16m from the side elevation of the proposal, the highway Knowsley Road West is located between the application site and the neighbour in question however the proposal would still result in some overlooking into the garden and front rooms of 1 Knowsley Road West. 

	Impact Upon Visual Amenity/ External Appearance:

The proposed balcony is considered to be out of character for the area, the area is predominantly residential in character, due to the location of the property within its corner plot the proposed balcony is afforded significant visual prominence within the street scene. The immediate locality consists of simple brick and rendered properties with minimal glazing apparent on the elevations which front the highways. The introduction of a balcony in such a prominent position is considered to be an incongruous feature that is out of keeping within the locality.

	Observations/ Consideration of Matters Raised/ Conclusion:

In conclusion the proposed balcony is considered to significantly negatively impact the residential amenity of the neighbouring properties with three adjacent neighbours being within the 21m privacy distance, resulting in possible overlooking and loss of privacy as a result of the proposed balcony. In addition the proposal is considered to be out of character for the area, due to the location of the proposed balcony within the street scene. As such it is recommended accordingly.

	RECOMMENDATION:
	That planning consent be refused.

	1)
	The proposed balcony by virtue of its location would lead to overlooking of neighbouring windows and garden areas leading to a loss of privacy that would have a severely detrimental effect upon the residential amenity of adjacent neighbours. This is contrary to Policies DMG1 and DMH5 of the Ribble Valley Core Strategy.

	2)
	The proposed balcony would represent an incongruous addition that would be unsympathetic to the host dwelling and surrounding area resulting in a significant detrimental impact upon the character of the area. The proposal is therefore considered by virtue of its design is considered to be contrary to Policy DMG1 and DMH5 of the Ribble Valley Core Strategy



