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	Officer:
	AB
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	REFUSED

	

	Development Description:
	Proposed balcony/patio area above the double garage, with 1.150m high glass balustrade, accessed by wooden steps from the garden.

	Site Address/Location:
	1 The Hazels Wilpshire BB1 9HZ

	

	CONSULTATIONS: 
	Parish/Town Council

	Object to this application as it would result in overlooking and loss of amenity to the neighbouring property at no. 2.

	

	CONSULTATIONS: 
	Additional Representations.

	One letter of objection has been received and raises the following concerns:

· Overlooking and loss of privacy


	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:
Policy DMG1 – General Considerations
Policy DMH5 – Residential and Curtilage Extensions

National Planning Policy Framework
National Planning Policy Guidance

	Relevant Planning History:
3/2006/0236 - First floor extension above garage with dormer windows to front and rear elevations with balcony area to front, and a ground floor single storey extension to rear elevation. Approved with Conditions.


	

	ASSESSMENT PROPOSED DEVELOPMENT: 

	Site Description and Surrounding Area:
The application property is located within the settlement of Wilpshire on a residential estate. The dwellings in the immediate area are dormer bungalows, the same as the application property. The dwelling is situated on a corner plot. To the west of the dwelling is no.2 The Hazels and on the opposite side of the cul-de-sac to the north is no.5 The Hazels.

	Proposed Development for which consent is sought:
The application proposes use of the flat roof of the existing single storey garage on the west side of the dwelling as a balcony. A timber staircase located to the rear of the garage has already been constructed to provide direct access from the rear garden. This application seeks permission to retain the staircase and for the erection of a perimeter glass balustrade.


	Design and Visual Appearance:
Consideration must be given to the visual appearance of the proposed development. The timber staircase is located to the rear of the garage and so is not readily visible. It is noted that the proposed balcony, on the roof of the existing garage, would be highly visible in the street scene. However, there is a similar balcony arrangement at no.3 The Hazels and it is not considered that the proposals would be unduly harmful to the appearance of the dwelling or the surrounding area.


	Impact on Residential Amenity:
The proposed balcony is close to the shared boundary with no.2 The Hazels. It is considered that use of the roof as a balcony would result in an unacceptable loss of privacy and overlooking of the rear garden area of no.2 The Hazels due to its elevated position. In addition, the staircase is located such that any person gaining access to the balcony area would have direct and unrestricted views from an elevated position into the rear conservatory of no.2 The Hazels from a distance of around 9 metres.

Regarding impact on no.5 to the north, there would be a distance of around 15 metres from the front of the balcony to the hedgerow denoting the residential plot of no.5. Whilst there may be some element of overlooking it is not considered in this case to be such to warrant refusal in isolation.

Nonetheless, the proposals would result in undue harm to the residential amenity of the occupants of no.2 The Hazels as a result of a loss of privacy and overlooking of the rear conservatory and rear garden contrary to Policy DMG1.


	Conclusion:
Having regard to the above, it is recommended that the application be refused.

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

	The proposed development, as a result of its design, elevated position and proximity to the shared boundary, would lead to overlooking of the rear conservatory and garden areas of no.2 The Hazels leading to a loss of privacy that would have a detrimental effect upon the residential amenities of the neighbouring occupants.  This is considered contrary to Policy DMG1 of the Ribble Valley Core Strategy.
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