Ribble Valley Borough Council                                                                  
DELEGATED ITEM FILE REPORT - APPROVAL

	Ref: RH

	Application No: 
	3/2011/0531

	Development Proposed:
	Retrospective application for the insertion of two velux rooflights at 76 Pendle Drive, Calderstones Park, Whalley.

	CONSULTATIONS: Parish/Town Council

	Whalley Parish Council – No Objection.

	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 concern:

· Loss of privacy and overlooking

	RELEVANT POLICIES:

	Policy G1 - Development Control

Policy H10 – Residential Extensions

Policy SPG – “Extensions and Alterations to Dwellings”

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

	This is a retrospective application for the insertion of two velux rooflights measuring 0.9m x 0.8m each, to the roofslope above the garage to the front elevation of the property to serve a habitable room.

The requirement for an application is based upon non-compliance with the Town and Country Planning (General Permitted Development) (Amendment) (No.2) (England) Order 2008, in particular Condition A.3 (b) of Part 1 Class A as follows;

           (b) any upper-floor window located in a wall or roof slope forming a side elevation of 

                 the dwellinghouse shall be – 

(i) obscure-glazed, and

(ii) non-opening

As the velux rooflights that have been inserted to the roofslope have clear glazing and can be fully opened they both require planning permission.

I consider that the visual impact of the rooflights upon the appearance of the street scene is minimal; therefore the main consideration in the determination of this application is the impact upon neighbouring residential amenity, and in particular loss of privacy and overlooking.

A site visit was conducted in order to assess the impact of the rooflights upon the privacy of neighbouring residents. When standing in the roofspace above the garage it was apparent that the extension to the front elevation of the applicants property serving a garage projects forward of the front building of adjacent residential property No. 78 Pendle Drive (which is at an obscure angle to that of the applicants) and the gable elevation of No. 74 Pendle Drive. As such, there is the opportunity to look out from the rooflight inserted to the north-western rooflsope towards the front, and gable elevation of No. 78 Pendle Drive, and from the rooflight to the south-eastern roofslope towards the gable elevation of No. 74 Pendle Drive.

As the rooflights may have an impact upon the amenity of residents of both No. 78 and 74 Pendle Drive, I shall consider each in turn.

With regards to the rooflight inserted to the north-western roofslope it is apparent that views from this vantage point look towards the front elevation of No. 78 and the obscure glazed window to the first floor gable elevation of this property which serves a bathroom. 

I consider that this arrangement, which allows unrestricted views towards the front elevation of No. 78, is not uncommon within densely built residential estates, and due to the obscure angle of the property in relation to the applicants, the opportunity to look directly into windows to the front elevation of No. 78 from the velux window to the north-western rooflsope is minimal. In addition, the window to the gable elevation at first floor level is obscure glazed, and opens in a manner in which there is little opportunity to look directly into the bathroom of the neighbouring property.

However to address the concerns from a neighbouring resident with regards to being overlooked, an appropriate condition has been placed on the decision notice ensuring that obscure glazed film (as per that submitted by the applicant on the 21st of September) is fitted to the inside of the rooflight to the north-western roofslope within two weeks of the date of this decision. 

With regards to the rooflight inserted to the south-eastern roofslope it is apparent that views from this vantage point look directly towards the gable elevation of No. 74 Pendle Drive and the obscure glazed window to the gable elevation at first floor level. I do have serious concern with regards to the proximity of the rooflight to the obscure glazed window to this neighbouring property, and the fact that it opens in a manner in which there would be the opportunity to look into the bathroom. As such, I consider it necessary to add a condition that the rooflight to the south-eastern roofslope, and which faces the gable elevation of No. 74 has both obscure glazed film attached to the inside and is permanently fixed in perpetuity. 

Therefore with appropriate conditions, 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: 25/08/2011














