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	Date Inspected:
	21/7/17
	

	Officer:
	VW
	

	DELEGATED ITEM FILE REPORT: 
	APPROVAL

	


	Development Description:
	Change of house type to Planning Permission 3/2013/0742 to include Velux upstand roof lights, clear glazing to first floor bedroom window in east elevation and sun pipe.

	Site Address/Location:
	52a Knowsley Road Wilpshire BB1 9PN

	


	CONSULTATIONS: 
	Parish/Town Council

	Objection to the planning application as neighbouring properties privacy will be affected if the clear glazing remains. The roof lights would cause noise issues. 

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	LCC Highways:
	

	Concerns regarding the lack of parking in relation to the number of bedrooms.

	Environmental Health:
	

	No objections 

	CONSULTATIONS: 
	Additional Representations.

	Letters of representation have been received from one address objecting to the application on the following grounds:

· The velux roof lights raising the roof height and being visually unattractive within the street scene

· The clear glazed window would cause overlooking concerns

· Glare from the sun pipe

· No fence to the rear which causes privacy and security issues 

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Policy DMG1: General Considerations
Policy DMG2: Strategic Considerations

Policy DMG3: Transport and Mobility

	Relevant Planning History:

3/2013/0742:

Proposed erection of dwelling. Re-submission of 3/2012/0390P. (Approved with conditions)

3/2016/0338:

Application to amend planning permission 3/2013/0742 to add an extra bedroom at first floor level within the current plan.  This results in the alteration to the South West elevation and the minor adjustment to the current layout.  The window poition has been moved.  At ground floor level two skylights have been added oriented away from neighbouring properties. (Refused)

3/2016/0544:

Non-material amendment to planning permission 3/2013/0742 to add an extra bedroom at first floor level, resulting in an extra window to the south west elevation and an adjustment to the current layout.  Two skylights to be added at ground floor level, and one new rooflight to bedroom 2.

	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application property is a newly developed dwelling within the settlement of Wilpshire on the eastern side of Knowsley Road. The area of land in which the dwelling is sited was originally a garden owned by one of the neighbouring properties. At present, the property is a two storey detached dwelling in which the area of land reduces in width towards the rear and as a result, the property reflects this change. The property is faced with white/cream render, grey framed windows and doors and slate roof. The property has had several planning histories, however has recently included proposals which have not gained consent (see below) which is the reason for this application. 

	Proposed Development for which consent is sought:

Consent is sought for a change of house type that now includes the retention of clear glazing to a previously conditioned obscure window, upstand roof lights and a sun pipe. 
The clear window is located to the rear of the property on the first floor which was previously conditioned to be obscure. There are currently two upstand roof lights, one located to the side/rear and one to the front elevation. They project from the roof plane by 0.4m. The sun pipe is located on the eastern roof slope.  

	Impact Upon Residential Amenity:

 Concerns have been raised through objections regarding the sun pipe and clear window to the rear elevation. 
It has been commented that the sun pipe causes a ‘glare/glint’ to the occupants of 54 Knowsley Road during particularly bright days. 
Further information was requested from the agent as to whether there were any methods to mitigate against the glare, including inserting a dome to the top of the pipe. As a result, the agent has enquired with the manufacturers of the sun pipe as to whether there were any resolutions and it was indicated that the glare would be no different to glare of glass panes for example and is not seen as a concern.
Overall, the glare would only occur during ‘naturally occurring conditions’ on days when it is particularly sunny and as such, would not be a frequent issue and even when the glare did occur, it would not last for a long period of time. 
Moreover, it is important to note, that the insertion of this flush sun pipe would ordinarily be considered as ‘Permitted Development’ under the GDPO Part 2, Class C. Had permitted development rights not been removed on this property, the impact on residential amenity would not have been a material consideration and therefore this element of the proposal would be difficult to resist. 

Generally, the proposal is not considered to cause a detrimental impact to the amenities of neighbouring properties as the ‘glare’ would be infrequent and therefore would be difficult to warrant a refusal in this instance.  
Furthermore, Environmental Health have stated that they have no objections to the proposal and therefore would add to the reasons to grant consent (as outlined above). 

 With reference to the clear glazed window, this element of the development is not considered to be detrimental to the amenities of neighbouring properties. The window would have relatively oblique views in to the rear garden/amenity space of No. 54 Knowsley Road; however this is not considerably different to any other property with views into neighbouring rear amenity space within the area. 
Concerns have also been raised through an objection regarding the roof lights and the potential noise nuisance they could cause. Whilst it is acknowledged that they may cause noise issues this would be no different to any other window/roof light and would be unreasonable to refuse the proposal on this basis. 

	Visual Amenity/External Appearance:

Roof lights:

Although the roof lights are relatively visible when viewed from the highway, they are not so prominent to affect the street scene as they project only 0.4m from the roof which is minimal when viewed in context with the immediate area. As such, they are not considered to cause any undue harm to the visual amenity of the area.
Comments have been noted regarding the increased height of the roof lights. Although the roof lights are increasing the overall roof height, the increase would be negligible and as outlined above would not appear dominant within the street scene. 

Sun Pipe:

At present, the sun pipe is not visible as it remains flush to the existing roof slope and therefore does not affect the visual amenity of the area. 

	Other Matters:

Highways initially raised concerns regarding the lack of parking when compared to the number of bedrooms. As a result, a revised plan has been received showing 3 parking spaces which should be adequate for the number of bedrooms. Therefore the proposal does not raise any concerns in terms of highway safety. 

	Observations/Consideration of Matters Raised/Conclusion:

Overall, the property is not considered to cause any undue harm to the residential or visual amenity of the area. Concerns raised in terms of the sun pipe which has caused a ‘glare’ will need to further assessment as to how to overcome this issue. It is for the above reasons and having regard to all material considerations and matters raised that I recommend accordingly.

	RECOMMENDATION:
	That planning consent be granted.


