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	3/2021/1178
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	Date Inspected:
	1/9/2021
	

	Officer:
	BT
	

	DELEGATED ITEM FILE REPORT: 
	Decision
	Approval

	

	Development Description:
	Balustrade of clear safety glass within a stainless steel framework to two elevations of garage roof. Resubmission of 3/2021/0800

	Site Address/Location:
	5 Whalley Road, Read. BB12 7PB

	

	CONSULTATIONS: 
	Parish/Town Council

	Read Parish Council have no objections.

	

	CONSULTATIONS: 
	Highways/Water Authority/Other Bodies

	None.

	CONSULTATIONS: 
	Additional Representations.

	None.

	

	RELEVANT POLICIES AND SITE PLANNING HISTORY:

	Ribble Valley Core Strategy:

Key Statement DS1 – Development Strategy 
Key Statement DS2 – Presumption in Favour of Sustainable Development 
Policy DMG1 – General Considerations 
Policy DMG2 – Strategic Considerations 
Policy DMH5 – Residential and Curtilage Extensions 

NPPF


	Relevant Planning History:

3/1999/0734:
Erection of garage to rear of property (Approved)

3/2020/0916:
Use of garage roof as an outside space (Approved)

3/2021/0800:
Application to use the roof of the garage (to rear) as terrace area and erection of fences around the edges of the garage roof to act as balustrades. (Refused)


	

	ASSESSMENT OF PROPOSED DEVELOPMENT:

	Site Description and Surrounding Area:

The application relates to a terraced property in Read. The proposed glass balustrade would enclose the property’s garage roof which is accessed via a set of patio doors to the rear of the property. The surrounding area is residential and comprises a mixture of terraced and detached properties. 


	Proposed Development for which consent is sought:

Consent is sought for the construction of a glass balustrade to form part of a terraced area on top of the property’s garage roof. The application is a resubmission of a previously refused planning application which sought consent for the construction of a fence to enclose the property’s garage roof. This application was ultimately refused on the grounds of adverse impact upon residential amenity.
 

	Principle of development:

The proposal is a domestic extension to a dwelling and is acceptable in principle subject to an assessment of the material planning considerations. 


	Residential Amenity:

The Eastern side elevation of the proposed glass balustrade would be sited directly adjacent to a window forming part of the Western elevation of a rear outrigger at No. 3 Whalley Road and a set of ground floor patio doors on No. 3’s rear Southern elevation however the proposed works, by virtue of their clear glass design, would still allow light to pass through to the neighbouring property therefore it is not considered that the proposal would result in any loss of natural light or outlook to the adjoined neighbouring property. 

The proposed glass balustrade would allow the applicant to safely utilise the garage roof top as a recreational area which in turn could invite some noise disturbance however it is not considered that the level of noise anticipated from this would be of detriment to the amenity of either of the adjoining properties. Furthermore, it should be noted that use of the garage roof as a recreational space was regularised through a Certificate Of Lawfulness application granted on the basis that the use of the roof as an outdoor seating area was lawful and immune from enforcement action.


	Visual Amenity:

The proposed glass balustrade would be sited to the rear of the property which faces onto a back street to the South of Whalley Road. The proposed works would be viewable from the rear yards of properties on Hambledon View and other properties on Whalley Road which face onto the back street therefore the proposal would have a somewhat noticeable visual impact however given that the balustrade would be relatively modest in terms of height and located to the rear of the property outside of the public realm it is not considered that the proposal would have any adverse impact upon the visual amenities of the area.


	Ecology: 

No ecological constraints were identified in relation to the proposal.


	Highways: 

Lancashire County Council Highways have not been consulted on the proposal however given that the proposed works would not affect the property’s existing parking arrangement it is not considered that the proposal would have any undue impact upon highway safety.


	Observations/Consideration of Matters Raised/Conclusion:

It is not considered that the proposal would have any undue impact upon residential amenity for the neighbouring residents, nor is it considered that the proposal would be harmful to the visual amenities of the immediate or surrounding area. 

It is for the above reasons and having regard to all material considerations and matters raised that the application is recommended for approval.


	RECOMMENDATION:
	That planning permission be granted.
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