DEVELOPMENT SERVICES

PLANNING COMMITTEE
23rd May 2017
DEFERRED BOOKLET
PLANNING APPLICATION FOR DECISION
Deferred from 25th April 2017
Ladies and Gentlemen,
The applications within this report have been submitted for determination under
the Town and Country Planning Acts and associated legislation.
All applications in this report are “Delegated” to this Committee but can be moved
“Non-Delegated” by a Member of the Committee under the terms adopted for the
Scheme of Delegation approved by Council, 16th May, 1994. Any such motion needs to
be accepted by a majority of Members of the Committee present (Council, 8th August,
1995). All applications left as Delegated will be decided by the Committee and will not
be subject to confirmation by Council.
The application plan numbers also refer to files for the purposes of background
papers.

Jason Hipkiss
Planning Manager
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PLAN NUMBER:

APPLICANT:

AGENT:

2017/0055

Mr H. Smith

Mr W. Woodhouse

WARD/PARISH:

CASE OFFICER:

DATE RECEIVED:

Hawcoat

Jennifer Dickinson

23/01/2017
STATUTORY DATE:
25/04/2017

LOCATION:
37 Glenridding Drive, Barrow-in-Furness
PROPOSAL:
Proposed front and rear dormers forming first floor bedrooms
(Front dormer design amended 14.2.17)
SAVED LOCAL PLAN
POLICIES:
POLICY B14
Extensions to the rear of dwellings will not be permitted where they adversely affect the
amenities of neighbouring properties by virtue of loss of sunlight or privacy or by the
creation of an overbearing impact or excessive level of enclosure.
POLICY B15
Where privacy is to be protected through distance, a minimum of 21 metres will be
required between the facing windows of habitable rooms of different homes. Exceptions to
this policy may be made for the facing windows of ground floor habitable rooms, where
adequate screening exists and also in cases where normal standards of separation cannot
be achieved and existing standards will not be eroded by accepting distances of less than
21 metres.
The use of obscure glazing in habitable room windows will not be an acceptable measure
to overcome the provisions of this policy if this is deemed to provide a sub-standard level
of accommodation.
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POLICY B18
Dormer extensions will only be permitted where they are of a scale and appearance
appropriate to the property and do not adversely impact on the overall street scene.
POLICY D21
In determining all applications submitted to it the local planning authority will have regard
to the General Design Code set out in paragraph 5.4.27 of this plan.
In towns and villages, proposals shall relate to the context provided by buildings, street
and plot patterns, building frontages, topography, established public views, landmark
buildings and other townscape elements. Proposals that do not respect the local context
and street pattern or the scale, height, proportions and materials of surrounding buildings
and development which constitutes over development of the site by virtue of scale, height
or bulk will not be permitted, unless there is specific justification, such as interests of
sustainability, energy efficiency or crime prevention.
National Planning Policy Framework – Paragraph 14 and 17 – Core Planning Principles
EMERGING DRAFT LOCAL
PLAN POLICIES:
Policy DS1: Council’s commitment to sustainable development

When determining planning applications the Council will take a positive approach to
ensure development is sustainable. The Council will work pro-actively with applicants to
find positive solutions that allow suitable proposals for sustainable developments to be
approved wherever possible.
The Council is committed to seeking to enhance the quality of life for residents by taking
an integrated approach to protect, conserve and enhance the built, natural and historic
environment whilst ensuring access to essential services and facilities and a wider choice
of housing. This will enable the Local Plan’s Vision and Objectives to be met and to secure
development that simultaneously achieves economic, social and environmental gains for
the Borough.
Planning applications that accord with the Development Plan will be approved without
delay, unless material considerations indicate otherwise.
Where there are no policies relevant to the application or relevant policies are out of date
at the time of making the decision then the Council will grant permission unless material
considerations indicate otherwise, taking into account whether:
a)
b)

Any adverse impacts of granting permission would significantly and demonstrably
outweigh the benefits when assessed against the policies in the National Planning
Policy Framework taken as a whole; or
Specific policies in the Framework indicate that development should be restricted.
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Policy DS2: Sustainable Development Criteria
In order to meet the objectives outlined in Policy DS1, subject to other Development Plan
policies which may determine the suitability of particular sites, all proposals will be required
to meet all of the following criteria, where possible, taking into account the scale of
development and magnitude of impact and any associated mitigation by:
a)

b)
c)
d)

e)
f)
g)
h)
i)
j)
k)
l)

Ensuring that proposed development incorporates green infrastructure designed
and integrated to enable accessibility by walking, cycling and public transport for
main travel purposes, particularly from areas of employment and retail, leisure and
education facilities;
Ensuring development does not prejudice road safety or increase congestion at
junctions that are identified by the Local Highway Authority as being over-capacity;
Ensuring access to necessary services, facilities and infrastructure and ensuring
that proposed development takes into account the capacity of existing or planned
utilities infrastructure;
Ensuring that the health, safety and environmental effects of noise, smell, dust,
light, vibration, fumes or other forms of pollution or nuisance arising from the
proposed development including from associated traffic are within acceptable
levels;
Respecting the residential amenity of existing and committed dwellings, particularly
privacy, security and natural light;
Protecting the health, safety or amenity of occupants or users of the proposed
development;
Contributing to the enhancement of the character, appearance and historic interest
of related landscapes, settlements, street scenes, buildings, open spaces, trees and
other environmental assets;
Contributing to the enhancement of biodiversity and geodiversity;
Ensuring that construction and demolition materials are re-used on the site if
possible;
Avoiding adverse impact on mineral extraction and agricultural production;
Ensuring that proposals incorporate energy and water efficiency measures, the use
of sustainable drainage systems where appropriate and steers development away
from areas of flood risk;
Ensuring that any proposed development conserves and enhances the historic
environment including heritage assets and their settings.

Where the applicant demonstrates that one or more of the criteria cannot be met, they
must highlight how the development will contribute towards the achievement of the
objectives by alternative means.
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Policy DS5: Design Development Strategy
New development must be of a high quality design, which will support the creation of
attractive, vibrant places. Designs will be specific to the site and planning applications
must demonstrate a clear process that analyses and responds to the characteristics of the
site and its context, taking into account the Council’s Green Infrastructure Strategy.
Proposals must demonstrate clearly how they:
a)
b)
c)
d)
e)
f)
g)
h)
i)

j)
k)
l)
m)
n)
o)

Integrate with and where possible conserve and enhance the character of the
adjoining natural environment;
Conserve and enhance the historic environment, including heritage assets and their
setting;
Make the most effective and efficient use of the site and any existing buildings upon
it;
Create clearly distinguishable, well defined and designed public and private spaces
that are attractive, accessible, coherent and safe and provide a stimulating
environment;
Allow permeability and ease of movement within the site and with surrounding
areas, placing the needs of pedestrians, cyclists and public transport above those of
the
motorist, depending on the nature and function of the uses proposed;
Create a place that is easy to find your way around with routes defined by a wellstructured building layout;
Prioritise building and landscape form over parking and roads, so that vehicular
requirements do not dominate the sites appearance and character;
Exhibit design quality using design cues and materials appropriate to the area,
locally sourced wherever possible;
Respect the distinctive character of the local landscape, protecting and
incorporating key environmental assets of the area, including topography,
landmarks, views, trees, hedgerows, habitats and skylines. Where no discernible or
positive character exists, creating a meaningful hierarchy of space that combines to
create a sense of place;
Create layouts that are inclusive and promote health, well-being, community
cohesion and public safety;
Incorporate public art where this is appropriate to the project and where it can
contribute to design objectives;
Ensure that development is both accessible and usable by different age groups and
people with disabilities;
Integrate sustainable urban drainage systems of an appropriate form and scale;
Mitigate against the impacts of climate change by the incorporation of energy and
water efficiency measures, the orientation of new buildings, and use of recyclable
materials in construction;
Ensuring that new development avoids creating nesting sites for gulls e.g. through
the provision of appropriate roof pitches;
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Policy H17: Protection of Residential Privacy
Proposals for extensions must demonstrate through good design that an acceptable
standard of privacy can be maintained. Where privacy is to be protected by distance alone,
a minimum of 21 metres will be required between the facing windows of habitable rooms of
opposing homes. The use of obscure glazing in habitable rooms will not be an acceptable
measure to overcome the provisions of this policy if this is deemed to provide a substandard level of accommodation.
Habitable areas are defined as living rooms, studies, dining rooms, kitchens with dining
areas, and bedrooms.
Policy H22: Design of Dormer Windows
Dormer extensions will be permitted providing they are of a scale and appearance
appropriate to the form and character of the property and do not impact adversely on
existing street scene character. The dormer shall be no higher than the original height of
the main ridge. Flat roofed dormers will not be permitted on front elevations.
SUMMARY OF MAIN ISSUES:
Concerns have been raised regarding overlooking of the property
NON MATERIAL CONSIDERATIONS:
Property values
REPRESENTATIONS:
The occupiers of 2, 4, 6, 8 Egremont Gardens, 37, 39, 58, 60 Glenridding Drive, 22
Buttermere Crescent all informed and re-consulted on revised plans. Site notices
displayed expiring on 20.2.17 and 24.3.17.
The Occupier 4 Baycliffe Drive, Dalton-in-Furness 07/02/17
“Please find attached comments/objection to the planning application for a proposed front
and rear dormer on 37 Glenridding Drive, Barrow-in-Furness. The main issue I have is the
building of a rear dormer.
Whilst at present I reside in Dalton-in-Furness, 39 Glenridding Drive is a property which
belongs in-part of my late parents estate (my parents having happily lived there, until
recently, for over 25 years with no problems). I have submitted the attached
comments/objection as I am considering moving into the property myself in the very near
future. I have spent a lot of time at this property over the years and have enjoyed first hand
what, at present, is a lovely private back garden which is not overlooked.”
“I wish to comment/object to the plans to build a rear dormer on 37 Glenridding Drive,
Barrow-in-Furness for the following reasons:

6

PLANNING COMMITTEE
23rd May 2017
1. Adding a rear dormer will mean that the back garden of 39 Glenridding Drive will be
completely overlooked and as such no aspect of the garden will afford privacy to the
occupant. The garden, being a decent size, at present is very private and is a very relaxing
place to spend time.
2. Taking a look at the plans provided on-line I cannot see an indication of exactly how big
the back bedroom (Bedroom3) window will be.
3. I feel that people who live in bungalows usually do so not just for the ease of not having
to go upstairs (i.e. an older generation) but also because bungalows, being single storey
buildings, give the occupants a great deal of privacy especially as they are usually
surrounded by other similar single storey properties.
4. Looking at the name and address on the planning application I presume that 37
Glenridding Drive is a rental property and as such could have a varying turnover of
occupants. The present occupants are a lovely family and are very considerate neighbours
but this may not be the case with future occupants and I feel that privacy, in the back
garden, could definitely be an issue.
5. 39 Glenridding Drive has been valued by several estate agents recently and they have
all remarked what a decent sized garden there is and how private it is, as it is not
overlooked. If planning permission goes ahead for a rear dormer on number 37
Glenridding Drive this has the potential to affect the value of number 39.
The Occupier 4 Egremont Gardens, Barrow-in-Furness 02/03/17
"I thank you for informing me about the dormers which are to be constructed at 37
Glenridding Drive, Barrow-in-Furness. LA14 4PB.
Because the dormers will be at 90° to my property, the windows facing southwest will not
have any significant detrimental effect to my privacy, therefore I do not complain about the
build of the actual dormers.
However, after dismissing the dormers as the threat, I am dismayed to learn there is a
hidden ‘punch line’ in the title of this planning application.
“Proposed front and rear dormers forming first floor bedrooms”
A window is to be installed in the gable end, which is only three metres from my fenced
property. This particular window will face into the deep fenced privacy of my garden,
directly into a bedroom, the bathroom and the kitchen. Privacy will have gone, the fence
will have lost its purpose.
I have been told that a window on a stair landing is considered to be less of a threat to
privacy than a window in a habitable room. I do not accept this reasoning and must
therefore complain. Such a window is still a window, to be used howsoever one might
choose, day or night.
In effect this proposed window, to be installed at only ten metres distance from my own
windows would seem like an observation post to be aware of constantly. It would be
intimidating.
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The Planning Committee plays an important role in protecting the local community, so I
can only hope that that when making decisions it also seriously considers that the right to
privacy is a human right for everyone.
To destroy so readily what everyone strives for is tantamount to sacrilege. This proposed
window is a bombshell and a devastating affront to the concept of neighbourliness and
privacy and I object to it.
However, if it could be stipulated that the window should be a deeply opaque fixed pane,
this potentially lifelong loss of privacy for my family, my neighbours, and indeed all future
residents, might be resolved. Perhaps even to the satisfaction of all concerned."
The Occupier : 2 Egremont Gardens Barrow-in-Furness 02/03/17
"We are writing to you with regards to the planning application B21/2017/0055 put
forward for : 37 Glenridding Drive Barrow in Furness Cumbria LA14 4PB. We have no
objection to the Proposed front and rear dormers being added to this property but have
concerns about the window in the gable end which will face the rear of our bungalow which
will affect our privacy. Our neighbours at number 4 Egremont gardens have raised the
same concerns as this over looks their 3 rooms. I have tried to view the plans online but
they are not listed as they have been amended on the 14.02.17. We would like to
recommend that a strong opaque glass be installed in the window frame . We bought our
bungalow because of its privacy and not been looked down on."
The Occupier : 4 Egremont Gardens Barrow-in-Furness 13/03/17
"I recently complained about a window that is proposed to be installed in the gable of 37
Glenridding Drive. However I now wish to update my previous conclusion, because once
established, the window situation could be exploited at some future time.
Therefore, to protect the privacy of this area a window should not be allowed to ‘gatecrash’
the gable end of 37 Glenridding Drive, to overlook the privacy of others. A camera would
not be allowed to dominate this position. The gable should remain untouched, as the
builder intended.
The fence between the two properties is actually a shared fence which has contained the
privacy of both homes admirably for the past 17 years. From my home which is at a lower
level, only the lintels of number 37 can be seen, my privacy has hitherto survived by
mutual respect with each of the three previous owners. It should be remembered that
privacy is of paramount importance to everyone, most probably that is why every home
has curtains.
Many dormers in this area do not ‘boast’ a window in the gable, which shows an inbuilt
respect for the neighbours, and a proud respect for the overall aesthetics of the
community, which is to be applauded. It also reduces the ‘fish bowl’ quality of life that so
many long suffering victims already endure.
To be made to suffer a lifetime of inconvenience, intimidation and oppression, or relocate,
is to be bullied. With this mental anguish in mind, the window should be considered a nonessential, a luxury, to be ‘grabbed’ at the incalculable emotional expense of others.
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Another natural light source could be made if more light was really needed. There is also
the easy option, the two-way switch could solve this fleeting problem instantly. Night time
would be as normal.
I am surprised and disappointed by this unexpected attack into my privacy. I therefore
respectfully request that someone from The Planning Committee will call to view this
situation from my property."
CONSULTATIONS:
Building Control
“Building Regulation Approval required.”
OFFICERS REPORT:
This application was discussed at your meeting of 25th April 2017 and the decision was
deferred to allow for members to attend a site visit prior to this meeting. My original report
follows on:
1. SITE AND LOCALITY
1.1

The site is a semi detached bungalow positioned to the south west of Glenridding Drive.
2. PROPOSAL DETAILS

The proposal is for the erection of front and rear dormer extensions including the
introduction of a landing window in the side elevation of the property.
2.1

3. RELEVANT HISTORY
3.1

There is no planning history on WebGIS for this site.
4. RELEVANT POLICIES AND GUIDANCE

4.1

NATIONAL GUIDANCE

The National Planning Policy Framework paragraphs 14 and 17 cover the core planning
principles and place importance on good design alongside approval of sustainable
development.
4.2

SAVED POLICIES

Policy B14 relates to the impact of rear extensions. Policy B15 seeks to protect privacy.
Policy B18 specifically refers to the design of dormer extensions. Policy D21 requires
good design.
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4.3

EMERGING POLICIES

Policy H17 also seeks to protect privacy. Policy H22 specifically relates to the design of
dormer windows. Policy DS1 confirms the Council’s commitment to sustainable
development following on from National Planning Guidance and DS2 sets out the criteria
for determining if a proposal is sustainable. DS5 is an overarching design policy following
on from national guidance placing importance on high quality design.
5. PLANNING ISSUES
When assessing an application for decision a material consideration is what could be
erected without the need for planning permission. In this instance, the rear dormer
proposed has a volume of approximately 21m³. This could be erected under class B of the
Town and Country Planning (General Permitted Development)(England) Order 2015
without the need for planning permission. Similarly, under the same legislation, an
obscure glazed non-opening window in the upper floor side elevation could be inserted
without the need for permission.
5.1

The two material considerations which have been referred to in the representations
received relate to these elements of the proposal. The impact of the proposal on property
values is not a material consideration and as such cannot be considered in the
determination of a planning application.
5.2

The side window element of the proposal also meets with the requirements of both
existing and emerging local plan policies (B15/H17). The window is to serve a nonhabitable space and it is therefore acceptable for obscure glazing to be used to protect
privacy.

5.3

In terms of the rear dormer extension this is also considered to accord with these
policies as there are no facing windows from the dormer within 21m of the proposal.
5.4

The scheme has been revised since its first submission with a re-design of the front
dormer arrangement and neighbours have been re-consulted on this change. The
modified dormer design is now considered acceptable and accords with both existing and
emerging policy and accord with both local and national design guidance.
5.5

6. CONCLUSION
The implementation of the revised front dormers has the potential to set a new standard
for front dormers in the locality. The rear dormer and side window could be erected
without the need for permission and are therefore considered acceptable.
6.1

RECOMMENDATION:
I recommend that planning permission is GRANTED subject to the Standard Duration
Limit and the following conditions:
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2. The development hereby permitted shall be carried out in all respects in accordance
with the application dated as valid on 23/01/2017 and the hereby approved documents
defined by this permission as listed below, except where varied by a condition attached to
this consent:
WAW 1776 3A, 4A, 5A, 5AA, 6A, 7A, 8B, 9A, 10A, 11A, 12A
Reason
To ensure that the development is carried out only as indicated on the drawings approved
by the Planning Authority.
3. The front and side elevations of dormers herby approved shall be clad in a vertically
hung in roof tiles of a colour and texture to match the existing roof covering of the property,
prior written details and a sample of which shall be submitted to and approved in writing by
the Planning Authority. The subsequently approved treatment shall thereafter be
permanently maintained unless the Planning Authority gives prior written consent to any
variation.
Reason
In the interests of visual amenity, it is important that the dormer appears as an integral part
of the roof.
4. The roof of the front dormers hereby approved shall be covered in matching materials
to the host property.
Reason
In the interests of visual amenity, it is important that the dormer appears as an integral part
of the roof.
5. Prior to the beneficial occupation of the development the upper floor side landing
window must be permanently fitted with a non-opening window that is obscurely glazed
with an obscurity rating of no less than level 4 from the Pilkington glass range (or an
equivalent range and rating subject to prior agreement with the Planning Authority) and
thereafter permanently retained unless the Planning Authority gives prior written consent
to any variation.
Reason
In order to protect the residential amenities of neighbouring properties from overlooking or
perceived overlooking.
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