2017/1156
Ms Heather Robinson
Erection of two-storey side extension to dwelling
87 Lindley Crescent, Thurnscoe, Rotherham, S63 0SW
Site Location & Description

The property is a semi-detached dwelling with yellow exterior cement render. The property lies at the head of Lindley Crescent which is a cul-de-sac located in a residential area in Thurnscoe. The street scene is largely similar throughout with a predominance of semi-detached dwellings with rendered exterior. However, this render is made up from a mixture of colours and external materials. Located to the side of the property is Greenside Close which is a fairly new housing estate approved in 2015. The properties located here are detached and semi-detached stone-built dwellings with rear elevation and gardens which face on to the side of the applicant’s property. In particular, the rear elevations of 11 and 13 Greenside Close face directly on to the side of the applicant’s property. 
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Proposed DevelopmentS75 6LX
The proposal is for a two-storey side extension to the dwelling in matching render. The ground floor of the extension is proposed to be a through-way, providing access to the rear of the property whilst a nursery is proposed on the first floor and additional living space for the third bedroom. The proposal is to have a height of 5.1m to the eaves and 6.5m to the roof ridge at the highest point. It will have a depth of 6.9m. 
Due to the diagonal nature of the mutual boundary which separates the side of the property and the rear curtilage of properties of 11 and 13 Greenside Close, the front elevation of the extension will have a sideways projection of 3m; which is greater than the proposed projection of 2.1m on the rear elevation. The proposal features a setback of 500mm in front elevation wall levels and a set down of 500mm in roof levels. 
Policy Context

Planning decisions should be made in accordance with the current development plan policies unless material considerations indicate otherwise and the recently introduced NPPF does not change the statutory status of the development plan as the starting point for decision making.

Core Strategy Policy CSP 29 sets out the overarching design principles for the borough to ensure that development is appropriate to its context. The policy is to be applied to new development and to the extension and conversion of existing buildings.


Supplementary Planning Document - House Extensions sets out the design principles that specifically apply to the consideration of planning applications for house extensions, roof alterations, outbuildings & other domestic alterations.  The general principles are that proposals for should:

1. be of a scale and design which harmonises with the existing building

2. not adversely affect the amenity of neighbouring properties

3. maintain the character of the street scene and

4. not interfere with highway safety.

These policies are considered to reflect the 4th Core Principle in the NPPF, which relates to high quality design and good standard of amenity for all existing and future occupants of land and buildings.  

The Council has produced the Publication Consultation Document of the Local Plan. It establishes policies and proposals for the development and use of land up to the year 2033. The document is a material consideration and represents a further stage forward in the progression towards adoption of the Local Plan. As such, increasing weight can be given to the policies contained within the document although this is still limited by the need to consider any comments received during the consultation and with the knowledge that the Inspector can require changes to the plan.
Consultations
No consultations. 
Representations
Neighbour notification letters were sent to neighbouring properties; one comment was received in regards to the dwelling creating a greater sense of enclosure and appearing overbearing and intrusive. There were also issues raised about a reduction in sunlight to the rear of the neighbouring properties located on Greenside Close. 
Assessment

Principle of Development 
Extensions to residential properties are considered acceptable where they do not have a detrimental impact on the amenity of surrounding residents, visual amenity and on highway safety. 
Residential Amenity 
There were comments received from a neighbour on Greenside Close regarding the proposal being overbearing and thus resulting in a reduction of the openness of the rear elevation of these dwellings. The side elevation of the dwelling lies 11m away from the rear elevation of 11 and 13 Greenside Close which is slightly less than the 12m guidance between blank gable walls and habitable window of neighbouring dwellings as set out in the SPD. Whilst these comments have been acknowledged and can be appreciated, there are no windows located on the side elevation of the proposal and the blank gable wall is to replace three windows on this elevation; two of which are located on the first floor. Due to this, the proposal is considered to uphold a reasonable level of privacy despite being slightly less than the 12m guidance set out in local policy guidance. On the contrary, it can be argued that the proposal may slightly increase privacy levels due to the removal of the three existing windows.  

There have also been concerns raised about over the proposal increasing levels of overshadowing. This has been acknowledged and assessed; however, due to the dwelling lying directly to the north of these neighbouring properties the extension should not impact on the path of the sun. Furthermore, a 45 degree angle taken from the roof of the proposed extension would not intersect with the neighbouring properties meaning the likely overshadowing effect is minimalised.. Whilst it is acknowledged that the extension would be closer to the neighbouring properties, it is considered that this would not be in such close proximity to result in a significant detriment to their amenities to warrant refusal of the application. .All in all, the proposal is considered acceptable in terms of residential amenity.  
Visual Amenity
Due to the nature of the mutual boundary between the side of the dwelling and the rear of the dwellings on Greenside Close, the extension can be described as being at a diagonal angle. This results in the sideways projection at the front of the extension being greater than that of the rear elevation. The proposal also features a ‘through-way’ on the ground floor. Both of these are not typical features found on neighbouring dwellings, but nonetheless they are not considered to be intrusive. Likewise, the proposal doesn’t harm the character of either the existing dwelling or surrounding street scene. This is due to the fact that the dwelling lies at the head of a cul-de-sac and there are no residential dwellings lying to the rear of the property. 
The proposal features a 500mm setback in wall levels and set down in roof levels as per guidance that is set out in the SPD. It also has a sideways projection of less than two-thirds and is not considered to be damaging to the character of the original dwelling or the surrounding street scene in general. As such, the proposal is therefore considered acceptable in terms of visual amenity and in compliance with Core Strategy Policy CSP 29 in the Core Strategy; the proposal successfully upholds the overall character of the house and the overall street scene. 
Highway Safety
It is considered that the proposed alteration does not result in a loss of off street parking or a requirement for additional and as such, is acceptable on highway safety grounds.

Recommendation

Approve with conditions
