2017/1040
Mr Craig Millthorpe
Erection of two-storey side extension
3 Mexborough Road, Bolton upon Dearne, Rotherham, S63 8LY
Site Location & Description

The property is a red-brick semi-detached dwelling located on Mexborough road, which is a residential area in Bolton upon Dearne. The property features two existing parking spaces in the front curtilage and a small rockery area. The dwelling lies on a slightly sloping site meaning that the house is slightly raised from the main road. As such, the front main access door is accessible through a small set of steps. Additionally, the dwelling boasts a detached garage to the rear and a mid-height black metal gate at the side of the property which provides access to the garage and the rear of the dwelling. 


The street scene is fairly diverse. There are mainly red-bricked detached and semi-detached dwellings on the same side of Mexborough road, with two rows of stone-built terraced housing immediately adjacent, separated by a yellow bricked bungalow. The adjoining properties at Calder road feature a predominance of yellow bricked semi-detached dwellings. 71 Calder Road which resides to the rear of the property has a similar two-storey side extension, with an additional single-storey front and rear extension. 
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Proposed DevelopmentS75 6LX
The proposal is for a two-storey side extension. It is to feature red brick walls, concrete tiles and uPVC doors and windows to match the materials found on the existing. The proposal also features the installation of a new balustrade on the steps at the front which provides access to the front main access door. 
The proposal is to project 2.8m from the main side elevation with a height of 6.75m to the eaves and 7.7m to the roof ridge at the highest point. The proposal will also project from the rear elevation around 1.2m. Additionally, there is a setback of 450mm from the main front elevation and a 200mm set down in the 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
Highways DC – No objections subject to an additional dropped crossing. 
SYMAS – No comment. 
Representations
Neighbour notification letters were sent to neighbouring properties, no comments have been received. 
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 initial concerns with the potential for overshadowing over the neighbouring property at 1 Mexborough road. However, this would have not been to a significant degree and it was requested for the ground-storey front elevation to be setback by 450mm to meet the setback which is on the first-storey to alleviate this overshadowing impact. Due to the siting of the existing property, this setback is considered significant enough to not cause a detrimental increase in the loss of light due to the location existing dwelling lying to the south and already blocking the sun’s path. This would only be at certain points of the day as the existing dwelling would be blocking the sun’s path to the proposal. As stated, the 450mm setback alleviates this impact to the front windows. The 45-degree test has also been used with the proposal sitting marginally outside this 45-degree angle due to this setback. It is considered that this part of the extension will not result in a loss of light to the front of this property. The extension also projects rearwards by around 1.2m. This also has the potential to cause loss of light to 1 Mexborough road’s rear garden; however, due to the applicant’s property being slightly forward of the neighbouring property, most of this loss of light will be blocked by the existing dwelling. Any overshadowing impact would be to the side of this neighbouring dwelling which features no windows or doors in any case. 
There is a fairly large rear window on the proposal but due to the nature of the dwelling, but this does not directly overlooking into any of the neighbouring properties. There are also no side windows on the proposal and as such, the proposal is not considered to significantly increase levels of overlooking to a detrimental level.  The distance to the rear boundary is 16.5m, much greater than the distance of 10m as set out in the SPD. All in all, the proposal is acceptable in terms of residential amenity. 
Visual Amenity
The sideways projection is 2.8m, this is clearly less than two-thirds the width of the existing dwelling which is 5.9m. The original proposal featured a setback of 450mm in the first-storey wall levels and a 200mm set down in roof levels. It was requested that the setback on the ground floor should also be set back by 450mm to match this first-storey setback. This was mainly for residential amenity and to alleviate the problems of loss of light. However, these setbacks and the fact that the sideways projection is less than two-thirds ensure that the front of the extension remains subordinate to the rest of the dwelling. The roof style on the rear elevation alters the design of the rear elevation slightly from a standard pitched roof to a gable-ended roof style. However, this part of the extension is only visible from adjoining properties and the nearby street of Calder road. 1 Mexborough road is sited slightly behind the property and blocks this part of the proposal when viewed from the Mexborough road. All in all, this part of the dwelling is considered to not destroy the overall character of the house and as such the proposal is acceptable in terms of visual amenity. 
Highway Safety
There are two existing off-street parking spaces to the front of the dwelling. There is no turning space within the site so vehicles will have to reverse out on to the highway; whilst this is not ideal, the situation has clearly been in existence for some time and this proposal does not intensify this impact further. There is also the requirement for an additional dropped crossing for two vehicles. The proposal will not reduce the size of these parking spaces; hence no highway objections have been raised.
Recommendation

Approve with conditions
