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Committee:Planning Sub B

Date of Meeting:27th July 2004

1. Application No.KE/04/0442

Location: 
63 St Marys Road, Kettering


Proposal: 
New gable and dormers (facing north-south) at west side

of existing dwelling


Applicant:
Mr & Mrs Goode
2.
RECOMMENDATION
THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that planning permission be granted subject to the following conditions:-
1
The development shall be begun not later than the expiration

of five years beginning with the date of this permission.

2
The materials and finishes to be used on the external

elevations of the proposed extension and alteration shall in

terms of type; colour; texture; (and size in respect of roof

materials), match the corresponding materials and finishes

of the existing dwelling unless previously agreed in writing

with the Local Planning Authority.

3
This approval does not grant nor imply consent for the

previously proposed east facing dormer which has been

excluded from the current application by agents plans/

letters dated 19 and 21 June 2004.

4
NOTE TO APPLICANTS:-

The proposal is in accordance with national and local

policies as set out in policy GS5 of the Northamptonshire

County Structure Plan and policy 46 of the Local Plan for

Kettering Borough.  There are no material considerations

that indicate against the proposal.

5
This approval relates to the amended plan, drawing number

04/22 dated 21 June 2004.

3.
CONSULTATIONS
Neighbours were notified.  Letters of objection were received from occupiers of 57, 65, 67, 69 St Mary's Road, plus a professional representative for the occupiers of No. 65 who requested that a stop to the works to construct a dormer within the east facing roof of No. 63 "until a planning consent is granted or otherwise.

The concerns raised are:

-
"The proposed window ...... to the east elevation will overlook our lounge ...... all our privacy would be destroyed and this includes a loss of privacy to the patio area of our garden.  (No. 63 is considerably higher than our's (No. 65)";

-
There should be a condition for obscure glass to be fitted;

-
The applicant is creating a two storey property in an area which is considered a predominantly single storey area/proposal is out of character;

-
"One dormer has already been erected to the side of the property which we consider unsightly and set a precedent for making a bungalow into a house".

-
"I am astounded at my loss of privacy without prior warning and apparently by a development without need for planning approval".

Issues raised as a result of notification/publicity
The concerns raised by the neighbours, particularly those at No. 65 St Mary's Road, have identified a proposed dormer window on the east facing roof of No. 63.  This was initially included within the application.  The agent was asked to revise this element and propose instead a rooflight.

However, on Saturday 19th June 2004, according to neighbours, work began constructing a dormer on the east side roof to No. 63.  On 21st June 2004, a revised plan was received which omitted the dormer and advising the Authority that the applicants were now constructing this as "Permitted Development".

Officers visited the site and confirmed that the work being undertaken is Permitted Development.  This is by virtue of Schedule 2 Part 1 Class B of the Town and Country Planning (General Permitted Development) Order 1995 (or as amended).

In circumstances such as the dormer at No. 63 St Mary's Road, this allows alteration to a roof if the alteration does not exceed the height of the highest part of the existing roof, nor extend beyond the plane of an existing roof slope which fronts a highway, nor increase the cubic content of the dwelling house by more than 50 cubic metres, nor if the cubic content as a result would exceed the cubic content of the original dwelling house by 70% cubic metres or 15% whichever is greater.

A site inspection also confirmed that the existing dwelling had not previously been extended when compared with the plan that attached to the original planning permission for the property (please see below).

4.
PLANNING HISTORY

Planning permission for the bungalow at No. 63 St Mary's Road, Kettering (identified as Plot 33) was granted on 26th March 1959 under ref: KE/59/157.
5.
OFFICERS REPORT
Site Description
The application site is located off the north side of St Mary's Road with the land rising from east to west.  The property is a single storey bungalow with rear and front gardens.  The properties either side are similar, though No. 67 has an existing dormer on the front.  The neighbouring property at No. 63 has an existing obscure glazed window on the side (west facing) elevation.  This is a secondary window to the room behind.  Alongside the boundary between No. 63 and No. 65 is an approximately 1.8m high close boarded wooden fence.

A similar physical relationship exists between No. 63 and No. 61 (to the west) except it is the latter that is on higher ground in that instance.  The existing side windows to No. 61 are not principal windows nor directly fronting the main living areas of the property.

The Proposal(s)
The application (as amended on 21st June 2004) shows the east facing dormer (discussed above) as part of the existing dwelling (see Appendix 'D' (page 97c).

The scheme for which planning permission is being sought is for first floor accommodation that involves extending the roof, creating dormer windows to the front and rear elevation at the west side of the property.  (Changes proposed within the existing roof area at the east side of the dwelling do not result in any external impact except for the dormer that is excluded from the application)

Planning Policy

National Guidance:
PPG1
-
Planning Principles.


Northamptonshire County Council Structure Plan:
Policy GS5 -
To consider the visual appearance of the development in the context of the defining characteristics of the local area.

Kettering Borough Local Plan:
46
-
Planning permission will normally be granted for alterations and extensions to existing dwelling houses where the design, mass and materials are in harmony with the character of the existing dwelling and local area, and there is no significant adverse effect on amenities of neighbours or existing dwelling.


Observations

The proposed alterations on the west side of the dwelling will not have an overbearing effect on the property at No. 61 St Mary's Road.  The neighbour at No. 61 has verbally confirmed to officers that he had "no objection".

Whilst the alteration would change the dwelling from a bungalow to one with first floor accommodation, the alteration in itself is not considered detrimental to the street scene.  The detached nature of the dwellings along St Mary's Road, and the ground level changes along this part of the road (rising from east to west), helps to visually absorb the variations in height arising from the proposal.

The objection about the east facing dormer is not something the Planning Authority is able to resolve by planning controls.  Nevertheless, the applicant has been asked to consider voluntarily lessening the impact on No. 65, by fitting obscured glass to this window, and to having the window open so that any rear view of No. 65 is avoided.  However, this remains something that the applicants can only agree to on a voluntary basis, or respond to the neighbour's concern, in whatever other legal way they may choose.

* * *

For further information on this report, please contact Peter Chaplin, Development Control Manager on 01536 534334.
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