BOROUGH OF KETTERING

	 Committee
	Full Planning Committee - 19/07/2011
	Item No: 5.3

	Report Originator
	Alison Riches
Development Officer
	Application No:

KET/2011/0350

	Wards Affected
	Barton

	

	Location
	 40 Grosvenor Road,  Barton Seagrave

	Proposal
	Full Application: Front and rear dormer roof extensions

	Applicant
	Mr G Webster 


1.
PURPOSE OF REPORT

· To describe the above proposals

· To identify and report on the issues arising from it

· To state a recommendation on the application

2.
RECOMMENDATION

THE DEVELOPMENT CONTROL MANAGER RECOMMENDS that this application be APPROVED subject to the following Condition(s):-
1.
The development hereby permitted shall be begun before the expiration of 3 years from the date of this planning permission.

REASON:  To comply with Section 91 of the Town and Country Planning Act 1990 (as amended) and to prevent an accumulation of unimplemented planning permissions.

2.
The materials to be used in the construction of the external surfaces of the development hereby permitted shall match, in type, colour and texture those on the existing building.

REASON:  In the interests of visual amenity in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

3.
The window at first floor level in the dormer on the southeast elevation shall be glazed with obscured glass and thereafter shall be permanently retained in that form.

REASON:  To protect the privacy of the adjoining property and to prevent overlooking in accordance with policy 13 of the North Northamptonshire Core Spatial Strategy.

Notes (if any) :-

· NONE
Justification for Granting Planning Permission

The proposal is in accordance with national and local policies as set out in Planning Policy Statement 1, Policy 2 of The East Midlands Regional Plan and Policy 13 of the North Northamptonshire Core Spatial Strategy.  There are no material considerations that indicate against the proposal.
Officers Report

	3.0
	Information

	
	Relevant Planning History

KE/03/0266.  Ground floor side extension.  Approved 27/05/2003.
Site Description

Officer's site inspection was carried out on 15/06/2011.

The application site is located in Barton Seagrave in a long established residential housing estate at the junction where Woodland Avenue leads into Grosvenor Road, and opposite Grosvenor Way.  The housing estate was built in the mid 1960s and the properties are reflective of the general building style of the time
The application site is a two-storey semi-detached red brick chalet style dwellinghouse with the first floor fenestration located in a rectangular flat roofed dormer in the both the front and rear elevations.  The roof is concrete tile and the dormers have tiled fascias and cheeks.  The horizontally emphasised windows and doors have been replaced with white PVCu.  There is an integral single garage in the front elevation directly below the first floor dormer.  

A single storey extension, constructed of materials matching the original dwellinghouse, was added to the northeast elevation in the early 2000s. 

The dwellinghouse is within a triangular plot of land with a driveway in front of the garage and mature conifer hedging to the front elevation.  The side and rear boundaries are enclosed by 1.8 metre high panel fencing.  

Surrounding properties form part of the same development with the chalet style semi-detached dwellinghouses making up the majority of the development in the immediate wider area.

Proposed Development

The proposal submitted is for the extension of the front and rear dormers across both the front and rear roof planes, allowing for a small extension to the existing first floor bathroom and third bedroom.

Amended plans were received showing corresponding measurements on the elevations and floor plans, and the front dormer window was amended to have more of a horizontal emphasis in line with the existing front fenestration.

The part of the proposal which requires consideration is the front dormer extension.  The rear dormer extension is permitted development as it is granted a planning permission by the limitations and conditions of Class B of Part 1, Schedule 2, Article 3 of the Town and Country Planning (General Permitted Development) Order 1995 (as amended).

Any Constraints Affecting the Site

None.



	4.0
	Consultation and Customer Impact

	
	Barton Seagrave Parish Council
· Response expected 15/07/2011.

· Time extension requested for consultation response.  

· Comments to be added to the Committee update.

Neighbours

· No comments received.



	5.0
	Planning Policy

	
	National Policies

PPS1. Delivering Sustainable Development
Development Plan Policies

East Midlands Regional Plan

Policy 2. Promoting Better Design
North Northamptonshire Core Spatial Strategy

Policy 13. General Sustainable Development Principles


	6.0
	Financial/Resource Implications

	
	None



	7.0
	Planning Considerations

	
	The key issues for consideration in this application are:-

1.
The principle of development.

2.
The effect of the proposal on the character and appearance of the existing dwellinghouse, surrounding development and the wider street scene.

3.
The effect of the proposal on the living conditions of residents either side/nearby.

The Principle of Development
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires local planning authorities to determine planning applications in accordance with their Development Plans unless material planning considerations indicate otherwise.

The application site is in an established residential area in the centre of Barton Seagrave to the southeast of Kettering.  Policy 2 of the East Midlands Regional Plan and policy 13 of the North Northamptonshire Core Spatial Strategy are supportive of extensions to residential properties provided there is no adverse impact on character and appearance and residential amenity.  The principle of development for this proposal is therefore established subject to the satisfaction of the development plan criteria.

Character and Appearance
The proposals are to extend the existing dormers on the front and rear of the dwellinghouse.  

The rear dormer could be installed without the need to apply for planning permission as it is granted a planning permission by Class B of Part 1, Schedule 2, Article 3 of the Town and Country (General Permitted Development) Order 1995 (as amended), subject to the satisfaction of the limitations and conditions of Class B.

As the proposed rear dormer satisfies all the limitations and conditions of Class B, this part of the proposal is considered permitted development.  

The front dormer will be visible from the public highway and has been designed to reflect the character and appearance of the existing dwellinghouse in terms of its proportions and materials.  The initial proposal was amended to include a window which reflected the horizontal fenestration of the existing windows in the front elevation.  

An example of the type of alterations and extensions proposed can be seen on the neighbouring property at No.16 Grosvenor Road.  

It is therefore considered that provided the materials used match those on the existing dwellinghouse, there will not be an adverse impact on the character and appearance of the existing dwellinghouse, surrounding development or the wider street scene.

As such, the proposal complies with policy 2 of the East Midlands Regional Plan and policy 13(h) of the North Northamptonshire Core Spatial Strategy which requires new development to respect the character of its surroundings.

Residential Amenity
The proposed extension to the dormers is such that the new development will extend north-eastwards, away from the adjoining semi-detached at No.38 Grosvenor Road, towards the side garden of application site.  This means that there will be no issues relating to any loss of privacy for the occupiers of the neighbouring property.

The orientation of the dwellinghouse within the plot means that the proposed extension on the front roof plane is angled away from the neighbouring property at No.71 Woodland Avenue and towards the highway in Grosvenor Road/Woodland Avenue.  This means there will be no adverse impact on the living conditions of this neighbour caused by the proposed front elevation.

As such, the proposal for the front dormer complies with policy 13(l) of the North Northamptonshire Core Spatial Strategy which requires new development not to result in an unacceptable impact on the amenities of neighbouring properties.

With respect to the rear elevation, the proposed dormer could be installed without the need to apply for planning permission as it is granted a planning permission by Class B of Part 1, Schedule 2, Article 3 of the Town and Country (General Permitted Development) Order 1995 (as amended), subject to the satisfaction of the limitations and conditions of Class B.  

As the proposed rear dormer satisfies all the limitations and conditions of Class B, this part of the proposal is considered permitted development.  As the room benefitting from the rear extension is a bathroom, a condition will be added requiring obscure glazing to be permanently retained in the window proposed.



	
	Conclusion

The proposed front dormer complies with policies in the Development Plan and there are no material considerations which would outweigh the Development Plan subject to the imposition of the recommended planning conditions.
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