DELEGATED APPLICATION REPORT 			Target Date: 02/03/2017

Application No: 170093/HPA					
Address: 64 Liverpool Road
Proposal: Single storey rear extension
Case officer: Heather Banks

INTRODUCTION

Under Class A, Part 1, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) Order 2015 (“the 2015 Order”), as amended, the following is allowed:
A single storey extension, beyond the rear wall of a terraced property, between 3m and 6m in depth, and up to 4m in height.
provided the development is not excluded by virtue of the criteria in Paragraph A.1 of the 2015 Order. 

The application site is not within a Conservation Area nor have PD rights been withdrawn or restricted by way of a direction made under Article 4 or condition attached to an express planning permission.  

PROPOSAL

The proposal falls to be considered under Paragraph A.1 (g) and accordingly Condition A4 applies.

The agent has provided information on the proposed rear extension.  The extension would:
· Extend beyond the rear wall of the original dwelling by 3m
· Have a maximum height of 3.2m
· Have an eaves height of 3m

The extension will be the same width as the existing two storey rear gable at the property; 3m. The roof of the extension is to match that of the rear extension to the neighbouring property, 62 Liverpool Road, although depth of the extension at no.62 is 0.4m deeper than that proposed. One side facing and one rear facing window are proposed to the extension

PLANS SUBMITTED

The agent submitted the following drawing received on 20th January 2017:
Drawing No: MK02:002 – Site Location Plan
Drawing No: MK02:004 – Existing Elevations

And the following, received 28th February 2017:
Drawing No: MK02:001 rev.A – Site Block Plan
Drawing No: MK02:003 rev.A – Existing and Proposed Floor Plans
Drawing No: MK02:005 rev.B – Proposed Elevations

PLANNING HISTORY
None

NOTIFICATION

In accordance with the relevant provision of the GPDO 2015 Order, the LPA notified on 17th January 2017 the adjoining owners and occupiers at 62 and 66 Liverpool Road, providing a period of 21-days for representations to be made. The 21 day consultation period expired on 7th February. One letter of representation has been received.

The letter of representation raises concerns that the extension encroaches on the land of the neighbouring property 62 Liverpool Road and also suggests that the extension match the depth of the extension at no.62 in the interests of aesthetic conformity and to prevent loss of light to the bathroom window to the rear of the extension at no. 62.
  
Policies 

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'.  However the NPPF does not change the statutory status of the development plan as the starting point for decision making (NPPF paragraph 12).

In this regard, the NPPF states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Core Strategy and Sites and Detailed Policies Document) according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given).

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

Sites and Detailed Policies Document, Oct 2012 (altered 2015)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation

Appraisal

The proposed development has been assessed under Class A, Part 1, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) Order 2015 (“the 2015 Order”), as amended.  In accordance with this legislation neighbours have been consulted on this proposal and an objection has been received.  Prior approval of the Local Planning Authority is therefore required as to the impact of the proposed development on the amenity of adjoining premises.

A site visit was undertaken on 15th February 2017.

Originally a 4m deep extension was proposed under this application. It was considered that this would cause unacceptable harm to the amenity of 66 Liverpool Road in terms of light levels reaching the rear facing living room window of this property and should be refused.

The drawings have since been amended to propose a 3m deep extension. Given the tunnel back nature of the original properties, with two storey rear gables, it is considered that the light levels reaching the living room window at no.66 have already been inhibited to some extent by the original property. It is therefore considered that any extension in the proposed location would further reduce the light levels reaching the rear facing window at no.66. However, considering that a 3m deep extension of the proposed design in this location would be considered to be permitted development, and would therefore not require planning permission, it is considered unreasonable to refuse this application for this reason.

It is not considered that the proposal would raise any other issues of amenity with the neighbouring properties.

With regards to the concern raised to the potential encroachment of the proposed extension onto the curtilage of 62 Liverpool Road, it is considered that the submitted plans do not show any encroachment over the boundary line. Boundary disputes and party wall issues are considered to be a civil matter and not a planning matter. If the occupiers of the property at 62 Liverpool Road dispute the location of the boundary as shown on the submitted drawings for this application this should be pursued through the courts and is not an issue which can be resolved under this application. Should the prior approval of the Local Planning Authority be granted for this application the developer will be reminded via an informative that the prior approval does not confer any right of access onto land that is not under the developer's control. They will also be reminded to be mindful of the obligations and requirements of the Party Wall Act (1996) details of which can be found at: http://www.communities.gov.uk/publications/planningandbuilding/partywall
In conclusion it is considered that the Prior Approval of the Local Planning Authority should be granted for this application.

Equalities Impact
In determining this application, the Local Planning Authority has had regard to its obligations under the Equality Act 2010.  The key equalities protected characteristics include age, disability, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, gender, and sexual orientation.

In terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

[bookmark: _GoBack]
Discussions with applicant
On the 31st January the agent was informed that the dimensions shown on the proposed elevations which had been submitted were misleading. An amended drawing was submitted later in the day. On the 1st February the agent was advised that a neighbouring property had submitted a comment regarding the proposal and I site visit would therefore be required. A site visit was carried out on the 15th February 2017. On the 22nd February the agent was advised that it was considered that the depth of the proposed extension would cause unacceptable harm to the amenity of 66 Liverpool Road in terms of light levels reaching the living room window of this property. The agent was advised that given that the layout of the original property was already harmful to the light levels reaching the living room window at no.66, any extension greater than the 3m depth possible under permitted development would not be considered acceptable in this location. Amended drawings, showing an extension of depth 3m were received on the 28th February.

Officers have worked positively and proactively to consider this proposal within the prescribed timetable.

Recommendation
Grant Prior Approval

The proposed rear extension is not considered to have an unacceptable impact on the amenity of adjoining properties and Prior Approval is therefore granted under Class A, Part 1, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) Order 2015 (“the 2015 Order”), as amended 2016.

Consideration was given to the following information received by the Local Planning Authority on 20th January 2017:
Drawing No: MK02:002 – Site Location Plan
Drawing No: MK02:004 – Existing Elevations

And the following, received 28th February 2017:
Drawing No: MK02:001 rev.A – Site Block Plan
Drawing No: MK02:003 rev.A – Existing and Proposed Floor Plans
Drawing No: MK02:005 rev.B – Proposed Elevations










DELEGATED APPLICATION REPORT 


 


 


 


Target Date: 


02/03/2017


 


 


Application No: 


170093/HPA


 


 


 


 


 


 


Address:


 


64 Liverpool Road


 


Proposal: 


Single storey rear extension


 


Case officer: 


Heather Banks


 


 


INTRODUCTION


 


 


Under Class A, Part 1, of Schedule 2 to the Town and 


Country Planning (General 


Permitted Development) (England) Order 2015


 


(“the 2015 Order”), as amended,


 


the following is allowed:


 


A single storey extension, beyond the rear wall of a 


terraced property


, between 


3m and 6m


 


in depth, and up to 4m in height.


 


prov


ided the development is not excluded by virtue of the criteria in Paragraph 


A.1 of the 2015 Order. 


 


 


The application site is not within a Conservation Area nor have PD rights been 


withdrawn or restricted by way of a direction made under Article 4 or condit


ion 


attached to an express planning permission.


  


 


 


PROPOSAL


 


 


The proposal falls to be considered under Paragraph A.1 (g) and accordingly 


Condition A4 applies.


 


 


The agent has provided information on the proposed rear extension.  The extension 


would:


 


-


 


E


xtend 


beyond the rear wall of the original dwelling by


 


3


m


 


-


 


Have a maximum height of 


3.2m


 


-


 


Have an eaves height of 


3m


 


 


The extension will 


be the same width as the existing two storey rear gable at the 


property; 3m. The roof of the extension is to match that of the 


rear extension to 


the neighbouring property, 62 Liverpool Road, although 


depth of the extension at 


no.62 is 0.4m deeper than that proposed


.


 


One side facing and one rear facing 


window are proposed to the extension


 


 


PLANS SUBMITTED


 


 


The agent 


submitted the following drawing received on


 


20


th


 


January 2017:


 


Drawing No: MK02:002 


–


 


Site Location Plan


 


Drawing No: MK02:004 


–


 


Existing Elevations


 


 


And the fol


lowing, received 


28


th


 


February 2017


:


 


Drawing No: MK0


2:001 


rev.A 


–


 


Site 


Block Plan


 


Drawing N


o: MK02:003 rev.A 


–


 


Existing 


and Proposed Floor Plans


 


Drawing No: MK02:005 rev.B 


–


 


Proposed 


Elevations


 


 




DELEGATED APPLICATION REPORT        Target Date:  02/03/2017     Application No:  170093/HPA             Address:   64 Liverpool Road   Proposal:  Single storey rear extension   Case officer:  Heather Banks     INTRODUCTION     Under Class A, Part 1, of Schedule 2 to the Town and  Country Planning (General  Permitted Development) (England) Order 2015   (“the 2015 Order”), as amended,   the following is allowed:   A single storey extension, beyond the rear wall of a  terraced property , between  3m and 6m   in depth, and up to 4m in height.   prov ided the development is not excluded by virtue of the criteria in Paragraph  A.1 of the 2015 Order.      The application site is not within a Conservation Area nor have PD rights been  withdrawn or restricted by way of a direction made under Article 4 or condit ion  attached to an express planning permission.        PROPOSAL     The proposal falls to be considered under Paragraph A.1 (g) and accordingly  Condition A4 applies.     The agent has provided information on the proposed rear extension.  The extension  would:   -   E xtend  beyond the rear wall of the original dwelling by   3 m   -   Have a maximum height of  3.2m   -   Have an eaves height of  3m     The extension will  be the same width as the existing two storey rear gable at the  property; 3m. The roof of the extension is to match that of the  rear extension to  the neighbouring property, 62 Liverpool Road, although  depth of the extension at  no.62 is 0.4m deeper than that proposed .   One side facing and one rear facing  window are proposed to the extension     PLANS SUBMITTED     The agent  submitted the following drawing received on   20 th   January 2017:   Drawing No: MK02:002  –   Site Location Plan   Drawing No: MK02:004  –   Existing Elevations     And the fol lowing, received  28 th   February 2017 :   Drawing No: MK0 2:001  rev.A  –   Site  Block Plan   Drawing N o: MK02:003 rev.A  –   Existing  and Proposed Floor Plans   Drawing No: MK02:005 rev.B  –   Proposed  Elevations    

