
 

 

 

 

Recommendation Report for Planning Permission for Works or Extension to a Dwelling

REF NO: EG/67/18/HH
.

LOCATION: Trebarwith Cottage
Barnham Road
Eastergate
PO20 3RS

PROPOSAL: Part two storey part single storey rear extension, increase in garage height and
conversion into additional room

SITE AND SURROUNDINGS

DESCRIPTION OF APPLICATION The application seeks to construct a two storey and single
story rear additions. The extension would measure the full
width and height of the existing dwelling to a depth of 5.3m.
The extension would be finished in materials to match the
existing dwelling. The proposed addition would form and valley
pitch addition providing increased ground floor living
accommodation and a master bedroom suite.

REPRESENTATIONS

Parish Council provided no response

An objection has been raised by the occupant at Edale the neighbouring occupier on the adjoining
southern boundary.
- The extension is considered less than 2m from the shared boundary and the side window approx.
4.35m away from the new footprint
- No suitable regard has been taken of the BRE guidance on daylight and sunlight as amended 2011.
- There is concern that daylight into the rear living room would be affected by the presents of a two storey
extension and its impact on the daylight to the rear living room
- There should be a requirement of the applicant to do a check to ensure the extension does not
adversely affect the amount of skylight which it enjoyed and its distribution into the living room window.
- D DM4 - 13.4.4. states - all proposals should be visually subservient to the existing property 'provide a
high standard of amenity'
- 'extensions of up to 50% in terms of floor space would be generally be considered disproportionate, and
unlikely to be acceptable
- The addition is calculated at 93.4% increase which is double what is considered proportionate.
- The excess increase in size makes for a building out of keeping with both of its neighbouring properties
and overshadows my property
- The loss of the garage reducing the available parking.
- As a result of the works the requirement would be for three car spaces which the submitted drawings
show a lack details on.

CONSULTATIONS

Southern Water Planning
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Engineers (Drainage)
Engineering Services Manager

CONSULTATION RESPONSES RECEIVED:
Southern water - requires a formal application for any new connection to the foul sewer to be made -
subject to an informative when the application is considered for approval. In addition the Developer
should look to protect the public sewerage system from inundation and infiltration, which contribute to
flooding in unfavourable conditions.

Engineers ( Drainage) - The application seems to detail that the surface water will be disposed of to the
existing soakaway, this will not to be suitable because: the roof area is to substantially be increased; old
drainage requirements for surface water drainage were far less than modern standards; existing
soakaway condition is unknown. The standard drainage condition to be included. Infiltration rates for
soakage structures are to be based on percolation tests undertaken in the winter period.

POLICY CONTEXT

Designation applicable to site:
Built up Area Boundary
DEVELOPMENT PLAN POLICES

DDM1 D DM1 Aspects of form and design quality
DDM4 D DM4 Extensions&alter to exist builds(res and non-res)

Barnham & Eastergate Neighbourhood Plan 2014
POLICY ES5

Quality of design

PLANNING POLICY GUIDANCE:

NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

CONCLUSIONS

PRINCIPLE
The proposed development is situated within the built up area boundary where the principle of
development is acceptable subject to accordance with relevant development plan policies. As stated in
SDSP2 the key policies considered are DDM1 and DDM4 of the Arun District Local Plan. Eastergate has
a 'made' neighbourhood plan with policy ES5 considered relevant to the determination of this application.

The site is occupied by a modestly fronted detached dwelling set back from the road by a parking area.
The host dwelling forms part of a linear form of staggered residential properties of varying scale and
design.

DESIGN AND VISUAL AMENITY

The proposed development is situated to the rear of the dwelling whereby it is considered by virtue of its
scale and design would represent a visually sympathetic and proportionate addition. We note the
concerns of the neighbouring occupier at Edale and when assessing the proposal against Policy D DM4
of the local plan it is considered the extension would respond well to the specific site characteristics
whilst being sympathetic to the distinctiveness of the wider setting.
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The style of the existing dwelling is a very modest two storey cottage with a width at odds with the depth
of the property. The proposed  depth of the addition may nearly double the size of the existing dwelling,
however, this increase is not considered to the detriment of the character of the existing dwelling and its
facade would be retained. The slope in the site from the main road also helps with the design as
although the rear addition is a similar height to the existing dwelling the addition would not add to the
visual prominence of the building therefore is consider to sit well within the street scene setting.

The proposed rear extension is therefore not considered to give rise to any adverse impact upon the
spatial pattern or character of the area and accord with DDM1 and DDM4 of the Arun Local Plan and
ES5 of the Barnham and Eastergate Neighbourhood Plan.

RESIDENTIAL AMENITY

The concerns of the occupier at Edale house are noted, as stated in the representation the footprint of
Edale house is over 4m from the siting of the footprint of the host dwelling, separated by a close boarded
fence.

The occupier of neighbouring Edale, mentions the BRE regulation 2011. This is guidance only and is not
a statutory document adopted by the Arun District Council. Arun adopted the 45 degree rule as a
supplementary design guidance in 2009. The rule usually involves a line from the mid-point of a sill of a
window which is potentially affected by a neighbours extension, at an angle of 45 degrees towards the
extension. If the proposed extension crosses that line then it is unlikely to be acceptable. While there
would be few grounds for exemption from the 45 degree rule there may be instances where the rule does
not apply. In regard to a two-storey extension a greater distance may be required to prevent an
overpowering effect.

A double garage at neighbouring Edale abuts the shared boundary. The officers consider the distance
between the footprints of both Edale and the proposal extension are in excess of 10m beyond a close
boarded fence on the shared boundary. The distance is considered significant enough to not cause any
adverse impact to the enjoyed amenity of Edale. There is only one side window proposed to the first floor
facing onto Edale house. This would serve a bathroom so can be controlled by condition to be obscure
glazed and fixed shut.

Therefore by virtue of the size, scale and position the proposed extension is not considered to give rise
to any overlooking, overshadowing or overbearing impacts upon the residential amenity and as such is in
accordance with DDM1 and DDM4 of the Arun Local Plan and Policy ES5 of the Eastergate
neighbourhood plan.

ON SITE PARKING

The neighbouring occupier highlighted that the loss of the garage would reduce the parking at
Trebarwith. On inspection of the site the officers considered that parking of two cars would be
achievable. In addition as the surrounding public highways are unrestricted an additional car on the
public highway would be possible which is nothing out of the ordinary for this type of development in the
locality.

DRAINAGE& WATER

The Drainage Engineer comments that the development would slightly increase the impermeable area
and therefore further runoff from the property. It is requested that a standard drainage condition to be
included.
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SUMMARY

The proposed development is deemed to accord with relevant development policies and as such is
recommended for approval subject to the following conditions and informatives.
.

HUMAN RIGHTS ACT

The Council in making a decision should be aware of and take into account any implications that may
arise from the Human Rights Act 1998. Under the Act, it is unlawful for a public authority such as Arun
District Council to act in a manner, which is incompatible with the European Convention on Human
Rights.

Consideration has been specifically given to Article 8 (right to respect private and family life) and Article 1
of the First Protocol (protection of property). It is not considered that the recommendation for approval of
the grant of permission in this case interferes unreasonably with any local residents' right to respect for
their private and family life and home, except insofar as it is necessary to protect the rights and freedoms
of others (in this case, the rights of the applicant). The Council is also permitted to control the use of
property in accordance with the general interest and the recommendation for approval is considered to
be a proportionate response to the submitted application based on the considerations set out in this
report.

DUTY UNDER THE EQUALITIES ACT 2010

Duty under the Equalities Act 2010

In assessing this proposal the following impacts have been identified upon those people with the
following protected characteristics (age, disability, gender reassignment, marriage and civil partnership,
pregnancy and maternity, race, religion or belief, sex or sexual orientation).

The proposal would have a neutral impact on the protected characteristics.

RECOMMENDATION

APPROVE CONDITIONALLY
1 The development hereby permitted shall be begun before the expiration of 3 years from the

date of this permission.

Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (as
amended).

2 The development hereby approved shall be carried out in accordance with the following
approved plans
- Location Plan & site plan
- Existing floor plans and elevations
- Proposed ground floor plans and elevations
- Proposed first floor plans and elevations
- street scene

Reason: For the avoidance of doubt and in the interests of amenity and the environment in
accordance with policy DDM1 of the Arun District Local Plan.
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3 Development shall not commence, other than works of site survey and investigation, until full
details of the proposed surface water drainage scheme have been submitted to and approved
in writing by the Local Planning Authority. The design should follow the hierarchy of preference
for different types of surface water drainage disposal systems as set out in Approved
Document H of the Building Regulations, and the recommendations of the SuDS Manual
produced by CIRIA. Winter Percolation testing to BRE 365, or similar approved, will be
required to support the design of any Infiltration drainage. No building / No part of the
extended building shall be occupied until the complete surface water drainage system serving
the property has been implemented in accordance with the agreed details and the details so
agreed shall be maintained in good working order in perpetuity.

Reason : To prevent pollution of water bodies and to ensure the satisfactory drainage of the
site and to prevent flooding, in accordance with policies W SP1 & W DM1 of the Arun Local
Plan.  It is considered necessary for this to be a pre-commencement condition because the
site drainage needs to be approved and implemented before the dwellings are occupied.

4 The window at first floor level in the east side elevation of the extension shall at all times be
and remain glazed with obscure glass with limited opening for ventilation only.
Reason:  In the interests of the amenities of the occupants of nearby properties in accordance
with policies D DM1 of the Arun Local Plan.

5 No windows (other than those shown on the plans hereby approved) shall be constructed in
the west and east elevations of the extension hereby permitted without the prior permission of
the Local Planning Authority on an application in that behalf.

Reason: To protect the amenities and privacy of the adjoining property in accordance with
policies D DM1/D DM4 of the Arun Local Plan.

6 Notwithstanding the provisions of Part 1 of Schedule 2 of the Town and Country Planning
(General Permitted Development) (England)
Order, 2015 (or any Order revoking or re-enacting this Order) no extensions (including
porches or dormer windows) to the dwelling houses shall be constructed or buildings shall be
erected within the curtilage unless permission is granted by the Local Planning Authority on an
application in that behalf.

Reason:  To safeguard the privacy and amenity of adjoining occupiers, maintain adequate
amenity space and safeguard the cohesive appearance of the development in accordance
with policy D DM1 of the Arun District Local Plan.

7 INFORMATIVE: A formal application for connection to the public sewerage system is required
in order to service this development, please contact Southern Water, Sparrowgrove House,
Sparrowgrove, Otterbourne, Hampshire SO21 2SW (Tel:  0330 303 0119) or
www.southernwater.co.uk. Please read our New Connections Services Charging
Arrangements documents which is available to read on our website via the following link
https://beta.southernwater.co.uk/infrastructurecharges.

8 INFORMATIVE:  Statement pursuant to Article 35 of the Town and Country Planning
(Development Management Procedure)(England) Order 2015.  The Local Planning Authority
has acted positively and proactively in determining this application by assessing the proposal
against all material considerations, including planning policies and any representations that
may have been received and subsequently determining to grant planning permission in
accordance with the presumption in favour of sustainable development, as set out within the
National Planning Policy Framework.
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