FP/104/18/HH

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

REF NO: FP/104/18/HH
LOCATION: 16 Vicarage Lane
Felpham
PO22 7DZ
PROPOSAL: Roof alterations to form new 2nd floor with rear dormer projections. This

application may affect the setting of a Grade 2 Listed Building and the Character
and Appearance of the Felpham Conservation Area.

SITE AND SURROUNDINGS

DESCRIPTION OF APPLICATION It is proposed to raise the existing main ridge height by 0.8m
to create two new large bedrooms within the attic space. The
existing lower hipped roof on the eastern side will remain
hipped but now meet the new ridge. The two storey hipped
front projection will be changed to a gable end. Two velux
windows are proposed to the front whilst 5 flat roofed dormers
will be added to the rear. The numbers of bedrooms on the
first floor will reduce from 6 to 5 meaning that there will only be
a net increase of 1 new bedroom.

RELEVANT SITE HISTORY

FP/48/07/ Single storey extension and extension to 1st floor. ApproveConditionally
30-03-07
FP/67/01/ Erection of front wall ApproveConditionally
22-05-01
FP/13/99/ Garage, side extension and 2 storey rear extension. ApproveConditionally
26-03-99
FP/119/91 Extension to ground floor bedroom to provide en-suite ApproveConditionally
bathroom for invalid purposes 21-10-91
REPRESENTATIONS

REPRESENTATIONS RECEIVED:
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Felpham Parish Council
Felpham Parish Council

Felpham Parish Council originally objected with the following comment: "Over development of site, view
into Conservation Area would be adversely affected - Insufficient infrastructure for parking. Not in
keeping with street scene."

Following revisions (lowering of the roof height, omission of front dormers), the Parish Council
maintained their objection but solely on the grounds of insufficient parking: "Please note that although the
revised roof plans removes the Committees objection to the number of dormers overlooking the
conservation area, there will still be an increase in the number of bedrooms and therefore our objection
to lack of parking infrastructure should still stand."

One letter of objection stating that front dormers would add to the incongruity of this large building in the
streetscene and would cause overlooking of a dwelling on the opposite side of the road.

CONSULTATION RESPONSES RECEIVED:

Verbal advice was received from the Councils Conservation Officer such that the addition of the front
dormers and the raising of the roof height would result in a dominating impact on the street scene. This
would then lead to harm to (a) the setting of the Conservation Area opposite; and (b) the setting of the
Grade 2 Listed Building diagonally opposite.

POLICY CONTEXT

Designations applicable to site:

Within Built Up Area Boundary;

Class C Road:;

Tree Preservation Order;

PD Restriction;

Affects the setting of the Felpham Conservation Area; and
Affects the setting of a Grade Il Listed Building (7 Vicarage Lane).

DEVELOPMENT PLAN POLICES

DDM1 D DM1 Aspects of form and design quality

DDM4 D DM4 Extensions&alter to exist builds(res and non-res)

DSP1 D SP1 Design

HERDM1 HER DM1 Listed Buildings

HERDM3 HER DM3 Conservation Areas

HERSP1 HER SP1 The Historic Environment

SDSP2 SD SP2 Built-up Area Boundary

TSP1 T SP1 Transport and Development
Felpham Neighbourhood Plan 2014 POLICY ESD1 Design of new development
Felpham Neighbourhood Plan 2014 POLICY ESD5 Surface water management
Felpham Neighbourhood Plan 2014 POLICY ESD7 Felpham conservation area

PLANNING POLICY GUIDANCE:



http://www.arun.gov.uk/neighbourhood-planning

FP/104/18/HH

NPPF National Planning Policy Framework
NPPG National Planning Practice Guidance

CONCLUSIONS

THE SITE:

Existing large two storey dwelling which almost fills the width of the plot. White rendered with a brown
clay tiled roof. Existing two storey hipped front projection and single storey forward projecting garage on
the western side. Flat site but approximately half a metre higher than the road. Black painted metal
railings and some hedging to the front. Trees/hedging to other boundaries. Parking consists of a double
garage and a large front parking area on which, at the time of the visit, there were parked one car, two
motorbikes and two work cars - with space left over for further vehicles. There are no trees affected by
the proposals.

The site located in a predominantly residential road with other large or characterful houses. The site is
and is diagonally opposite a Grade Il Listed Building. The Felpham Conservation Area begins on the
opposite side of Vicarage Lane. The neighbour on the east side has four first floor flank windows but
none are considered to be principal windows. To the west lies a community centre. The nearest
neighbour to the rear is a significant distance away. There are no other front dormers in the immediate
streetscene but it is noted that no. 15 on the eastern side has a very high ridge.

RESPONSE TO CONSULTATION COMMENTS

The comments were put to the applicant who decided to lower the ridge height and remove the front
dormers.

RESPONSE TO REPRESENTATIONS:

The concerns of the Parish Council will be considered elsewhere in these conclusions. The objection
from the local resident has been overcome through the removal of the front dormers.

PRINCIPLE:

The site lies within the built up area boundary where development is acceptable in principle in
accordance with policy SD SP2 of the Arun Local Plan (ALP) and provided it is in accordance with other
policies of the Local Plan covering such issues as design, impact on heritage assets, residential amenity
and parking.

IMPACT ON HERITAGE ASSETS:

Arun Local Plan policy HER DM3, sets out the following (relevant) criteria in respect of development
affecting Conservation Areas:

(b) Alterations or additions to existing buildings are sensitively designed, constructed of appropriate
materials and are sympathetic in scale, form and detailing and retain or emphasise the features and
qualities of the existing buildings, townscape or streetscape in the area; and

(f) It does not harm important views into, out of or within the Conservation Area.

In addition ALP policy HER DM1 is relevant and states that proposals should protect, and where possible
enhance the setting of the building.
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Felpham Neighbourhood Development Plan (FNDP) policy ESD7 states that "Proposals within or
affecting the setting of the Conservation Area will be dealt with in accordance with ADC emerging Local
Plan February 2014 policy number HER DM3."

The National Planning Policy Framework (NPPF) has recently been updated. Paragraphs 184-202 now
cover the historic environment. The NPPF is a material consideration in this determination but it is not
considered that it indicates that the application should be determined differently to the policies of the
Development Plan.

The Councils expert on heritage issues, (Conservation Officer) gave verbal advice that addition of the
front dormers and the raising of the roof height would result in a dominating impact on the street scene.
It was considered that this would then lead to harm to (a) the setting of the Conservation Area opposite;
and (b) the setting of the Grade 2 Listed Building diagonally opposite. This was put to the applicant who
agreed to lowering the ridge by 0.8m and removing the front dormers. This also partially the Parish
Council objection. It is therefore considered that the proposal will not harm the setting of the
Conservation Area of Listed Building. Design issues will be covered in the following section.

It is therefore considered that the proposal complies with ALP policies HER DM1 & HER DM3 and with
policy ESD7 of the FNDP.

DESIGN:

Policy D DM1 of the Arun Local Plan 2011-2031 requires that the Council have regard to certain aspects
including:

(2) Appearance/attractiveness - "Demonstrate a high standard of architectural principles, use of building
materials, craftsmanship and hard and soft landscaping to reflect the local area";

(14) Scale - "The scale of development should keep within the general confines of the overall character
of a locality unless it can be demonstrated that the contrary would bring a substantial visual
improvement."

Furthermore, policy D DM4 refers to extensions to existing buildings. It states that:

"When considering applications for extensions and alterations to existing buildings, the Council will
require that:-

a. the extension or alteration sympathetically relates to and is visually integrated with, the existing
building in siting, massing, design, form, scale and materials;

b. the extension or alteration is visually subservient to the main building and provide a high standard of
amenity;

d. in streets characterised by relatively small gaps at first floor level between buildings, any extension or
alteration at first floor level does not come to within a minimum of one metre of the side boundary and;

e. the extension or alteration does not compromise the established spatial character and pattern of the
place but is instead a positive addition."

Policy ESD1 of the FNDP states that: "New development which would have an effect on the appearance
or character of the surrounding area must be of a high quality of design and must contribute to local
character by creating a sense of place appropriate to its location."

It is not considered that the extensions are subservient to the main building. However, the applicant has
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worked with the planning authority to reduce the impact on the streetscene such that the proposal will not
dominate the streetscene to a materially greater extent than it currently does (noting that it is already a
large building). The extensions will also integrate with the existing building form.

The dormers to the rear are considered to be acceptable as they will not be visible in the street scene
and will be subservient additions to the dwelling. Matching tiles are proposed to the roof and this
accords with criteria (a). It is noted that the application form suggests that cladding will be added to the
elevations but this is not clear from the drawings. If sensitively coloured then it is considered that
cladding could be appropriate and therefore a condition will be imposed to ensure control of such
materials.

It is therefore considered that the proposal complies with ALP policies D DM1 & D DM4 and with policy
ESD1 of the FNDP.

RESIDENTIAL AMENITY:

Part C of ALP policy D DM4 states that the extension or alteration must not have an adverse
overshadowing, overlooking or overbearing effect on neighbouring properties. In addition, part 3 of
policy D DM1 states that: "Have minimal impact to users and occupiers of nearby property and land. For
example, by avoiding significant loss of sunlight, privacy and outlook and unacceptable noise and
disturbance."

It is not considered that the two front velux windows will give rise to any harmful overlooking given that
these serve non principal rooms and that the residential properties opposite are over 20m away. The
rear dormers windows face south and the nearest residential property is 29m away. There will be some
loss of light to the windows on the western flank wall of no. 15 but these are non principal windows and
although the roof on this side will be higher it remains as a hip and therefore slopes away from that
dwelling.

It is therefore considered that the proposal is in accordance with policies D DM1 & D DM4 of the ALP.
PARKING PROVISION:
The Parish Council consider that there is insufficient parking provision for a dwelling of this size.

Arun Local Plan 2011-2031 Policy T SP1 seeks to ensure that development: provides safe access on to
the highway network; contributes to highway improvements & promotes sustainable transport, including
the use of low emission fuels, public transport improvements and the cycle, pedestrian and bridleway
network. In respect of parking, it states that: "The Council will support transport and development which:
incorporates appropriate levels of parking in line with West Sussex County Council guidance on parking
provision and the forthcoming Arun Design Guide taking into consideration the impact of development
upon on-street parking"

The Council uses the West Sussex Parking Demand Calculator to assess the parking needs of new
developments. According to this calculator, the parking demand associated with the enlarged dwelling
would be 3 spaces. The property benefits from a double garage and a large front 'forecourt' parking area
which could accommodate a further 4 or 5 cars. It is therefore considered that the proposal more than
satisfies the parking demand and on this basis has to be considered to comply with policy T SP1 of the
ALP.

OTHER CONSIDERATIONS:
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Policy ESD5 of the FNDP states that:

"All development proposals other than minor household or commercial extensions (less than 10%
increase in floor space) will be required to provide a surface water management plan detailing methods
of dealing with surface water arising from development, and will be supported provided that the
development would not compromise the emerging Surface Water Management Plan for the Lidsey
Catchment or the Aldingbourne and Barnham Rife Strategy."

Whilst the floor space increase has not been calculated, it would seem likely that it would be more than
10%. However, the site does not lie in an area of the district where consultation with drainage engineers
would be necessary and also there is no increase in footprint. On this basis, drainage matters would be
left to Building Control and as such there is no conflict with policy ESD5.

RECOMMENDATION:

It is considered that the application complies with all development plan policies and it is therefore
recommended that planning permission be granted subject to the following conditions.

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
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amended).

The development hereby approved shall be carried out in accordance with the following
approved plans:

Sheet 1 of 6 "Proposed Block Plan & Location Plan" (omitting the roof plan shown on the block
plan);

Sheet 2 of 6 "Proposed First Floor Plan";

Sheet 3a of 6 "Proposed Second Floor Plan & Roof Plan"; and

Sheet 4a of 6 "Proposed Elevations".

Reason: For the avoidance of doubt and in the interests of amenity and the environment in
accordance with policy D DM1 of the Arun Local Plan.

No development above damp proof course (DPC) level shall take place unless and until
details of the cladding to be used for the new external walls of the proposed
building(s)/extension have been submitted to and approved by the Local Planning Authority
and the materials so approved shall be used in the construction of the extensions.

Reason: In the interests of visual amenity, the setting of the Felpham Conservation Area and
the setting of a nearby Listed Building in accordance with policies D DM1, D DM4, HER SP1,
HER DM1 & HER DM3 of the Arun Local Plan.

The materials and finishes of the new external pitched roofs of the building hereby permitted
shall match in colour and texture with those of the existing building.

Reason: In the interests of visual amenity, the setting of the Felpham Conservation Area and
the setting of a nearby Listed Building in accordance with policies D DM1, D DM4, HER SP1,
HER DM1 & HER DM3 of the Arun Local Plan.

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 identifying matters of
concern within the application (as originally submitted) and negotiating, with the Applicant,
acceptable amendments to the proposal to address those concerns. As a result, the Local
Planning Authority has been able to grant planning permission for an acceptable proposal, in
accordance with the presumption in favour of sustainable development, as set out within the
National Planning Policy Framework.



