HOUSE EXTENSION REPORT

REF: 17/70922/HH

Address: 26 Caldy Road, Salford, M6 7FU

Proposal: Erection of single storey side and rear extension.

Appropriate consultation undertaken		Yes 
Earliest Decision date:	27.12.2017

Description of Site and Surrounding Area
The property which forms the subject of this householder planning application is a semi-detached dwelling located on the corner of Caldy Road and Dronfield Road. The property features a hipped roof and is constructed in brown brick and part coated in render.  3 vehicles are able to park on the front drive and the rear garden is bound by wooden fencing. Surrounding dwellings are similar to the application dwelling in terms of design and size, however many of the dwellings have had varying forms of alterations or extensions.

Description of Proposal
[bookmark: _GoBack]
Planning permission is sought for the erection of a single storey side and rear extension. The proposed extension will have a width of 1.5m and depth of 7m with 2.6m projecting beyond the rear elevation. This will create a W.C and enlarge the kitchen as it will tie into the existing rear outrigger.  

Relevant Site History

None

Consultations

Not applicable.

Publicity
Earliest Decision Date: 26.12.2017
Revised Expiry Date:  No extension agreed  

Site Notice: 	N/A
Reason: N/A

Press Advert: 	N/A
Reason: N/A

Representations

None received. 

Planning Policy

Development Plan Policy

Unitary Development Plan DES1  -  Respecting Context
This policy states that development will be required to respond to its physical context and respect the positive character of the local area in which it is situated and contribute towards a local identity and distinctiveness.

Unitary Development Plan DES7  -  Amenity of Users and Neighbours
This policy states that all new development, alterations and extensions to existing buildings will be required to provide potential users with a satisfactory level of amenity in terms of space, sunlight, daylight, privacy, aspect and layout.  Development will not be permitted where it would have an unacceptable impact on the amenity of occupiers or users of other development.

Unitary Development Plan DES8  -  Alterations and Extensions
This policy states that planning permission will only be granted for alterations or extensions to existing buildings that respect the general scale, character, rhythm, proportions, details and materials of the original structure and complement the general character of the surrounding area.

Other Material Planning Considerations

National Planning Policy Framework
National Planning Policy Guidance

Local Planning Policy

Supplementary Planning Document  -  House Extensions
This document contains a number of policies and standards to ensure that extensions within the curtilage of dwellings have a limited and acceptable impact on neighbouring residents; future residents of the application dwelling and that development makes a positive contribution to the local environment  in terms of design.

It is not considered that there are any local finance considerations that are material to the application

Appraisal of the Proposed Development 

Impact on the character of the area

Policy HE9 of the House Extensions SPD relates to side extensions on a corner plot, this states that a minimum distance of 2m must be maintained between the boundary and nearest part of the extension. In this case there is over 9m to the front boundary and therefore the extension is considered acceptable. It is not considered that the proposed side extension will impact upon the building line of Caldy Road as it will not project beyond neighbouring dwellings due to the presence of projecting bay windows and front porch extensions on the neighbouring dwellings. 

The side extension will be set back from the main front wall and therefore it will not appear as a prominent or obtrusive feature.

The proposal is considered subservient to the host dwelling by virtue of being single storey on a two storey dwelling. The proposed hipped roof will harmonise well with the existing dwelling. 

The front, side and rear garden tie into each other and this openness will not be detrimentally impacted upon as a result of the side extension due to the 1m wide access connecting the front garden to the rear. It is considered that sufficient space is retained within the application plot to ensure that the site does not appear cramped or over-developed and this ensures that the street scene retains its prevailing residential pattern.

It is not considered that the extension is visually over-dominating or that it disrupts the sense of openness between the property and the street scene and it will allow for clear glimpses of sky and greenery.

It is considered that the proposal, as a whole, is of an acceptable scale and design. The proposal will not appear as overly large or dominant in the context of the host dwelling and neighbouring properties. It is considered that the proposal will respond well to its physical context and respect the positive character of the local area. It is not considered that the development detracts from the character and appearance of the existing property and it is acceptable in terms of visual amenity.

Therefore in regards to design, the proposals are acceptable and in accordance with Policies DES1 and DES8 of the UDP.

Impact on the amenity of neighbours

Policy HE5 of the House Extensions SPD relates to single storey rear extensions and states that a single storey rear extension should not project beyond a 45 degree line when drawn from a 3m point along the common boundary, as the rear proposed extension project 2.6m it will not project beyond this 45 degree line and is therefore considered acceptable. The proposed rear element will run flush with the existing rear outrigger and therefore it will not impact further upon neighbour amenity. 

The proposed ground floor windows will be screened by the site boundary treatment and there will be no facing principal habitable room windows at a distance less than 21m this is in accordance with Policy HE1 of the House Extensions SPD. 

The adjacent neighbour at No.24 does not have any principal habitable room windows in their side gable elevation facing the proposed development and therefore the proposal is not considered to impact upon outlook or appear overbearing. 

The extension avoids any undue overshadowing and impacts upon neighbouring amenity, which is in accordance with the SPD. The proposal will not have an overbearing impact on adjacent neighbours; therefore in regards to amenity, the proposal is acceptable and in accordance with Policy DES7 of the UDP. 

Impact on the highway network

The front drive is able to accommodate 3 vehicles and Castlewood Road is able to accommodate any shortfall, therefore it is not considered that the proposal will have an unacceptable impact upon the highway network. 

Other issues

Does the proposal require any work to trees?	 No	

Is there a significant change in levels across the site or between the site and the neighbouring land?	No

Has the applicant/agent indicated any personal circumstances?	 No


Recommendation:
Approve

1.	The development must be begun not later than three years beginning with the date of this permission.

	Reason: Required to be imposed by Section 91 of the Town and Country Planning Act 1990 (as amended).

2.	The external materials used shall match those of the existing building so far as practicable.   

	Reason: In order to ensure a satisfactory appearance in the interests of visual amenity in accordance with Policies DES1 and DES8 of the City of Salford Unitary Development Plan and the requirements of the National Planning Policy Framework.

3.	The development hereby permitted shall be carried out in accordance with the following approved plans:
	
	A100 Rev 1General Arrangements
	A101 Rev 1 Existing and Proposed elevations
	A103 Rev P01 Location key plan

	Reason: For the avoidance of doubt and in the interest of proper planning.

Statement of conformity with Article 35 of The Town and Country Planning (Development Management Procedure) (England) Order 2015.
The proposal complies with the development plan and would improve the economic, social and environmental conditions of the area. It therefore comprises sustainable development and the Local Planning Authority worked proactively and positively to issue the decision without delay. The Local Planning Authority has therefore implemented the requirement in Paragraphs 186-187 of the NPPF.

Notes for Applicant:

1.	STANDING ADVICE - DEVELOPMENT LOW RISK AREA

The proposed development lies within a coal mining area which may contain unrecorded coal mining related hazards.  If any coal mining feature is encountered during development, this should be reported immediately to the Coal Authority on 0345 762 6848.

Further information is also available on the Coal Authority website at:
www.gov.uk/government/organisations/the-coal-authority

This Standing Advice is valid from 1st January 2017 until 31st December 2018
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