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	09/D52222
	Householder Application
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	DEMOLITION OF EXISTING CONSERVATORY AND ERECTION OF NEW CONSERVATORY TO REAR OF DWELLING - RESUBMISSION D51898


	15, BIGGIN GARDENS, HEYWOOD, OL10 2WF


	For:- 
	MR STEVE WHITE

	Received
	12-Jun-2009


	RECOMMENDATION

	Refuse Permission

	


Reason:
1. The application proposes the erection of a conservatory extension to the rear of a detached dwelling. The extension as proposed would project 6.0 metres from the rear wall of the existing dwelling in close proximity to the shared boundary with No.17. Due to its large size and projection, the extension would have a detrimental impact on the amenity and outlook of the neighbouring property at number 17, and would result in overshadowing of that house and its garden. The proposed development would therefore be contrary to Policies BE/2 (Design Criteria for New Development) and H/11 (Residential Extensions) of the Rochdale Unitary Development Plan and be contrary to the Council’s adopted Supplementary Planning Guidance Note – Guidelines and Standards for Residential Development, all of which seek to protect the amenity of occupiers of dwellings in the vicinity of any development.
_________________________________________

Report

This application has been called in for a Committee decision by Councillor Lambert. 
Site:

The property is a two-storey detached dwelling with a steeply pitched roof, fronting Biggin Gardens. The property adjacent to the north (No.17) is a three storey detached dwelling. 15 and 17 Biggin Gardens closely adjoin their shared boundary. The property has an existing rear conservatory which projects 3.1m and this is set in 1.4m from the shared boundary with No.17. The boundary treatment here is made of a wooden fence, approximately 1.7m in height. There is a detached garage situated 1m to the south east of the property and behind this is a protected Sycamore tree (protected under Tree Preservation Order 220).

Proposal:

The application is for the erection of a new conservatory to the rear of the dwelling including the demolition of the existing conservatory. It would be set in 1m from the shared boundary with No.17, project 6.0m from the rear wall and have a maximum ridge height of 3.3m. The structure would also measure an additional 2.0m in width adjacent to the house and this part of the extension would project 2.2m from the rear wall of the existing dwelling, thus creating an ‘L’ shaped footprint.

This application is a resubmission of D51898 and the only difference is the footprint of the extension. The extension projected 8.5m before and under the current proposal it would project 6.0m. The ‘L’ shaped part of the extension is also an addition, whereas the previous conservatory had a rectangular footprint.
Policy Background: 

UDP Policies:

G/D/1 – Defined Urban Area

G/BE/1 – Design Quality

BE/2 – Design Criteria for New Development

G/H/1 – Housing 

H/11 – Residential Extensions

Supplementary Planning Guidance Note – Guidelines and Standards for Residential Development

Site History: 
June 2007 – 07/D49176 – Dormer extensions to front of dwelling. Approved.

May 2009 – 09/D51898 – Demolition of existing conservatory and erection of new conservatory to rear of dwelling. Refused at Regulatory Committee. 

Publicity Responses:
Direct Publicity: - no objections 

Consultation Responses:

Head of Highways and Engineering: - no objections.

Views of Officer:

This application was considered by Heywood Planning Sub Committee at its meeting of 25 August.  The applicant spoke to address the Committee and commented there would be no overshadowing of neighbouring property in this case and that the proposal had been amended since the previous refusal. Members noted the reduction in projection along the boundary with the neighbouring property since the previous refusal. Whilst this was still in excess of normal Council policy, Members considered the site was sufficiently screened from neighbouring properties such that the proposal would not be so intrusive or detrimental to the privacy and amenity of 17 Biggin Gardens in this case.  Committee therefore resolved to refer the application to Regulatory Committee with a recommendation that planning permission should be granted.

· The extension would project outwards by 6.0 metres and although this would result in a 1.5m reduction in length of the previously refused conservatory, the proposal would still exceed the Council’s projection standards for house extensions at ground floor level by approximately 1.6 metres, which is noticeably more than the recommended guidelines. As such, it is considered that this would still be detrimental to the outlook for the occupiers of No.17 and furthermore the extension would be to the south of No.17 and would cause some overshadowing of the rear of that property and its garden. This effect would be exacerbated by the short separation distance between the conservatory and the neighbour’s boundary. 

· Although neighbouring properties have not objected to the proposal, officers consider that it would set an unacceptable precedent for household extensions in the local vicinity if allowed.

Delegation Scheme:

This application has been reported to Regulatory Committee for a decision as Members of Heywood Township Planning Sub-Committee were minded to grant planning permission for a development which would conflict with the Council’s maximum projection standards as stated in the adopted Unitary Development Plan Supplementary Planning Guidance Note: Guidelines and Standards for Residential Development.
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