                                         
	The Bungalow, Oxford Road, Wendlebury, OX25 2PT


	16/00821/F

	Case Officer: 
	Gemma Magnuson
	Recommendation: Approve

	Applicant: 
	Mr Colin Barrett

	Proposal: 
	Erection of two storey rear extension

	Report type:
	Delegated



1. Application Site and Locality 
The Bungalow is, despite its name, a detached part two storey, part one a half storey, dwelling situated within a spacious plot on the south-western edge of the village of Wendlebury. The building is not listed, no listed buildings are in close proximity and the site is not in a Conservation Area.  The site is of medium archaeological interest and the Wendlebury Meads and Mansmoor Closes SSSI is within 2km of the site.  A Public Footpath runs adjacent to the site to the west. 
2. Description of Proposed Development
The application proposes a large number of alterations consisting of the following: 
- Single storey lean-to porch to the side 

- Two storey rear extension 

- Installation of chimney 

- Side and front dormer windows 

- Alterations to some existing openings

- Changes to external cladding to consist of rendered blockwork, natural stone and brick quoins

The pitched elements of the roof would be constructed using plain tiles.  Doors would be timber and window openings would be timber effect UPVC. 
3. Relevant Planning History
	App Ref
	Description
	Status

	

	00/01767/F
	Extensions to existing bungalow. Demolish existing garage and build new double garage (as amended by plans received 23.11.00 accompanying agent's letter dated 24.11.00)
	PER

	

	


4. Publicity

The application was publicised by way of neighbour notification letter and a notice displayed near to the site.  The final date for comment was 16 June 2016.  No comments were received. 
5. Response to Consultation
Wendlebury Parish Council: no comments or objections.
6. Relevant National and Local Planning Policy and Guidance

Development Plan Policies
The Cherwell Local Plan 2011-2031 - Part 1 was formally adopted by Cherwell District Council on 20th July 2015 and provides the strategic planning policy framework for the District to 2031.  The Local Plan 2011-2031 – Part 1 replaced a number of the ‘saved’ policies of the adopted Cherwell Local Plan 1996 though many of its policies are retained and remain part of the development plan. The relevant planning policies of Cherwell District’s statutory Development Plan are set out below:
Cherwell Local Plan 2011 - 2031 Part 1
ESD15 - The Character of the Built and Historic Environment
Cherwell Local Plan 1996 (Saved Policies) 

C28 - Layout, design and external appearance of new development 

C30 - Design of new residential development

Other Material Planning Considerations

National Planning Policy Framework (NPPF)

Planning Practice Guidance (NPPG)

7. Appraisal
The key issues for consideration in this case are:
- Visual impact
- Residential amenity 

Visual Impact 

The application proposes a large number of alterations to the dwelling, all of which would be visible from the public domain in some form.  The most noticeable alterations would be the side and rear extensions, which are poorly designed with a mansard style roof although, on balance, having regard the spacious plot and the level of boundary treatment screening views from the public footpath it is considered that the works would not cause significant or demonstrable harm to visual amenity.  
It is considered that the replacement of Bradstone with render and natural stone with brick quoins would result in some improvement to the external appearance of the dwelling.  This element of the proposal had already commenced at the time of my visit, with exposed blockwork that currently appears unslightly and would benefit from being re-clad. The dormer windows would have a negligible impact upon the area.  

I consider that the proposed development accords with the above Policies in terms of visual impact. 

Residential Amenity 
Open land lies to the north and west of the site, and as a result, the only neighbour with the potential to be affected by the development is 4 Meadow View positioned 11.5 metres to the east of The Bungalow beyond a strip of land that is owned by the applicant but does not form a part of the domestic curtilage of The Bungalow.  

The extension would sit outside of the 45 degree line and I consider the separating distance to be sufficient in order to avoid a significant loss of outlook, overbearing appearance or overshadowing.  

Openings are proposed at ground and first floor levels facing towards this neighbour, although as the first floor opening serves an en-suite the Agent is happy for this to be conditioned as obscurely glazed.  
At the time of my site visit the boundary fence was in a poor state of repair and I have therefore attached a condition requiring details of replacement boundary treatment in order to avoid a loss of privacy from side facing ground floor openings. 

Subject to the suggested conditions I consider the proposal to accord with the above Policies in terms of residential amenity. 
8. Conclusion
The proposed development would not result in significant harm to the visual amenities of the locality or the amenity and privacy currently enjoyed by neighbouring properties, in accordance with relevant local and national planning policies. 
9. Recommendation
1. The development to which this permission relates shall be begun not later than the expiration of three years beginning with the date of this permission.

Reason - To comply with the provisions of Section 91 of the Town and Country Planning Act 1990, as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

2. Except where otherwise stipulated by conditions attached to this permission, the development shall be carried out strictly in accordance with the following plans and documents:  Application Form, Proposed Site/Location Plan, Proposed Ground Floor Plan, Proposed First Floor Plan, Proposed Elevations
Reason – For the avoidance of doubt, to ensure that the development is carried out only as approved by the Local Planning Authority and comply with Government guidance contained within the National Planning Policy Framework.
3. Prior to the first occupation of the development hereby approved, the first floor bathroom window in the eastern facing elevation of the extension shall be fully glazed with obscured glass (Level 3 or above) and non-opening unless the parts of the window which can be opened are more than 1.7 metres above the floor of the room in which the window is installed, and retained as such thereafter. 

Reason – To safeguard the privacy and amenities of the occupants of the  adjoining premises and to comply with Policy ESD 15 of the Cherwell Local Plan 2011-2031, saved Policy C30 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework. 

4. Prior to the commencement of the development hereby approved, a schedule of materials and finishes for the external walls and roof(s) of the development hereby approved shall be submitted to and approved in writing by the Local Planning Authority.  Thereafter the development shall be carried out in accordance with the approved schedule. 
Reason – To ensure the satisfactory appearance of the completed development and to comply with Policy ESD 15 of the Cherwell Local Plan 2011-2031, saved Policy C28 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework. 

5. Prior to the commencement of the development hereby approved, full details of the enclosures along the eastern boundary of the site shall be submitted to and approved in writing by the Local Planning Authority.  Thereafter, the approved means of enclosure shall be erected, in accordance with the approved details, prior to the first occupation of the development. 

Reason – To ensure the satisfactory appearance of the completed development, to safeguard the privacy of the occupants of the adjacent dwelling and to comply with Policy ESD 15 of the Cherwell Local Plan 2011-2031, saved Policy C30 of the Cherwell Local Plan 1996 and Government guidance contained within the National Planning Policy Framework. 

STATEMENT OF ENGAGEMENT

In accordance with the Town and Country Planning (Development Management Procedure) Order 2015 and paragraphs 186 and 187 of the National Planning Policy Framework (March 2012), this decision has been taken by the Council having worked with the applicant/agent in a positive and proactive way as the decision has been made in an efficient and timely way.
Case Officer: Gemma Magnuson

DATED: 8 July 2016
