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EAST AREA PLANNING COMMITTEE  

 

Application Number: 17/02971/CT3 

  

Decision Due by: 3rd January 2018 

  

Extension of Time:  

  

Proposal: Erection of a single storey rear extension (Amended plans) 

  

Site Address: 20 Girdlestone Road,  Oxford,  Oxfordshire, OX3 7LZ 

  

Ward: Churchill Ward 

 

Case Officer 

 

Alice Watkins  

Agent:  N/A Applicant:  Mr Michael Long 

 

Reason at Committee:  The application is submitted by Oxford City Council.  
 

 

1. RECOMMENDATION 

 
1.1. East Area Planning Committee is recommended to:  

 

(a) Approve the application for the reasons given in the report and subject to 

the required planning conditions set out in section 12 of this report and grant 

planning permission.   
 

(b) Agree to delegate authority to the Head of Planning, Sustainable 

Development and Regulatory Services to:  

 
1. Finalise the recommended conditions as set out in this report including such 
refinements, amendments, additions and/or deletions as the Head of Planning, 
Sustainable Development and Regulatory Services considers reasonably necessary. 

 

2. EXECUTIVE SUMMARY 

 
2.1.  This report considers the erection of a single storey rear extension.  
 
2.2. The key matters for assessment set out in this report include the following: 

 

 Design; 

 Residential Amenity  

 Flood Risk  
 
2.3. The development is considered acceptable in design terms and will not have a 

detrimental impact on the residential amenity of neighbouring properties. The 
proposal is considered to comply with Policies CP1, CP6, CP8 and CP10 of the 
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Local Plan, CS18 of the Core Strategy, HP9 of the Sites and Housing Plan and 
CIP1, CIP3 and GSP4 of the Headington Neighbourhood Plan. The proposal is 
considered to comply with the NPPF.  
 

3. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

 
3.1. The proposal is not liable for CIL.  

 

4. SITE AND SURROUNDINGS 

 
4.1. The site is an end of terrace property which is located on the north side of 

Girdlestone Road. The dwelling is two storey and is finished with render. The 
properties along Girdlestone Road are all finished with render painted in various 
shades. There is a play area to the rear of the site and a row of shops on the 
south side of the road.    
 

4.2. A site location plan is set out below 
 

 
© Crown Copyright and database right 2011. 
Ordnance Survey 100019348 

 
 

 

5. PROPOSAL 
 
5.1. The application proposes to erect a single storey rear extension. The extension 

extends by 5.3m from the rear of the dwelling. It features a flat roof with a 
maximum height of 3m and an eaves height of 2.7m. The extension dog legs 
around the existing kitchen window within the rear elevation.  An accessible 
bedroom and bathroom would be provided.   

 

6. RELEVANT PLANNING HISTORY 
 
6.1.  The table below sets out the relevant planning history for the application site: 
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54/04057/A_H - Land at Town Furze  - Layout of housing estate.. PER 9th 
November 1954. 
 
55/04177/A_H - Land at Town Furze  - 159 houses and 84 flats.. PER 11th 
January 1955. 
 

 

7. RELEVANT PLANNING POLICY 

  
7.1.  The following policies are relevant to the application: 

 
 
Topic National 

Planning 
Policy 
Framework 
(NPPF) 

Local Plan Core 
Strategy 

Sites and 
Housing Plan 

Other Planning 
Documents 

Design 7 
 

CP1  
CP6 
CP8 
CP10 

CS18 HP9 CIP1 
CIP3 
GSP4  

Housing 6   HP14  

Natural 

Environment 

9, 11, 13  CS11   

Misc 5   MP1  

 

 

8. CONSULTATION RESPONSES 

 
8.1. Site notices were displayed around the application site on 20th November 2017 

and an advertisement was published in The Oxford Times newspaper on 16th 
November 2017. 

 

Statutory and Non-Statutory Consultees 
 

Natural England  
 
8.2. Further information required to determine impacts on designated sites. A SUDs 

strategy which demonstrates how a reduction in the quantity or quality of 
groundwater recharge, or an increase in surface water runoff will be avoided.  

 

Officer Response 
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8.3. The Flood Mitigation Officer has been consulted. Given the scale of the proposal 

and the comments received from Natural England, it is considered that a suitably 
worded condition will be able to deal with any increase in surface water runoff.  
 

Public representations 
 
8.4. No public representations were received.  

 

 

9. PLANNING MATERIAL CONSIDERATIONS 

 
9.1. Officers consider the determining issues to be: 

 
i. Design; 
ii. Neighbouring amenity  
iii. Flood Risk  

 
 

i. Design and Impact on Character of Surrounding Area 
 
9.2. While the extension extends by 5.3m from the rear of the dwelling, it features a 

flat roof with a maximum height of 3m which reduces the overall scale and 
massing.  While the extension is of a somewhat unusual design with the dogleg, 
it has been designed to be fully accessible and simple in all design respects. The 
extension is considered to form a good visual relationship with the host dwelling 
and would read as a subservient addition. It is to be constructed from materials 
to match the host dwelling. Given the positioning to the rear, it would not be 
visible from the public domain to the frontage with only limited views from the 
footpath to the side and play area to the rear. The development is therefore 
considered acceptable in design terms and would not detract from the character 
and appearance of the dwelling or the locality in general.  
 

9.3. The proposal is considered to comply with Policies CP1, CP6, CP8 and CP10 of 
the Local Plan, CS18 of the Core Strategy, HP9 of the Sites and Housing Plan, 
CIP1, CIP3 and GSP4 of the Headington Neighbourhood Plan and the NPPF.  

 

ii. Impact on Neighbouring Amenity 

 
 
9.4. There is a ground floor window to the rear of 18 Girdlestone Road which serves 

a habitable room. The 45° line has been applied in relation to this window and 
the proposed extension does not contravene it due to the chamfered relationship 
between the side and rear elevations proposed. It is not considered that the 
extension would impact upon the light afforded to the neighbouring property. Due 
to the single storey height and the distance from the boundary shared with No. 
18, it is not considered that the development would have an overbearing impact 
or result in a loss of outlook to the neighbouring property.  There would be no 
windows within the side elevation and only a double door within the chamfered 
part that serves a circulation space.  Given this, the angled nature and distance 
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from the boundary, there would be no direct impact upon privacy from the 
neighbouring property, no. 18.  

9.5. The dwelling to the west, no. 22 would be a sufficient distance away from the 
proposals so as not to be adversely affected.  No other properties would be 
impacted.  
 

9.6. The proposal is therefore considered to comply with Policy HP14 of the Sites and 
Housing Plan and the NPPF.  

 

iii. Flooding 
 
9.7 The proposed development is situated in the Lye Valley Catchment area. The 

proposal has the potential to increase the built impermeable area on the site. 
However the Council’s Flood Officer advises that considering the scale and type 
of development as well as the comments from Natural England, a suitably 
worded condition would deal with any increase in surface water runoff. The 
development is considered to comply with Policy CS11 of the Core Strategy and 
the NPPF on this basis.  

 

10. CONCLUSION 

 
10.1.  The proposed development is considered acceptable in design terms and is not 

considered to have a detrimental impact on the neighbouring properties or flood 
risk. The proposal is considered to comply with Policies CP1, CP6, CP8 and 
CP10 of the Local Plan, CS11 and CS18 of the Core Strategy, HP9 and HP14 of 
the Sites and Housing Plan, CIP1, CIP3 and GSP4 of the Headington 
Neighbourhood Plan and the NPPF.  

 
10.2. It is recommended that the Committee resolve to grant planning permission for the 

development proposed. 
 

11. CONDITIONS 
 
 1 The development to which this permission relates must be begun not later than the 

expiration of three years from the date of this permission. 
 

Reason: In accordance with Section 91(1) of the Town and Country Planning Act 
1990 as amended by the Planning Compulsory Purchase Act 2004. 

 
 2 The development permitted shall be constructed in complete accordance with the 

specifications in the application and approved plans listed below, unless otherwise 
agreed in writing by the local planning authority. 

 
Reason: To avoid doubt and to ensure an acceptable development as indicated on 
the submitted drawings in accordance with policy CP1 of the Oxford Local Plan 2001-
2016. 

 
 3 The materials to be used in the external elevations of the new development shall 

match those of the existing building. 
 

Reason: To ensure that the new development is in keeping with existing building(s) in 
accordance with policies CP1 and CP8 of the Adopted Oxford Local Plan 2001-2016. 
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 4 A Sustainable Drainage Strategy should be submitted to and approved by the Local 

Planning authority. 
 

All Impermeable areas of the proposed development, including roofs, driveways, and 
patio areas should be drained using Sustainable Drainage measures (SuDS). 

 
This may include the use of porous pavements and infiltration, or attenuation storage 
to decrease the run off rates and volumes to public surface water sewers and thus 
reduce flooding.  

 
Soakage tests should be carried out in accordance with BRE Digest 365 or similar 
approved method to prove the feasibility/effectiveness of soakaways or filter 
trenches. Where infiltration is not feasible, surface water should be attenuated on site 
and discharged at a controlled discharge rate no greater than prior to development 
using appropriate SuDS techniques. 

 
If the use of SuDS are not reasonably practical, the design of the surface water 
drainage system should be carried out in accordance with Approved Document H of 
the Building Regulations. 

 
The drainage system should be designed and maintained to remain functional, safe, 
and accessible for the lifetime of the development. 

 
Reason: To avoid increasing surface water run-off and volumes to prevent an 
increase in flood risk in accordance with policies CS11 of the Oxford Core Strategy 
2011-2026 

 
 5 Inert gravel materials are to be used in any Sustainable Drainage system.  
 

Reason: To ensure groundwater chemistry upstream of the Lye Valley Sites of 
Special Scientific Interest (SSSI) is maintained. 

 
INFORMATIVES :- 
 
 1 In accordance with guidance set out in the National Planning Policy Framework, the 

Council tries to work positively and proactively with applicants towards achieving 
sustainable development that accords with the Development Plan and national 
planning policy objectives. This includes the offer of pre-application advice and, 
where reasonable and appropriate, the opportunity to submit amended proposals as 
well as time for constructive discussions during the course of the determination of an 
application. However, development that is not sustainable and that fails to accord 
with the requirements of the Development Plan and/or relevant national policy 
guidance will normally be refused. The Council expects applicants and their agents to 
adopt a similarly proactive approach in pursuit of sustainable development. 

 
 2 The development is located within the Lye Valley catchment area and contributes 

water drainage (by both surface and infiltration) to the Lye Valley SSSI. The Lye 
Valley SSSI is particularly sensitive to changes in water contribution to the underlying 
ground water. Given this any increase in impermeable surfaces within this area is 
likely to have a detrimental effect on the SSSI. Any increases in impermeable 
surfaces on the site should be mitigated by the use of soakaway and infiltration 
measures. 
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12. APPENDICES 

 

Appendix 1 – Site Location Plan 
.  

 

13. HUMAN RIGHTS ACT 1998 

 
13.1. Officers have considered the implications of the Human Rights Act 1998 in 

reaching a recommendation to grant planning permission.  They consider that 
the interference with the human rights of the applicant under Article 8/Article 1 of 
Protocol 1 is justifiable and proportionate for the protection of the rights and 
freedom of others or the control of his/her property in this way is in accordance 
with the general interest. 

 

14. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 

 
14.1. Officers have considered, with due regard, the likely effect of the proposal on the 

need to reduce crime and disorder as part of the determination of this 
application, in accordance with section 17 of the Crime and Disorder Act 1998.  
In reaching a recommendation to grant planning permission, officers consider 
that the proposal will not undermine crime prevention or the promotion of 
community. 
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