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EAST AREA PLANNING COMMITTEE  

 

Application Number: 18/01555/FUL 

  

Decision Due by: 10th August 2018 

  

Extension of Time: 14th September 2018 

  

Proposal: Erection of extension to front in association with conversion 
of garage into habitable space. Extension of tarmac 
driveway and landscaping to front. 

  

Site Address: 5 Colwell Drive,  Oxford,  OX3 8XD,  

  

Ward: Barton And Sandhills Ward 

 

Case Officer 

 

Alice Watkins  

Agent:  Mrs Kate 
Hughes 

Applicant:  Mr Minh Truong 

 

Reason at Committee:  Called in by Councillors Rowley, Tanner, Fry, Turner, 
Taylor, Rush and Clarkson because of the loss of parking.  
 

 

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 front extension, conversion 

of garage to a habitable room and extension of existing tarmac driveway.  
 
2.2. The key matters for assessment set out in this report include the following: 

 

 Design; 
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 Residential Amenity  

 Car Parking  

 Trees  

 Flooding  
 
2.3. The proposals are considered acceptable in design terms and are not 

considered to have a detrimental impact on neighbouring amenity. The proposal 
would not result in a loss of car parking on site. The existing tree on site would 
be retained and adequately protected during the construction process. The 
extension of the hardstanding would not result in an increase in surface water 
flooding. The proposal is considered to comply with CP1, CP6, CP8, CP10, 
CP11 and NE15 of the Local Plan, HP9, HP14 and HP16 of the Sites and 
Housing Plan CS11 and CS18 of the Core Strategy and the NPPF.  

 

3. LEGAL AGREEMENT 

 
3.1. This application is not subject to a legal agreement.  
 

4. COMMUNITY INFRASTRUCTURE LEVY (CIL) 

 
4.1. The proposal is not liable for CIL.  

 

5. SITE AND SURROUNDINGS 

 
5.1. 5 Colwell Drive is a three storey townhouse located on the eastern side of the 

road. The property is recessed at ground floor level. The ground floor features a 
garage, hallway and WC. There is a grassed area to the front of the site and an 
area of hardstanding which provides one car parking space.  
 

5.2. A site plan is set out below.  
 

 
© Crown Copyright and database right 2011. 
Ordnance Survey 100019348 
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6. PROPOSAL 
 
6.1. The application proposes the erection of a single storey front extension, 

conversion of garage to habitable space and provision of an area of 
hardstanding to the front to provide additional off-street parking. The garage is 
set back behind the front wall of the house in a shallow recessed area. The 
proposed development would infill the existing recessed area and replace the 
garage door with a window. The development would be constructed using 
matching materials.  The driveway would be widened to the southern side by 
approximately 2.35m in width x a minimum of 4.75m in depth.  

 

7. RELEVANT PLANNING HISTORY 
 
7.1.  The table below sets out the relevant planning history for the application site: 

 

 
91/00669/NF - Temporary storage of sand (at R/O 81-89 Merewood Avenue) 
excavated from foundations of houses under construction (Retrospective).. PER 
10th September 1991. 
 
92/00130/NF - Plots 98 to 103 Green Ridges Merewood Avenue  - Erection of 
terrace of six 3/2 storey houses incorporating integral garages with access from 
Green Ridges. PER 6th August 1992. 
 
92/00724/NF - Temporary storage of topsoil at R/O 85-91 Merewood Avenue 
(Retrospective). WDN 17th August 1992. 
 

 

8. RELEVANT PLANNING POLICY 

  
8.1.  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 12 CP1, CP6, 
CP8, CP10, 

CS18_,  HP9_,   

Natural 

Environment 

14, 15  CP11, 
NE15  

   

Transport 4   HP16_,   
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Environmental 14   HP14_,   

Misc 11   MP1  

 

 

9. CONSULTATION RESPONSES 

 
9.1. Site notices were displayed around the application site on 9th July 2018. 

 

Statutory and Non-Statutory Consultees 
 

Oxfordshire County Council (Highways) 
 
9.2. The proposal is for the removal of a garage space in order to provide additional 

living space to the ground floor of the property. The Parking Standards for New 
Residential Development states the minimum dimensions are 6m x 3m for a 
garage and since the existing garage falls short of these measurements, it 
cannot be considered as a parking space. Therefore the removal of the garage 
doesn’t change the current parking provision. No objection.  

 

Public representations 
 
9.3. No public representations were received in response to this application.  

 

10. PLANNING MATERIAL CONSIDERATIONS 

 

i. Design and Impact on Character of Surrounding Area 
 
10.1. The existing garage is set back from the front elevation of the dwelling providing 

a shallow recessed area. This application seeks consent to infill the recessed 
area and convert the garage to provide additional habitable accommodation 
(reception room and bathroom). The proposed development would be easily 
visible from the public domain. Front extensions are not usually appropriate, 
however, this is an infill proposal, with no part projecting beyond the front wall. 
The proposal would form an acceptable visual relationship with the host dwelling 
and would not significantly alter the appearance of the dwelling or the street 
scene in general. The proposal would reflect similar development carried out at 8 
Colwell Drive.  
 

10.2. The proposal is considered acceptable in design terms and is considered to 
comply with CP1, CP8 and CP10 of the Local Plan, HP9 of the Sites and 
Housing Plan, CS18 of the Core Strategy and the NPPF.  

 

ii. Impact on Neighbouring Amenity 

 
Privacy 
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10.3. The proposal involves the insertion of 1no. window at ground floor level. The 
window would face onto the existing driveway and would not introduce any new 
views into neighbouring properties.  

 
Overbearing 

 
10.4. The development would infill the existing recessed area. Existing flank walls 

ensure there would be no material impact on adjacent occupiers as a result of 
the physical development.  

 
10.5. It is concluded that the proposal would not have a detrimental impact on the 

neighbouring properties and is considered to comply with HP14 of the Sites and 
Housing Plan and the NPPF.  

 

iii. Car Parking   
 
 
10.6. The proposal involves the conversion of the existing garage to provide additional 

habitable space. The Parking Standards for New Residential Development states 
that the dimensions of a garage should be a minimum of 6m x 3m. The existing 
garage fails to meet these space standards. On this basis, it is not considered 
that the existing garage can be used for car parking and the proposal would not 
result in a loss of parking at the site.  The existing hard standing at the front of 
the site is to be retained.  It is also proposed that the existing hardstanding be 
extended although this is marginally short of the required depth of 5m for a car 
parking space.  Nonetheless given that it is the only the existing drive which 
provides off street car parking at present, the proposal would retain the existing 
provision at the property and not result in any additional car parking on street.      

 
10.7. The proposal is considered to comply with HP16 of the Sites and Housing Plan 

and the NPPF.  
 

iv. Trees  
 
10.8. There is a tree in the front garden which is not protected by the area Tree 

Preservation Order which protects some other trees in Colwell Drive. The tree is 
an attractive feature of the area and contributes towards public amenity. As such, 
reasonable care should be taken to ensure it is not damaged during construction. 
Conditions have been recommended to be imposed on any grant of planning 
permission requiring tree protection measures be put in place during construction 
works.  
 

10.9. The proposal is considered to comply with CP1, CP11 and NE15 of the Local 
Plan and the NPPF.  

 

v. Flooding  
 

10.10. The development site is in an area shown to be at risk of surface water flooding. 
The proposal involves an increase in the area of hardstanding to the front of the 
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property. A condition has been recommended to prevent increase in surface 
water flood risk.  
 

10.11. The proposal is considered to comply with CS11 of the Core Strategy and the 
NPPF.  

 

11. CONCLUSION 

 
11.1. The proposal is considered acceptable in design terms and would not have a 

detrimental impact on the neighbouring properties. The development would not 
alter the existing parking arrangements at the site and the tree could be 
adequately protected during construction. The extension of the existing 
hardstanding would not result in an increase in surface water flood risk. The 
proposal is considered to comply with CP1, CP6, CP8, CP10, CP11 and NE15 of 
the Local Plan, HP9, HP14 and HP16 of the Sites and Housing Plan, CS11 and 
CS18 of the Core Strategy and the NPPF.  

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

development proposed subject to conditions.   
 

12. 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. 

 
 4 Detailed measures for the protection of trees to be retained during the development 

shall be submitted to, and approved in writing by, the Local Planning Authority (LPA) 
before any works on site begin.  Such measures shall include scale plans indicating 
the positions of barrier fencing and/or ground protection materials to protect Root 
Protection Areas (RPAs) of retained trees and/or create Construction Exclusion 
Zones (CEZ) around retained trees. Unless otherwise agreed in writing by the LPA 
the approved measures shall be in accordance with relevant sections of BS 
5837:2012 Trees in Relation to Design, Demolition and Construction- 
Recommendations. The approved measures shall be in place before the start of any 
work on site and shall be retained for the duration of construction unless otherwise 
agreed in writing by the LPA. Prior to the commencement of any works on site the 
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LPA shall be informed in writing when the approved measures are in place in order to 
allow Officers to make an inspection. No works or other activities including storage of 
materials shall take place within CEZs unless otherwise agreed in writing by the LPA.  

 
Reason: To protect retained trees during construction.  In accordance with policies 
CP1, CP11 and NE16 of the Adopted Local Plan 2001-2016. 

 
 5 A detailed statement setting out the methods of working within the Root Protection 

Areas of retained trees shall be submitted to and approved in writing by the Local 
Planning Authority (LPA) before any works on site begin. Such details shall take 
account of the need to avoid damage to tree roots through excavation, ground 
skimming, vehicle compaction and chemical spillages including lime and cement. The 
development shall be carried out in strict accordance with of the approved AMS 
unless otherwise agreed in writing by the LPA. 

 
Reason: To protect retained trees during construction.   In accordance with policies 
CP1,CP11 and NE16 of the Adopted Local Plan 2001-2016. 

 
 6 All parking areas should be laid with permeable/SuDS compliant paving to decrease 

the run off to public surface water sewers and thus reduce flooding.  
 

Reason: To avoid increasing surface water runoff and subsequently flood risk in 
accordance with Policy CS11 

 
 
 

13. APPENDICES 

 

Appendix 1 – Block Plan 

 

14. HUMAN RIGHTS ACT 1998 
14.1. 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. 

 

15. SECTION 17 OF THE CRIME AND DISORDER ACT 1998 
15.1. 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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Appendix 1  

 

 

 
 


