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East Area Planning Committee  6
th

 November 2019 

 

Application number: 19/02123/FUL 

  

Decision due by 14th October 2019 

  

Extension of time 14
th

 November 2019 

  

Proposal Demolition of existing single storey extension and 
garage. Erection of single storey extension and 1 X 2 
bedroom dwellinghouse with associated parking, amenity 
space and bin and bicycle storage. 

  

Site address 76 Campbell Road, Oxford, OX4 3NU,  – see Appendix 

1 for site plan 
  

Ward Cowley Ward 

  

Case officer Tim Hunter 

 

Agent:  Mr Simon Sharp Applicant:  Mr Rameez Ali 

 

Reason at Committee This application has been called in to East Area Planning 
Committee by Councillors Tanner, Munkonge, Clarkson, 
Simm, Azad and Arshad so that the proposal can be 
considered in public. 

 

 

1. RECOMMENDATION 

1.1.  East Oxford Planning Committee is recommended to: 

1.2.  Refuse the application for the following reasons: 

1) Because of its prominent site, excessive width and overall mass and bulk, as 
well as the unconventional position of the side extension relative to the existing 
house, the proposed extension would fail to achieve an appropriate and 
subservient visual relationship with the existing house, would unbalance the pair 
of semis and appear as an overly prominent, and visually jarring and 
incongruous addition to the street scene, to the detriment of visual amenity and 
contrary to Policies CP1 and CP8 of the adopted Oxford Local Plan 2001 - 2016, 
CS18 of the Core Strategy, HP9 of the Sites and Housing Plan and DH1 of the 
emerging Local Plan 2036. 

2) Because of its limited size, awkward shape and disjointed provision of space, 
along with its proximity to boundary treatments and the side and rear wall of the 
proposed house, the private amenity space proposed for the proposed new 
dwelling would be experienced as overly enclosed and claustrophobic and would 
fail to provide an outside area of acceptable quality to serve a family dwelling, to 
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the detriment of residential amenity and contrary to Policy HP13 of the Sites and 
Housing Plan. 

2. EXECUTIVE SUMMARY 

2.1. This report considers a planning proposal relating to a semi detached house on 
the corner of Campbell Road and Florence Park Road. The application seeks 
planning permission for the demolition of an existing single storey extension and 
garage and the erection of a single storey extension to the rear of the existing 
house and the erection of a two storey side extension to form a 2 bedroom 
dwellinghouse with associated parking, amenity space and bin and bicycle 
storage. 

2.2. The report considers the principle of the development taking into account the 
planning policy framework and emerging policies relating to residential and visual 
amenity, the provision of housing, the character of the area, the public open 
space as well as the living environment of existing and future residents, the 
quality of indoor and outdoor amenity and the highways impact. 

2.3. It is concluded that the proposal would result in unacceptable harm to visual 
amenity and would provide an area of private open space for the new dwelling 
that would be of inadequate size, shape and quality to meet the needs of the 
future occupants of the proposed new dwelling. Whilst the proposals would 
provide a contribution towards meeting local housing needs in accordance with 
Policies CS2 and CS22 of the Core Strategy, this is not a consideration that 
would outweigh the harm to visual amenity or the inadequate provision of private 
outside space, contrary to Policies CP1, CP8 and CP10 of the Oxford Local Plan 
2001-2016, Policy CS18 of the Core Strategy (2011), Policies HP9 and HP13 of 
the Sites and Housing Plan (2013), DH1 of the emerging Local Plan 2036 and 
paragraph 127 of 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 liable for a CIL payment of £11,295.84 

5. SITE AND SURROUNDINGS 

5.1. The site is located within the Florence Park residential area, on a prominent 
corner site next to Florence Park Road, the main thoroughfare through Florence 
Park that has the characteristics of a tree lined avenue leading to Florence Park 
itself. The character of the area is residential with the properties being 
characterised by a mix of terraced and semi-detached dwellings, with a parade 
of local shops and public house on the eastern side of Florence Park Road. 

5.2. The plots are generally quite generous in size with many properties benefiting 
from sizeable gardens. The street-scene has a strong suburban character and 
benefits from some mature vegetation in the street-scene. 
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5.3. See block plan below: 

 
© Crown Copyright and database right 2019. 
Ordnance Survey 100019348 
6. PROPOSAL 

6.1. The application proposes the demolition of an existing single storey extension 
and garage and the erection of a single storey extension to the rear of the 
existing house and the erection of a two storey side extension to form a 2 
bedroom dwellinghouse with associated parking, amenity space and bin and 
bicycle storage. In an effort to avoid an unacceptable projection beyond the 
building line, the side extension “turns the corner” in that it is set at an angle to 
the existing house and faces directly onto Campbell Road. The current scheme 
has been amended from that originally proposed, in an effort to address 
concerns of the Local Highway Authority and to increase the useable area of 
private open space. 

7. RELEVANT PLANNING HISTORY 

7.1. The table below sets out the relevant planning history for the application site: 

 
60/09445/A_H - Private garage. Permitted Development 16th June 1960. 
 
64/15713/A_H - Extension to form kitchen. Permission Granted 10th November 
1964. 
 
08/01055/FUL - Two storey side extension to form 3-bed house. Parking on 
frontage for existing and proposed house (2 spaces each). Bin/cycle storage.. 
Permission Refused16th July 2008. 
 
08/02498/FUL - Two storey side extension.. Permission Granted 20th January 
2009. 
 

 

209



4 
 

8. RELEVANT PLANNING POLICY 

The following policies are relevant to the application: 

Topic National 

Planning 

Policy 

Framework 

Local Plan Core Strategy Sites and 

Housing Plan 

Other 

planning 

documents 

Emerging 

Local Plan 

Design 122, 124, 127, 
128, 130, 131 

CP1 
CP6 
CP8 
CP9 
CP10 
CP11 
 

CS18 
 

HP12 
HP13 
HP14 
HP9 
 

 H14, H15, 
H16, DH1 

Housing 67  CS2 
CS23 
 

HP10 
HP1 
 

 H1, G6 

Natural 

environment 

163 NE15 
NE21 
 

CS11 
CS12 
 

  RE4 

Transport 108,109, 110 TR3 
TR4 
TR13 
 

 HP15 
HP16 
 

Parking 
Standards 
SPD 

M3, M5 

Environmental 175  CS10 
CS9 
 

HP11 
 

Energy 
Statement 
TAN 

 

Miscellaneous 38,47,48,54  CP.13 
 CP.19 
 CP.20 
 CP.21 
 

 MP1  S1, 

 
The Oxford Local Plan 2036 is currently in draft. Limited weight is currently afforded 
to the policies within this plan. Where relevant the emerging policies are referred to 
and any conflict is identified. 
 

9. CONSULTATION RESPONSES 

9.1. Site notices were displayed around the application site on 29th August 2019. 

Statutory and non-statutory consultees 

Oxfordshire County Council (Highways) 

9.2.  The site is situated in a residential area and not currently within a Central 
Parking Zone (CPZ). However, it sits within the proposed Florence Park CPZ 
which may come into operation in the winter of 2019 to address parking issues 
and road safety. Campbell Road presently suffers from heavy on-street parking 
demand, and insufficient parking capacity, such that highway safety is 
compromised. The proposed implementation of the Florence Park CPZ means 
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that the site will be excluded from eligibility for on-street parking permits. 
Nevertheless, the site is in a highly sustainable location within an area with 
excellent access to public transport and within walking/cycling distance of local 
services and facilities. 

9.3.  The applicant has specified that two off-street car parking spaces associated 
with the new development will be provided. However, Oxfordshire County 
Council standards state that an off street parking bay must be a minimum of 5 
metres in length and 2.7 metres in width if obstructed on one side. The area 
specified as two car parking spaces, can only accommodate a single car due to 
an available width of only 4.5 metres at minimum length, to eliminate possibility 
of overhanging onto the footway which compromises pedestrian safety. 

9.4.  Adopted Policy standards also state that pedestrian visibility splays measuring 
2m by 2m shall be provided to each side of the both accesses (serving an 
existing and a new dwelling) and shall not be obstructed by any object, structure, 
planting or other material with a height exceeding or growing above 0.6 metres 
as measured from carriageway level.  

9.5. It has been noted that Cycle Parking is provided in line with Policy HP15 of the 
Sites and Housing Plan. 

9.6.  Oxfordshire County Council raises no objection subject to conditions. 

Oxford City Council (Flooding)  

9.7.  The site is not at significant risk of flooding from any sources. In accordance 
with Policy CS11 of the Oxford Core Strategy, all new developments should be 
drained via a sustainable drainage system. The drainage strategy should be in 
accordance with Oxford City Council SuDS Design and Evaluation Guide, Non-
statutory technical standards for SuDS, and CIRIA C753 -the SuDS Manual. 

Public representations 

9.8.  No local people or members of the public have commented on this application. 

10. PLANNING MATERIAL CONSIDERATIONS 

10.1. Officers consider the determining issues to be: 

i. Principle of development 

ii. Design 

iii. Residential amenity and impact on neighbouring amenity 

iv. Highways 

v. Biodiversity and trees 

vi. Flooding and drainage 

vii. Sustainability 

i. Principle of development 
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10.2. The application seeks planning permission for the erection of a single storey 
rear extension and a two storey side extension to form a new 2 bedroom 
dwelling. The existing site is made up of an existing dwellinghouse and the 
surrounding residential garden land. On this basis, whilst part of the application 
site represents previously developed land (the existing house) the majority of 
the site is considered to be residential garden land. Policy HP10 of the Sites 
and Housing plan and G6 of the emerging Local Plan relates to development 
on residential gardens. The policy states that planning permission will be 
granted for new dwellings on residential gardens provided that the proposal 
responds to the character and appearance of the area and that the size of the 
plot is of an appropriate size. 

10.3. The National Planning Policy Framework (NPPF) encourages the effective use 
of land by reusing land that has been previously developed provided that it is 
not of high environmental value. Whilst the NPPF does not identify residential 
garden land as previously developed land there is considerable scope within 
the City Council’s local planning policies (particularly Policy CP6 of the Oxford 
Local Plan (2001-2016), HP10 of the Sites and Housing and the emerging 
Policy G6 of the Oxford Local Plan 2036). 

10.4. The existing dwelling is not listed and the site does not fall within a 
Conservation Area.   

10.5. Whilst the site may be able to accommodate some additional development, and 
perhaps even a new dwelling, Officers consider that the application site is not 
appropriate for the scale of the proposed development. On this basis it is 
considered that the proposed development would be unacceptable in principle 
having had regard to the requirements of Policies CP1, CP6 and CP8 of the 
Oxford Local Plan 2001-2016 and Policies HP9 and HP10 of the Sites and 
Housing Plan (2013). The proposed development would also not meet the 
requirements of emerging local plan policies and specifically Policy G6 of the 
Oxford Local Plan 2036. 

10.6. The proposal would see an increase of an additional dwelling on the site and 
this is below the threshold where an off-site affordable housing contribution 
would be required. 

10.7. The proposed development would provide a new dwelling and help to 
contribute towards meeting Oxford’s unmet housing need. This is a material 
consideration to which limited weight has been given due to the fact it would 
represent only a very minor contribution. 

ii. Design 

10.8. Policy CS18 of the Core Strategy, HP9 of the Sites and Housing Plan and 
Policies CP1, CP6 and CP8 of the adopted Oxford Local Plan require that 
planning permission will only be granted for development which shows a high 
standard of design and which respects the character and appearance of an 
area and uses materials appropriate to the site and surroundings. Paragraph 
127 of the NPPF states that decisions should ensure that developments are 
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visually attractive as a result of good architecture, layout and appropriate and 
effective landscaping. 

10.9. Oxford City Council Planning Design Guides 1 and 2 – Corner Site Extensions 
and Side Extensions seek to ensure that houses on corner sites are not 
unbalanced by excessively wide side extensions that dominate the existing 
houses. 

10.10. Two storey side extensions on corner plots are relatively common in the 
surrounding area. There are 7 properties that face onto the junction of 
Campbell Road and Florence Park Road. One is part of a parade of shops, one 
is the application site and of the remaining five houses, three of them have a 
two storey side extension. All of these extensions have front walls in line with 
the front wall of the original house, incorporate a bay window and appear as 
double fronted houses. 

10.11. The proposed extension to the side of the existing house is proposed as a 
new two bedroom house and as such is considerably larger than most side 
extensions in the area. As mentioned, the proposed new dwelling would be set 
at an angle to the existing house and the main frontage would face directly onto 
Campbell Road. This frontage would measure 10m in total width – 4.5m wider 
than the frontage of the existing house. The proposal would therefore fail to 
achieve an appropriate and subservient relationship with the existing house, 
would unbalance the pair of semis and would fail to accord with the 
recommendations or aims of design guide 2. 

10.12. The turning of the corner to face Campbell Road rather than the junction, 
whilst perhaps not problematical in itself, does serve to increase the visual 
impact by failing to reflect the prevailing pattern and grain of development on 
surrounding sites and taken as a whole, the proposed side extension would 
appear as an alien and visually jarring addition to the street scene that would be 
overly imposing in its context, particularly when viewed from Campbell Road. 

10.13. An effort to break up the main stretch of wall with the provision of a two storey 
bay window has been made and this does provide some visual interest to what 
would otherwise be a somewhat stark and oppressive element, however it does 
little to reduce the overall bulk and mass of the addition. 

10.14. It is believed that Florence Park Road was the first road in the area to be 
developed and the houses along Florence Park Road itself, whilst similar in 
style to the surrounding streets, are of a noticeably better visual appearance, 
with higher quality materials. The road now takes the form of a tree lined 
avenue leading to the park from which the area takes its name and is one of 
the more attractive thoroughfares in the Cowley ward. 

10.15. Although the postal address of the application site is 76 Campbell Road, it 
appears to have been built at the same time as the houses along Florence 
Park Road and indeed the attached semi is 15 Florence Park Road. As such, 
the quality of materials to the original house is rather better than other houses 
along Campbell Road and the house makes a positive contribution to the 
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street scene. Matching materials are proposed to the extensions and this is 
welcome. 

10.16. However, whilst the materials may be similar and the proposed bay reflects 
that of the original house, the form of the proposed side extension does not 
achieve a comfortable visual relationship with the existing house. The side 
extension would therefore detract from the positive visual contribution of the 
existing house. 

10.17. The application seeks to use the frontage to provide parking for the properties. 
This reflects other development in the area and it would not be considered 
inappropriate or out of keeping in this location.  

10.18. The rear extension features a flat roof, but would not be easily visible from the 
street and is considered acceptable. 

10.19. On the basis of the above officers conclude that the proposal would be out of 
keeping with the surrounding pattern and grain of development and the design 
and specifically width of the new dwelling would form a visually inappropriate 
relationship with the existing house, the street scene along Campbell Road 
and Florence Park Road site and the wider Florence Park Road area.  The 
width and overall bulk and mass of the side extension would fail to accord with 
Design Guides 1 and 2 and would visually unbalance the pair of semis.  
Overall, the proposal would result in unacceptable harm to visual amenity. The 
position of the site on a prominent corner site on the key (and possibly most 
attractive) road through the area exacerbates the impact. 

10.20. Officers are mindful of other development on corner plots where an extension 
(often a new dwelling) that “turns the corner” has been approved. In particular, 
the applicant has drawn attention to 55 Stanway Road, 116a Campbell Road 
and 13 Outram Road. 

10.21. 55 Stanway Road is in Risinghurst rather than Florence Park and directly 
faces onto a large block of shops and flats. The available plot is also wider. 
The context of the site is therefore materially different. The approved dwelling 
is also a one bedroom house rather than two and as a result is less wide. 

10.22. 13 Outram Road is set further into the Florence Park area and there are 
similar extensions on the surrounding corner plots, whereas extensions 
around Florence Park Road are generally conventional and do not turn the 
corner. The context of the site is therefore materially different. The approved 
dwelling is also a one bedroom house rather than two and as a result is less 
wide. 

10.23. 116a Campbell Road is also set on a less visible and prominent site. It was 
also approved in 2005, under the previous Local Plan. In addition, whilst that 
permission was for a two bedroom house, it was 7.5m wide – 2.5m less than 
the current proposal so again is not comparable. 

10.24. Officers also consider that the two examples in Florence Park demonstrate 
that this type of extension are generally not visually successful and do give 

214



9 
 

rise to visual harm. This should not justify further harm to visual amenity and 
certainly not where the current proposal is wider, on a more prominent site 
and would affect a more sensitive location. 

10.25. Officers have also had regard to an appeal decision at 1 Outram Road, where 
the inspector found that “Whilst there are other large extensions to houses in 
the area, in those cases… the extensions generally appear as subservient 
elements.” The inspector had considerable regard to the quality of corner sites 
and their contribution to the sense of openness that Florence Park has, and 
found that “the extension would have a harmful effect on the appearance of 
the street scene” and refused the appeal. Officers accept that the proposal in 
front of the inspector was for a different form of extension that did not “turn the 
corner”, but the current proposal is also not subservient to the original house 
and would result in a built form that would not be characteristic of the area. 

10.26. Given this, the design is considered unacceptable and fails to comply with the 
Council’s planning policies relating to high quality design as required by 
Policies CP1, CP8 and CP10 of the Oxford Local Plan 2001-2016, Policy 
CS18 of the Core Strategy (2011), Policy HP9 of the Sites and Housing Plan 
(2013), DH1 of the Local Plan 2036. and Paragraph 127 of the NPPF.  

iii. Residential amenity and impact on neighbouring amenity 

Residential amenity 

10.27. Policy HP12 of the Sites and Housing Plan and H15 of the emerging Local 
Plan states that planning permission will only be granted for new dwellings 
that provide good quality living accommodation. Oxford City Council’s 
Technical Advice Note 1A: Space Standards for Residential Development.  
The minimum space for a 2 bedroom, four person house over 2 floors is 79m

2
 

and the proposed new house would measure 88m
2
.The proposed dwelling 

therefore complies with the requirements of the space standard and officers 
are satisfied that it would allow for sufficient internal space for any future 
occupiers. 

10.28. Policy HP13 of the Sites and Housing Plan and Policy H16 of the emerging 
Local Plan refers to outdoor space. It states that planning permission will only 
be granted for new dwellings that have direct and convenient access to an 
area of private open space. The accompanying text makes it clear that for 
dwellings of two bedrooms or more, which are likely to be occupied by 
children, the area of private open space should be at least the footprint of the 
house.  

10.29. The proposal allows for the dwelling to have direct and convenient access to a 
private garden. At 52.3m

2
, the total area of garden would be marginally less 

than the 53m
2
 footprint of the house. Perhaps of more concern is the way the 

space would be provided, with a little more than half of the space provided in a 
sharply narrowing triangle to the rear of the house and a secondary area 
between the side wall of the proposed house and an adjacent electrical 
substation.  
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10.30. Officers consider that having regard to the restricted nature of the spaces, 
proximity to the two storey walls of the house and likely boundary treatments, 
the outside space would be experienced as small, enclosed, disjointed and 
whilst perhaps capable of performing limited functions such as sitting out or 
drying clothes, its suitability for outside play or entertaining would be limited. 
For these reasons, officers consider that the proposed private outside space 
would fail to provide an outside area of acceptable quality to serve a family 
dwelling, to the detriment of residential amenity and contrary to Policy HP13. 
The presence of a public park nearby is not a consideration that would 
outweigh this harm, given that the proposals are for a family dwelling which is 
defined as having two or more bedrooms. 

Impact on residential amenity 

10.31. Policy CP1 and CP10 of the Oxford Local Plan, Policy HP14 of the Sites and 
Housing Plan and Policy H14 of the Emerging Plan refer to safeguarding 
neighbouring amenity.  Policy HP14 states that planning permission will only 
be granted for new residential development that provides reasonable privacy 
and daylight for the occupants of both existing and new homes.  Appendix 7 of 
the Sites and Housing Plan sets out further information with regard to the 
45/25 degree guidance.   

10.32. To the west of the site lies 78 Campbell Road and to the east, the attached 
semi at 15 Florence Park Road. The impact of the proposed new house on 
the existing house at 76 Campbell Road also needs to be assessed. 

10.33. 78 Campbell Road lies over 7m away from the proposed new dwelling, on the 
other side of an electrical sub-station and benefits from side windows facing 
on to the development site. When the 45 degree line is applied to these 
windows the development would comply. With regard to the rear facing 
windows at that house, the proposed development would lie outside of the 45 
degree arc.  

10.34. Partly because of an existing rear extension at 15 Florence Park Road, the 
proposed rear extension lies outside of the 45 degree arc with regards to 
ground floor windows at that house, whilst the proposed two storey element 
lies well beyond the 45 degree arc from the both the ground and first floor 
windows at that house.  

10.35. The adjacent rear facing window at number 76 serves a bathroom and not a 
habitable room, whilst the 45 degree line indicates no material loss of light to 
the rear facing bedroom window at that house. There are a number of side 
facing windows at 76, at least one of which is the main source of light and 
outlook to a habitable room. These windows would be completely blocked by 
the proposed new dwelling, resulting in an unacceptable loss of light and 
outlook to the existing house. Officers note that the proposed rear extension to 
the existing house would move the main source of light and outlook to the 
rear, to avoid an unacceptable impact. Any grant of permission should 
therefore be conditional on the changes to the existing house being 
substantively complete before first occupation of the new house. 
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10.36. The development would therefore comply with the 45/25 degree guidance and 
officers are satisfied that the development would not have an unacceptable 
impact on the light available to the neighbouring windows. 

10.37. The proposed development would look out onto the rear parts of well-
proportioned gardens and would not give rise to unacceptable levels of 
overlooking, loss of privacy or be overbearing.   

10.38. Officers therefore consider that the development would be acceptable with 
regard to impact on neighbouring amenity and specifically meets the 
requirements of Policy CP1 and CP10 of the Oxford Local Plan 2001-2016, 
Policy HP14 of the Sites and Housing Plan (2013) and Policy H14 of the 
Emerging Local Plan (2036). 

vi. Flooding and drainage 

10.39. The site is within Flood Zone 1 and is deemed to be at a low risk of surface 
water flooding.  If the application were to be otherwise acceptable, a condition 
of any grant of planning permission could have been imposed requiring a 
surface water drainage scheme to be provided.  Subject to the provision of a 
satisfactory scheme as required by condition, it is considered that the 
development would comply with the requirements of Policies CS11 of the 
Oxford Core Strategy. 

vii. Parking 

10.40. Policy CP1 of the adopted Oxford Local Plan 2001 - 2016 states that 
permission will only be granted for development that is acceptable in terms of 
access, parking and highway safety. The Sites and Housing Plan makes it 
clear that different levels of parking will be suited to different areas, and that 
developers should have regard to current best practice. Oxfordshire County 
Council has published “Car parking standards for new residential 
developments” (parking standards) which includes detailed technical guidance 
on parking space dimensions and visibility, along with a guide to maximum 
parking provision in Appendix A. 

10.41. Appendix A of the above parking standards suggests that a maximum of two 
parking spaces should be provided for a house of more than one bedroom. 
The house currently benefits from two parking areas, both served by existing 
gates and dropped kerbs. The amended plans propose that the new two 
bedroom house utilise one of these accesses to provide one space and the 
existing house use the other to provide two spaces. 

10.42. The site is in a highly sustainable area with good access to local shops and 
bus services. The Local Highway Authority has not responded to an invitation 
to comment on the revised plans, but bearing in mind the sustainability of the 
location, officers consider that the proposed provision of car parking 
(specifically one space for the new two bed house) is acceptable, indeed the 
emerging Local Plan (2036) specifies a maximum parking standard of one 
parking space for houses outside a Controlled Parking Zone.   
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10.43. Although the accesses both exist, the proposed development would likely 
result in a more intensive use, and the access is not entirely compliant in 
terms of width. This would result in obscured views of the highway for vehicles 
leaving the site, to the detriment of highway safety. 

10.44. It may not be possible to provide fully compliant visibility splays on the site, but 
the situation could certainly be improved and bearing in mind that the 
accesses already exist, this issue could be dealt with by a conditional planning 
permission,  if the application were to be otherwise acceptable, 

viii Refuse and recycling bin stores 

10.45. Policy HP13 of the SHP states that permission will not be granted for 
dwellings unless adequate provision is made for the safe, discrete and 
conveniently accessible storage of refuse and recycling. 

10.46. Dedicated bin storage areas are shown for the new dwelling on the proposed 
plans allowing level access out to the road. However no elevations are 
supplied and access to the street is through one of the parking spaces, which 
would be impractical at best. 

Officers consider that the site is capable of providing acceptable access for 
the bins and if the application were to be otherwise acceptable, this issue 
could be dealt with by a conditional planning permission. 

ix Cycle parking 

10.47. Policy HP15 of the SHP states that permission will only be granted for 
dwellings of up to 2 bedrooms that provide at least 2 cycle parking spaces per 
dwelling and that this storage should be secure, undercover, preferably 
enclosed and provide level, unobstructed access to the street.  

10.48. A dedicated cycle storage area is shown on the proposed plans allowing level 
access out to the road. However no elevations are supplied and access to the 
street is through one of the parking spaces, which would be impractical at 
best. 

10.49. Officers consider that the site is capable of providing acceptable access for 
the cycles to the street and if the application were to be otherwise acceptable, 
this issue could be dealt with by a conditional planning permission 

11. CONCLUSION 

11.1. On the basis of the matters discussed in the report, officers would make 
members aware that the starting point for the determination of this application 
is in accordance with Section 38 (6) of the Planning and Compulsory 
Purchase Act 2004 which makes clear that proposals should be assessed in 
accordance with the development plan unless material considerations indicate 
otherwise. 

11.2. In the context of all proposals Paragraph 11 of the NPPF requires that 
planning decisions apply a presumption in favour of sustainable development, 
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this means approving development that accord with an up-to-date 
development plan without delay; or where there are no relevant development 
plan policies, or the policies which are most important for determining the 
application are out-of-date, granting permission unless: the application of 
policies in this Framework that protect areas or assets of particular importance 
provides a clear reason for refusing the development proposed;  any adverse 
impacts of doing so would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in this Framework taken as a 
whole.  

11.3. On balance, and having particular regard to the width of the proposed new 
dwelling, the characteristics of the surrounding area and the limited, disjointed 
and enclosed nature of the private open space, the proposals would result in 
unacceptable harm to visual amenity and the residential amenity of future 
occupants. The provision of one unit of new accommodation is not a benefit 
that would outweigh this harm. 

11.4. Therefore, the proposals are not considered to comply with national and local 
policies and Paragraphs 11 of the NPPF, in that the adverse impacts on visual 
and residential amenity would significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the Framework taken as a 
whole. 

11.5. It is therefore recommended that the Committee resolve to refuse planning 
permission for the development for the reasons outlined above. 

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. 

 
 

12. APPENDICES 

 Appendix 1  Block plan 

 Appendix 2 - Appeal decision, 1 Outram Road 

 

13. HUMAN RIGHTS ACT 1998 
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13.1. Officers have considered the implications of the Human Rights Act 1998 in 
reaching a recommendation to refuse this application. 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 refuse planning permission, officers consider that 
the proposal will not undermine crime prevention or the promotion of community. 
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