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WA/2010/1032 Erection of new roof incorporating first floor

K Sargent accommodation (revision of WA/2010/0378).at
21/06/2010 Tall Pines, Burnt Hill Road, Farnham
GU10 3LJ
Grid Reference: E: 484475 N: 144748
Town : Farnham
Ward : Farnham Bourne
Case Officer: Mr T Lipscomb
8 Week Expiry Date 16/08/2010

Neighbour Notification Expiry Date 23/07/2010

Neighbour Notification
Amended/Additional Expiry Date

RECOMMENDATION That permission be GRANTED

The application has been brought before the area committee at the request of
the Local Ward Member.

Site Description

The site comprises a detached bungalow with a detached garage set behind
the main building line along Burnt Hill Road. The area is verdant in character
with mature pine trees to the south of the site, which have the appearance of
a woodland. The site slopes up from north to south and the garden. There is a
line of mature conifers between the site and no.114.



Front elevation of existing bungalow

View of frontage of site



Front garden of site (looking towards no.112)

Rear garden of site (looking towards no.114)



View towards no.114 from the site (taken from standing on the retaining wall)

View towards no.114 from ground level



View towards no.116 from the site

View towards site taken from Pinewood



View looking towards Pinewood (taken from within grounds of Pinewood)



Proposal

The proposal is for extensions to the existing bungalow to create a new first
floor in the extended roofspace. The proposal would involve raising the ridge
of the bungalow from 5.1m to 6.8m.

The new roof would have a double ridge and valley design with dormer
windows to rear elevation, with one dormer window and several rooflights to
the front elevation.

The proposal would provide four additional bedrooms, a study and three
bathrooms.

Only very minor alterations are proposed to the ground floor.

A small ground floor link extension is proposed between the main dwelling
and the detached double garage (*to the northeast elevation). Also proposed
is a small flat canopy roof to provide an unenclosed porch (to the northwest
elevation). Other than these additions, the footprint of the dwelling would
remain unaltered.

Proposed block plan (not to scale)



Existing elevations (not to scale)

Existing ground floor plan (not to scale)



Existing roof plan and section drawing (not to scale)

Proposed elevation (not to scale)



Proposed floor plans (not to scale)

Proposed roof plan (not to scale)



Proposed section drawings (not to scale)

Relevant Planning History

WA/2010/0378

WA85/1821

WA85/0610

FAR20/57

Erection of new roof incorporating first Refused
floor accommodation. 05/05/2010

Erection of single storey dwelling with Full Permission
double garage ( details pursuant to 28/02/1986
WAB85/0610 )

Outline application for the erection of a Full Permission

dwelling with double garage 27/06/1985

Site for 1 dwelling Full Permission
18/02/1957



Planning Policy Constraints

Developed Area of Farnham

Thames Basin Heathland SPA — Buffer Zone

Wealden Heaths | SPA 5km

Group TPO (covers the southern part of the site and extends beyond Gold
Hill)

South Farnham ASEQ (covers the southern part of the site)

Draft Farnham Design Statement 2010

Development Plan Policies and Proposals

Policies D1, D4, D5, D6, D7 and BE3 of the Waverley Borough Local Plan
2002

Consultations and Town/Parish Council Comments

County Highway Authority: No objection on highway safety or location
grounds
Thames Water: Informative recommended in relation to

surface water drainage on previous
application WA/2010/0378.

Town Council: Not yet received — to be reported orally

Representations

2 letters have ben received raising objection on the following grounds:

Setting of a precedent, especially for no.116

Increases residential density of what is primarily a rural setting.

Loss of smaller properties.

Development in the past has impacted on the rural character of the
area. Boundaries must now be drawn to preserve the character of the
area.

Interruption of wooded view (when viewed from no.120)

Determining Issues

Principle of development and previous planning history
Impact on visual amenity and compliance with Policy BE3
Impact on trees

Impact on residential amenity

Effect upon integrity of SPAs

Planning Considerations




Principle of development and previous planning history

The site is within the developed area of Farnham wherein the principle of
development may be acceptable subject to visual and residential amenity
considerations.

The site is within a Developed Area of Special Environmental Quality; the
Council will seek to preserve the semi-rural character of these areas. (Only
part of the site is within the Policy BE3 area, however, part of the existing
dwelling is within the BE3 area and as such it is considered to be correct to
apply the tests of this policy to the development).

Planning permission was refused under WA/2010/0378 for the creation of a
first floor to provide the same amount of floor area but configured differently
with a significantly larger roof form. This application was refused due to:

Overlooking, primarily to no.118 (but also to no.116 as the bathroom
window was not shown on the plans to be obscurely glazed)

Harm to visual character (the comments in the officer's report in
relation to the visual impact are below:

“The proposed extensions to the bungalow would involve
raising the ridge by around 3.7m and spanning across the
depth of the existing dwelling. The dwelling occupies a
backland plot and does not have a street frontage. The
dwelling is sited on higher land than no.114 to the northeast
and it is considered that the increase in height would result in
an overly large and visually intrusive roof form, which would
appear cumbersome with a disproportionately large roof form.

The proposal is considered to result in a materially intrusive
building that would no longer sit inconspicuously on its plot.
The proposal is considered to cause material harm to visual
amenity as a result of its bulk and massing.

The proposal is considered to conflict with Policy BE3, as its
suburbanising effect would lead to an erosion of its semi-rural
character and the proposal would be out of keeping with the
scale, pattern and density of surrounding development.”
(officer’s report WA/2010/0378)

The following changes have been made to the current proposal:

Roof form is different. Previously the roof would have been
raised to 8.9m with one large roofscape spanning the entire
footprint, whereas the currently proposed roof breaks up this
bulk and massing by creating a double ridge and valley roof.
The layout of rooms has changed in order to avoid direct
overlooking of neighbouring properties (in particular no.118).
All the bedrooms would now face to the rear.



The plans for the previous proposal are shown below:

WA/2010/0378 - Proposed Ground Floor Plan (not to scale)



WA/2010/0378 - Proposed first floor plan (not to scale)



WA/2010/0378 - Proposed Elevations (not to scale)

WA/2010/0378 — Proposed roof plan and section drawing



Impact on visual amenity and compliance with Policy BE3

The site is within the Area of special Environmental quality subject to Policy
BE3 wherein new development for housing will not be allowed within the
areas of South Farnham shown on the Proposals Map if the Council believe
that the development would:-

(a) lead to an erosion of its semi-rural character;

(b) be out of keeping with the scale, pattern and density of surrounding
development;

(c) detract from the well wooded appearance of the area;

(d) lead to pressure for the fragmentation of other development ;

(e) result in the loss of hedges or walls.

The existing bungalow occupies a backland plot, with no direct street frontage.
The proposal would increase the bulk and massing of the building. However,
the footprint would be enlarged only slightly and it is considered that the
resultant built form would not erode the semi-rural character.

The surrounding area is made up of a range of dwellings from two-storey
dwellings to bungalows. The current proposal would create a chalet bungalow
and whilst this a backland plot the additional bulk and massing would not
appear out of keeping with the scale, pattern or density of surrounding
development.

The proposal would only increase the footprint marginally and there is
considered to be no harmful impact on trees on site (this issue is explored
later in this report).

The proposal is for householder extensions and the development would not
lead to pressure for fragmentation of other development.

There would be no loss of hedges or walls as a result of the proposal.

The proposed roof addition is relatively low profile due to the double ridge and
valley roof. From the front the building would appear as a low profile chalet
bungalow and the bulk and massing, when viewed from the sides, would be
relatively modest due to this roof configuration.

Officers consider that the proposal would not conflict with Policy BE3. The key
issue for members to consider is whether the built form as proposed would be
out of keeping with the surrounding area and whether it would harm the
character of the area.

Impact on trees

The Tree and Landscape Officer has been consulted on the scheme and
raises no objection in relation to trees on site, either in relation to the
proposed development or the construction process. It is considered that there
would not be any significant impact on trees.



Impact on residential amenity

As with the previous application, due to the separation distances to the
boundaries, it is not considered that the bulk and massing of the proposed
dwelling would result in material harm to amenity by way of loss of light,
overshadowing, overbearing form or any other form of harm to amenity.

In terms of overlooking, the scheme has been redesigned to ensure that the
main habitable rooms face to the rear, where any views over the bank and
fence to the rear would only provide views of another bank and not the main
garden area of the property to the south ‘Pinewood’. This view is consistent
with that reached in the previous proposal.

The side facing first floor windows have been omitted.

To the front there would be an en-suite bathroom, stairway, bathroom and
study window. The bathroom window would be obscurely glazed and the
remaining windows would be high level (cill height over 1.7m). As a
consequence, it is considered that there would be no material overlooking
from these windows. Notwithstanding this, there is substantial mature conifer
screening to the northern boundary. Whilst this could not be relied upon in
perpetuity it would reduce any potential overlooking currently.

It is considered therefore that the proposal would not cause any material harm
caused to residential amenity.

Effect on SPAs

As the proposal is for a residential extension it is not likely to result in a
material increase in the number of people and therefore would not have a
significant effect upon the integrity of the SPAs.

Conclusion

The proposal is considered to have overcome the issues previously raised in
respect of the previous application. Moreover, It would not cause residential or
visual amenity and is consistent with the tests of Policy BE3 of the Local Plan.
As such, the recommendation is for approval.



Recommendation

That permission be GRANTED subject to the following conditions:

1.

Condition

The drawing numbers relevant to this decision are PRO1A, PRO3C,
PRO4, PRO5, EX01, EX02, EX03, EX04A and EXO05. The development
shall be carried out in accordance with the approved plans. No
material variation from these plans shall take place unless otherwise
first agreed in writing with the Local Planning Authority.

Reason

In order that the development hereby permitted shall be fully
implemented in complete accordance with the approved plans and to
accord with Policies D1 and D4 of the Waverley Borough Local Plan
2002.

Condition

The materials to be used in the construction of the external surfaces of
the development hereby permitted, shown to match the existing on the
submitted plans, shall match those in the existing building(s).

Reason
Having regard to the character of the area and to accord with
Policy(ies) D1, D4 and BE3 of the Waverley Borough Local Plan 2002.

Condition

No development shall take place until samples of the materials to be
used in the construction of the external surfaces (those which are not
shown on the plans to match the existing materials i.e. tile hanging and
barge boards on dormer windows) of the development hereby
permitted have been submitted to and approved in writing by the Local
Planning Authority. Development shall be carried out in accordance
with the approved details.

Reason
Having regard to the character of the area and to accord with
Policy(ies) D1, D4 and BE3 of the Waverley Borough Local Plan 2002.

Condition

Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) Order 1995 (or any order revoking
and re-enacting that Order with or without modification), no
windows/dormer windows or other openings other than those expressly
authorised by this permission shall be constructed in the north-western
elevation of the extension hereby permitted, at first floor level or above,
without the prior written permission of the Local Planning Authority.



Reason
To prevent the overlooking of the neighbouring property and to accord
with Policies D1 and D4 of the Waverley Borough Local Plan 2002.

SUMMARY OF REASONS FOR GRANTING PERMISSION

The development hereby granted has been assessed against the
following Development Plan policies: Policies D1, D4, D5, D6, D7 and
BE3 of the Waverley Borough Local Plan 2002 and material
considerations, including third party representations. It has been
concluded that the development would not result in any harm that
would justify refusal in the public interest.



