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Recommendation:- Permit, subject to the conditions set out in Appendix 1.

REPORT
1.0 THE PROPOSAL

1.1 The proposal comprises the erection of part two storey part single storey extension 
to form self-contained ancillary residential accommodation for a dependant relative. 
The extension is two storey at the front and single storey behind. The single storey 
element wraps around the rear of the original dwelling house.  The two storey 
element has a hipped roof with a pitched roof dormer on the front roof elevation and 
a flat roofed dormer on the rear elevation. 

1.2 The annex accommodation will replace the existing garage, passage way and 
detached brick outbuilding and will have its own access from the existing drive. It 
will provide a snug, kitchen, dining, living area and WC on the ground floor, and bi-
fold doors leading to the rear garden. Stairs will lead to an en-suite double bedroom 
above in the roof space. A shared utility room has interconnecting doors providing 
access to the kitchen for the main house. The proposed accommodation is self-
contained but the annex will share parking and private amenity space with the host 
property.

1.3 The existing conservatory off the lounge will be removed and will be replaced by 
the wrap around single storey extension. 

1.4 Matching facing bricks and rendering are proposed

1.5 Amended drawings in line with officer suggestions have been submitted and 
neighbours and the Town Council have been re-consulted.

2.0 SITE LOCATION/DESCRIPTION

2.1 The site falls within the built-up area of Bridgnorth and comprises a detached 
bungalow situated within a generous rectangular shaped plot on the north side of 
Love Lane. The area comprises single, 1.5 and 2 storey dwellings with a variety of 
roof designs; and some having flat roof, hipped roofed or gable roofed dormer 
windows, and some have benefited from loft conversions and extensions; including 
the nearest neighbour (no.14). The area comprises a wide variety of age and style 
of properties to the north of the town centre. 

2.2 No.13 is finished in white painted render and has a gable roof finished with 
concrete interlocking tiles. Windows and doors are white Upvc and there is a flat 
roofed garage off the right hand side (north elevation). This abuts the neighbour’s 
No.14) garage/single storey side extension. The rainwater goods associated with 
the neighbour’s existing extension appear to overhang onto the application site.

2.3 The rear garden is bounded by timber panel fencing, walling and well established 
hedging. The frontage has raised flower beds and an in and out circular 
tarmacadam drive which provides off street parking for several vehicles.
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2.4 The erection of the bungalow, garage and outbuilding was approved on 3rd April 
1952. With the exception of the conservatory (which is off the centre/south western 
corner of the property and which replaced the original ‘sun room’ and will be 
removed as part of the current proposal), and the loft conversion (undertaken in 
1996), the ‘original dwelling’ has not been extended off the north western corner.
Therefore, the property benefits from Permitted Development (PD) as a ‘fall back’ 
position, which is a material planning consideration in determining the application.

3.0 REASON FOR COMMITTEE DETERMINATION OF APPLICATION 

3.1 Bridgnorth Town Council has objected contrary to the Officer recommendation and 
the Ward Member has requested/confirmed that the application is determined by 
the Planning Committee.  The Chair and Vice Chair of the South Planning 
Committee, in consultation with the Principal Officer, consider that the material 
planning considerations in this case warrant the application being determined by 
the South Planning Committee.

4.0 Community Representations

- Consultee Comments

4.1 Bridgnorth Town Council have been consulted on each set of amended drawings 
and are noted below in the order which they have been received.

 Recommend refusal as Members were concerned about the potential 
loss of light and loss of residential amenity to the neighbouring property 
(number 14) and they ask that Shropshire Council be mindful of the 
objections raised.

An amended roof design half hip instead of a gable and a pitched roof front facing 
dormer window rather than a flat roofed dormer have been submitted and a further 
rounds of consultation were undertaken. Comments received are as follows;

 Members could see no significant changes to these plans that would 
alter their previous objections and wished to reiterate their previous 
recommendation of refusal.

 Recommend refusal. Members do not consider that the proposed 
changes address their concerns.

4.2 SUDs – advise that a sustainable drainage scheme for the disposal of surface 
water from the development should be designed and constructed in accordance 
with the Councils Surface Water Management.

4.3 SC Affordable Housing - There are no affordable housing obligations associated 
with this proposal.

4.4 - Public Comments

A Site Notice and four direct neighbour letters have publicised the application; 
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Seven representations have been received from the nearest affected neighbour, 
and three from his Agent.  Four addition objections from residents (some who do 
not live in Love Lane) have objected. The issues raised can be viewed in full on SC 
Public Access however can be summarised as follows;

 The description as self-contained ancillary accommodation is a contradiction 
– if proposals are self-contained they cannot be ancillary,

 The application has been submitted on a full application rather than a 
householder, the application is misleading,

 The council will not be able to condition any permission so that it remains 
ancillary

 The application should be considered in respect of it creating a new 
independent residential property (therefore private amenity space, parking 
and turning should be shown on the drawings)

 A new dwelling on the site is overdevelopment,
 A high blank brick wall would be overbearing to the neighbours property and 

garden space,
 Loss of light due to position directly on the south of no.14;
 The extension is not subservient, the scale would dwarf the adjacent 

property,
 The en-suite window should be obscurely glazed and non opening,
 Maintenance of no.14 would be difficult and there would be an overhang,
 No drainage or landscape details are provided,
 There is a large hedge on the boundary between no 13 and 14,
 The neighbour at no.12 is blind and has moved out due to a fire which needs 

to be considered when communicating with her,
 The amendments do not overcome the previous objections,
 Party Wall issues,
 The 6 month delay in submitting amended drawings is a deliberate attempt to 

waste time and delay matters;
 There should be no more leniency to the ongoing saga and it should be 

determined based on the submitted drawings,
 Insufficient separation distances,
 Construction will be difficult, a proper structural assessment is required,
 Access for construction traffic will be difficult,
 The extension is not in keeping,
 The adjoining property is charming & the proposed extension will detract 

from its current beauty. At the moment the properties are similar enough to 
complement each other.

The neighbour at no.14 has also suggested an alternative design, his agent has 
suggested that the bungalow may have been extended in the past and therefore 
does not benefit from PD rights. The neighbour has also employed a Rights of Light 
Surveyor who has considered the proposal in terms of The Building Research 
Establishment (BRE) “Site Layout Planning for Daylight and Sunlight: a good 
practice guide” 2011 by PJ Littlefair, and has suggested that; No daylight or 
sunlight study in support of the application, or to evidence compliance with the 
nationally recognised BRE guidelines has been submitted. As a result, they have 
undertaken a Case Appraisal of the issue and note that the proposed development 
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is likely to:
 Breach the BRE 45-degree test on plan and elevation in relation to the 

rear sitting room window
 Partially breach the BRE Vertical Sky Component test for daylight in 

respect of the rear sitting room window.
A full copy of this report is available for viewing on Public Access.

5.0 THE MAIN ISSUES

Principle of development
Siting, scale and design of structure
Visual impact and landscaping
Residential Amenity
Other matters

6.0 OFFICER APPRAISAL

6.1 Principle of development

6.1.1 Extensions to residential properties are acceptable in principle providing they 
meet the relevant criteria of Shropshire Core Strategy Policy CS6: Sustainable 
Design and Development Principles.  This policy states that development should 
be appropriate in siting, scale or design does not overwhelm or dominate the 
appearance of an original building or that the proposal does not have any 
detrimental impact on the level of residential amenity or harm visual amenity. 
Furthermore, the National Planning Policy Framework (NPPF) at section 12 places 
an emphasis on achieving good design and Policy MD2: Sustainable Design of the 
SAMDev expects development proposals to contribute to and respect locally 
distinctive or valued character and existing amenity value.

6.1.2 The property is in the built up area of Bridgnorth in a sustainable location where 
new residential dwellings would be acceptable in principle. The proposed 
development is ancillary, albeit self-contained to the existing dwelling. However, it 
would not be suitable to be occupied as a separate dwelling due to parking and 
private amenity space and character issues. Therefore, a condition limiting the 
occupation of the proposal as an annex only is deemed necessary.

6.2 Siting, scale and design of structure 

6.2.1 The roof design and front facing dormer window have been amended which have 
reduced the scale and bulk of the roof. As a result the proposal is now deemed 
acceptable and is not considered to be an overdevelopment of the site. The 
extension is set back from the front elevation of the original dwelling and the ridge 
height will be slightly lower than the original roof. This should ensure that the 
original building remains the dominant element with the extension being 
subservient. The rear single storey extension is a fairly typical modern extension for 
this type of dwelling. Adequate private amenity space and off street parking are 
retained the loss of the garage.
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6.3 Visual impact and landscaping

6.3.1 As noted in para. 2.1, the street comprises a varied mix of age, style and sized of 
properties. The extension will be constructed in matching facing materials and thus 
will not adversely impact upon the character and appearance of the dwelling.  The 
proposal will result in the removal of the existing flat roofed garage, which is of its 
time, but does not contribute to the visual amenity of the immediate area. Currently, 
the front door to the property is on the side elevation and the addition of a door on 
the front elevation is considered to be an improvement to the appearance of the 
property.  Hence, there will be no detrimental impact within the streetscene. 

6.4 Residential Amenity

6.4.1 The proposed two storey element to replace the original garage will be adjacent the 
garage/store belonging to no.14. The neighbouring property has a Velux rooflights 
in the side elevation of the roof to the kitchen. However, these are a secondary light 
source and the primary light source is via the window on the front elevation.

6.4.2 The application property is as built in 1952; with the exception of the conservatory 
(which is off the centre/south western corner of the property and which replaced the 
original ‘sun room’ and will be removed as part of the current proposal), and the loft 
conversion (1996), the ‘original dwelling’ including the garage is as approved in 
1952 and has not been extended off the north western corner. Therefore, Permitted 
Development exists for side and rear extensions. i.e. the ‘fallback’ position.

6.4.3 The 'fallback' position is that under Class A of The Town and Country General 
Permitted Development (England) Order 2015 (GPDO),  the applicant could build a 
side extension 1/2 the width of the original property, up to 4m in height (3m to the 
eaves-within 2m of a boundary), and Class E which permits outbuildings up to 2.5m 
in height within 2m of a boundary and elsewhere up to 3m with a flat roof or 4m 
with a pitched roof without the need for planning permission, or any consultation 
with the neighbour.

6.4.4 The current proposal measures 2.3m to the eaves and 4.0m to the lowest part of 
the sloping roof. As the roof height increases, it gets further away from the 
neighbour’s Velux roof lights. The application site is to the south of the neighbour 
and therefore the sun will be at its highest at the point where the new roof is at its 
highest.  Thus, there will be no significant adverse impact upon the daylighting or 
sunlighting to the neighbour’s kitchen from the Velux as a result of the two storey 
element of the proposed extension. However, if it was considered that the height of 
the roof was of concern, the design could be amended in line with the GPDO 
(without the need for planning permission). This could result in the eaves being 
higher i.e. 3m rather than the current 2.3m, and a flat roof at a height of 4.0m rather 
than a ˝ hipped design. This would result in an extension which looks considerably 
less sympathetic than what is shown on the amended drawings.

6.4.5 The proposed single storey rear flat roofed extension projects past the existing 
dining room external wall by 1.43m to the rear. The height of single storey 
extension is 3.18m from ground level.  Bearing in mind that there is already an 
outbuilding belonging to the applicant on the boundary closest to the neighbour’s 
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converted utility room and a 2.0m high wall or fence could be erected under PD 
along the common boundary, and a larger wholly rear extension could be built 
under PD, the proposed extension single storey flat roofed rear element is 
considered acceptable, and will have no significant adverse impact upon the 
residential amenity of the neighbouring property through loss of light or over 
dominance.

6.5 Other matters

6.5.1 There are no rules in planning law which prevent householders from building on the 
boundary line, but there must be no overhang of eaves or rainwater goods on to 
3rd party land. The rainwater goods associated with the objector’s garage 
extension overhang onto the application site. This is separate matter and not 
relevant in determining this application.

6.5.2 The existing garage is built on the boundary, however the proposed extension will 
be slightly off set from the common boundary and the single storey element will 
have a parapet wall. This will ensure that there will be no overhang of eaves or 
rainwater goods onto the neighbour’s land. Maintenance issue of this small gap is a 
private matter and is not a material planning consideration in determining this 
application.

6.5.3 The objecting neighbour has submitted a report prepared by a Rights of Light 
Surveyor which advises that the proposal may impact on the 45° Test in respect of 
the utility room which is now used as a sitting room. The Council does not have an 
adopted 45°Code and therefore little weight can be attributed to this assumption, or 
the request for additional plans. 

6.5.4 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires local 
planning authorities to determine applications in accordance with the provisions of 
the Development Plan unless material considerations indicate otherwise. A 
judgement then has to be made on the extent to which a proposal conflicts with the 
Development Plan and whether any such conflicts are outweighed by other material 
considerations. 

6.5.5 For the reasons discussed previously, in respect of the existing structures and 
features along or on the common boundary and the options for permitted 
development which is allowed under Class A and Class E of The Town and 
Country General Permitted Development (England) Order 2015 (GPDO), which 
would not require any input or consideration by the Local Planning Authority or 
neighbour or Town Council consultation, the comments made by the Rights to Light 
Surveyor are noted however they do not outweigh consideration under adopted 
policies MD2 and CS6 which deal with the need to safeguard residential amenity 
more generally.

6.5.6 Issues relating to the Party Wall Act are private matters which do not fall under the 
jurisdiction of the Council.
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7.0 CONCLUSION

7.1 The proposal is judged to be in scale and character with the original dwelling and 
would not harm residential amenity or the visual amenity of the surrounding area. 
The application therefore accords with the principal determining criteria of the 
relevant development plan policies and approval is recommended, subject to the 
conditions to reinforce the critical aspects.

8.0 Risk Assessment and Opportunities Appraisal

8.1 Risk Management

There are two principal risks associated with this recommendation as follows:

 As with any planning decision the applicant has a right of appeal if they 
disagree with the decision and/or the imposition of conditions. Costs can be 
awarded irrespective of the mechanism for hearing the appeal, i.e. written 
representations, hearing or inquiry.

 The decision may be challenged by way of a Judicial Review by a third party. 
The courts become involved when there is a misinterpretation or misapplication 
of policy or some breach of the rules of procedure or the principles of natural 
justice. However their role is to review the way the authorities reach decisions, 
rather than to make a decision on the planning issues themselves, although 
they will interfere where the decision is so unreasonable as to be irrational or 
perverse. Therefore they are concerned with the legality of the decision, not its 
planning merits. A challenge by way of Judicial Review must be made a) 
promptly and b) in any event not later than six weeks after the grounds to make 
the claim first arose.

Both of these risks need to be balanced against the risk of not proceeding to 
determine the application. In this scenario there is also a right of appeal against 
non-determination for application for which costs can also be awarded.

8.2 Human Rights

Article 8 gives the right to respect for private and family life and First Protocol 
Article 1 allows for the peaceful enjoyment of possessions.  These have to be 
balanced against the rights and freedoms of others and the orderly development of 
the County in the interests of the Community.

First Protocol Article 1 requires that the desires of landowners must be balanced 
against the impact on residents.

This legislation has been taken into account in arriving at the above 
recommendation.
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8.3 Equalities

The concern of planning law is to regulate the use of land in the interests of the 
public at large, rather than those of any particular group. Equality will be one of a 
number of ‘relevant considerations’ that need to be weighed in Planning Committee 
members’ minds under section 70(2) of the Town and Country Planning Act 1990.

9.0 Financial Implications

There are likely financial implications if the decision and / or imposition of 
conditions is challenged by a planning appeal or judicial review. The costs of 
defending any decision will be met by the authority and will vary dependent on the 
scale and nature of the proposal. Local financial considerations are capable of 
being taken into account when determining this planning application – insofar as 
they are material to the application. The weight given to this issue is a matter for 
the decision maker.

10.  Background 

Relevant Planning Policies

Central Government Guidance:
National Planning Policy Framework

Shropshire Core Strategy and SAMDev Plan Policies:
CS6 Sustainable Design and Development Principles
MD2 Sustainable Design

11.       Additional Information

View details online: https://pa.shropshire.gov.uk/online-
applications/simpleSearchResults.do?action=firstPage

List of Background Papers (This MUST be completed for all reports, but does not include items 
containing exempt or confidential information)

Cabinet Member (Portfolio Holder)  
Cllr R. Macey
Local Member  

 Cllr Christian Lea
 Cllr William Parr
Appendices
APPENDIX 1 - Conditions

https://pa.shropshire.gov.uk/online-applications/simpleSearchResults.do?action=firstPage
https://pa.shropshire.gov.uk/online-applications/simpleSearchResults.do?action=firstPage
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APPENDIX 1

Conditions

STANDARD CONDITION(S)

1. The development hereby permitted shall be begun before the expiration of three years 
from the date of this permission.

Reason: To comply with Section 91(1) of the Town and Country Planning Act, 1990 (As 
amended).

2. The development shall be carried out strictly in accordance with the approved plans and 
drawings 
Reason:  For the avoidance of doubt and to ensure that the development is carried out in 
accordance with the approved plans and details.

3. The external materials shall match in colour, form and texture those of the existing 
building.
Reason:  To ensure that the works harmonise with the existing development.

4.  The development hereby permitted shall only be used in association  and incidental to the 
enjoyment of the existing  residential dwelling (13 Love Lane) and shall not at any time be 
sold, let or otherwise disposed of or allowed to be occupied as a separate unit of 
residential accommodation.
Reason:  To ensure proper control of the development and to avoid any future 
undesirable fragmentation of the curtilage.

Informatives

In arriving at this decision Shropshire Council has used its best endeavours to work with the 
applicant in a positive and proactive manner to secure an appropriate outcome as required in 
the National Planning Policy Framework, paragraph 38.

In determining this application the Local Planning Authority gave consideration to the following 
policies:

Central Government Guidance:
National Planning Policy Framework

Shropshire Core Strategy and SAMDev Plan Policies:
CS6 Sustainable Design and Development Principles
MD2 Sustainable Design


