WINCHESTER CITY COUNCIL
PLANNING COMMITTEE

Case No: 19/01205/HOU
Proposal Description: Single storey side extension to existing residential property.
Address: Walcote Place High Street Winchester SO23 9AP

Parish, or Ward if within St Bartholomew
Winchester City:

Applicants Name: Mr Josh Mathias
Case Officer: Curtis Badley

Date Valid: 4 June 2019
Recommendation: Application Permitted
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WINCHESTER CITY COUNCIL
PLANNING COMMITTEE
General Comments

Application is reported to Committee due to the number of comments contrary
to the Officer’s recommendation.

An application for listed building consent with reference: 19/01206/LIS is currently
also under consideration in conjunction with this householder application.

Site Description

Walcote Place is a Grade Il Listed building located within the Central Winchester
Conservation Area, set back from the High Street. The building was originally a
dwelling built in the mid 18th Century that was converted into office use and has
since been converted back into residential with 3 apartments.

The proposed development is sited within the rear courtyard which serves number 1
Walcote Chambers. The front of the house is accessed from Walcote Place, a
pedestrian passageway which links Cross Street with High Street and rear access is
made from a staircase which passes to the North of the adjoining retail unit, 6
Walcote Place into the side courtyard.

The property has two en-suite bedrooms which are located on the first floor and
within the ground floor exists a lounge, kitchen and WC. Whilst the site lies relatively
level, the property and adjoining side courtyard, which forms the sole private amenity
space for this property, is set at a lower elevation in comparison to Cross Street with
levels in the surrounding area rising to the North West.

Proposal

The proposal seeks to replace the existing lean to timber structure which exists
within the side courtyard with a brick built single storey side extension, continuing to
serve the private residential property, Walcote Place.

The proposal is of a similar scale and positioning in comparison to the existing timber
lean to structure and is separated from the existing neighbouring apartment to the
South by a narrow passageway accessed by a rear door (retained as a maintenance

gap).

The proposed extension would be brick built with a mono pitch lead roof and roof
lights placed alongside the existing side elevation. The extension includes Crital style
windows and doors within the North elevation facing the courtyard.

Relevant Planning History
13/02730/FUL (PER — 23.06.2014) Conversion of existing building into 1no. house and
3no. apartments with 4no. parking spaces (AFFECTS THE SETTING OF A LISTED
BUILDING) (RESUBMISSION)

13/02794/LIS (PER — 23.06.2014) Conversion of existing building into 1no. house and
3no. apartments with 4no. parking spaces
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Consultations

WCC Historic Environment: No objection

Pre-application advice was given and has been taken on board as part of the current
proposals through the reduction of the eaves height and by providing a simpler detail to
the northern elevation. The proposed extension is modest in scale, subservient to the
existing building and would not result in the loss of historic fabric. The proposals are
concluded not to harm the character or appearance of the conservation area and no
objection is raised subject to a detailed material condition (attached).

Representations:

City of Winchester Trust:
No Comment

7 letters received objecting to the application for the following material planning reasons:

e Not in keeping with grade Il listed building and surrounding conservation area

e Overbearing, overshadowing and overlooking upon neighbouring properties within
Staple Gardens

Reduce amount of light and outlook of neighbouring properties

Overdevelopment of existing small open area

Produce additional light spill at night

Non compliance with guidance set out in the High Quality Places Supplementary
Planning Document and the National Planning Policy Framework

Relevant Planning Policy:

Winchester Local Plan Part 1 — Joint Core Strategy (2013)
DS1 — Design Strategy and Principles

CP13 - High Quality Design

CP20 — Heritage and Landscape Character

Winchester Local Plan Part 2 — Development Management and Site Allocations (2017)
DM15 - Local Distinctiveness

DM16 — Site Design Criteria

DM17 — Site Development Principles

DM27 — Development in Conservation Areas

DM28 — Demolition in Conservation Areas

DM29 — Heritage Assets

National Planning Policy Guidance/Statements:
National Planning Policy Framework

Supplementary Planning Guidance
High Quality Spaces (2015)
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Planning Considerations

Principle of development:

The development falls in land designated in the settlement boundary of Winchester,
where the principle of residential development is generally acceptable, where it can be
carried out in accordance with national and local planning policy and without harm to the
character and appearance with the surrounding area or the amenities of neighbouring
properties.

Design/layout:

The proposal seeks to construct a simple, modern lean to extension which is
designed to largely match the existing position, scale and roof pitch of the existing
lightweight timber structure with a glazed lean to roof. The proposal is separated
from the existing neighbouring apartment to the South by a narrow maintenance gap
and is built adjacent to the property boundary with Westgate Chambers and 1 Staple
Gardens to the East.

The extension is subservient to the existing dwelling house and enables a sufficient
extent of external amenity space to be retained to the North, leaving the external
access unaffected. The extension by virtue of its simple form and use of high quality
materials is considered to be in keeping with the existing property and surrounding
historic context.

The proposal is therefore considered to comply with policies CP13 (LPP1) and DM16
(LPP2) which seek, among other objectives, to ensure that development responds
positively to the local environment in terms of its design, scale and layout and use
high quality materials which are attractive, durable and appropriate in their context.

Impact on character of area:

The built form of the existing and adjacent buildings and the relative increase in
surrounding site levels is considered to effectively obscure the proposal from being
widely visible from the surrounding conservation area. The proposal would not be
visible until within the vicinity of the immediate site and as a result, the proposed
development is considered to respect the qualities and character of the conservation
area, in compliance with policies DM15 and DM27 of the WD Local Plan Part 2.

Impact on neighbouring amenity:

As a result of the conversion back into residential units, a large rear window of an
apartment within this building (indicated to be Plot 2) is in close proximity to the
proposed extension. This window is currently used as an en-suite bathroom and has
been internally screened to remove any overlooking impact from the existing patio
area of Walcote Place. As a result of the proposed alteration and ancillary use of this
room, the provision of a maintenance gap (0.9m) is considered to be sufficient to
allow some light to pass through if necessary and for the window to be retained.
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The proposal is sited adjacent to the West of neighbouring residential property, 1
Staple Gardens, a three storey town house which has a small rear terrace at ground
floor and a small balcony at first floor which form the exclusive outdoor residential
amenity space for this property. The proposed extension projects adjacent to the
rear wall of this property at ground floor level which does not feature any windows.
Whilst the proposed extension will alter the outlook from the adjoining ground floor
terrace, it is considered due to the existing relationship and the proposed design this
will not amount to a demonstrable loss of amenity to justify refusing the application.

The existing lean to roof form and timber structure is located adjacent to the balcony
positioned at the first floor of this neighbouring property. The lead roof form is
proposed to replace this clear glazed roof within a near identical position to the
existing roof form. Whilst the proposed lead roofing material is darker in colour and
texture to the existing roof form, the outlook from this property and external amenity
space is not considered to be adversely darkened as a result of the relative position
of this roof form below the natural outlook from this window and raised terrace.
Furthermore, the positioning of rooflights away from this property is considered to
allow both natural light to reach the existing dwelling house, Walcote Place, and
reduces the current overlooking impact experienced from this neighbouring property,
1 Staple Gardens.

The proposal is located adjacent to the single storey extension to the rear of Walcote
Chambers which is occupied by offices. This neighbouring flat roof form features a
number of convex roof lanterns and are positioned at a lower level in comparison to
the proposal. The resultant relationship with this property is considered to not be
significantly adversely effected by the proposed extension as a result of the modest
roof form proposed and existing setting within built form. Furthermore, it is
considered that due to the scale of the proposal and distance maintained from
number 2 and 3 Staple Gardens that no additional impact upon the residential
amenity of these neighbours should arise.

It has been confirmed by the agent that the proposal will be positioned in its entirety
within the application site as outlined in red and a additional informative is attached
to any planning permission granted to remind the applicant that other
permissions/agreements may be required to carry out the works e.g. party wall
agreement.

Highways/Parking

The considered application is for a ground floor extension where the house
maintains two bedrooms. As such, the proposal is not considered to result in a
material change in the amount of parking associated with the dwelling. Therefore,
there is no justifiable need for conditions or refusal based on highways grounds
related to the continued use of the dwelling.

Recommendation
Application Approved subject to the following condition(s):

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

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

2. The materials to be used in the construction of the external surfaces of the
development hereby permitted shall be those as detailed in Materials Schedule
provided by CFW Architects on 31%' May 20109.

Reason: To ensure a satisfactory visual relationship between the new development
and its surroundings.

3. The development hereby approved shall be constructed in accordance with the
following plans:

Site and Location Plan (Drawing Number: AP005 Revision A) Received: 04.06.2019
Block Plan (Drawing Number: AP080 Revision E) Received: 31.05.2019

Proposed Plans and Elevations (Drawing Number: AP080 Revision E) Received:
31.05.2019

Proposed Details (Drawing Number: AD505) Received: 31.05.2019

Reason: In the interests of proper planning and for the avoidance of doubt.
Informatives:

01. In accordance with paragraph 38 of the National Planning Policy Framework
(NPPF) (July 2018), Winchester City Council (WCC) take a positive and proactive
approach to development proposals, working with applicants and agents to achieve
the best solution. To this end WCC:

- offer a pre-application advice service and,

- update applicants/agents of any issues that may arise in the processing of their
application, where possible suggesting alternative solutions.

In this instance a site meeting was carried out with the agent following an on site pre-
application advice meeting and written advice.

02. The Local Planning Authority has taken account of the following development
plan policies and proposals:

The Local Plan Part 1 (2013) DS1, CP13, CP20

The Local Plan Part 2 (2017): DM15, DM16, DM17, DM27, DM28, DM29
National Planning Policy Framework

High Quality Spaces (2015) Supplementary Planning Guidance

03. This permission is granted for the following reasons:

The development is in accordance with the Policies and Proposals of the
Development Plan set out above, and other material considerations do not have
sufficient weight to justify a refusal of the application. In accordance with Section
38(6) of the Planning and Compulsory Purchase Act 2004, planning permission
should therefore be granted.
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04. All building works including demolition, construction and machinery or plant
operation should only be carried out between the hours of 0800 and 1800 hrs
Monday to Friday and 0800 and 1300 hrs Saturday and at no time on Sundays or
recognised public holidays. Where allegations of noise from such works are
substantiated by the Environmental Protection Team, a Notice limiting the hours of
operation under The Control of Pollution Act 1974 may be served.

05. Please be respectful to your neighbours and the environment when carrying out
your development. Ensure that the site is well organised, clean and tidy and that
facilities, stored materials, vehicles and plant are located to minimise disruption.
Please consider the impact on your neighbours by informing them of the works and
minimising air, light and noise pollution and minimising the impact of deliveries,
parking and working on public or private roads. Any damage to these areas should
be remediated as soon as is practically possible.

For further advice, please refer to the Construction Code of Practice
http://www.ccscheme.orqg.uk/index.php/ccs-ltd/what-is-the-ccs/code-of-considerate-

practice

06. Please be advised that Building Regulations may be required for this
development. Please contact WCC Building Control Department for more information
(T: 01962 848176, E: buildingcontrol@winchester.gov.uk)

07. The applicant should note that this permission does not give any property rights
to building on or encroach over or under the adjoining property. The applicant may
be required to serve notice under the Party Wall etc Act 1996.
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