DELEGATED OFFICER REPORT

	Application Ref:
	H/24/97582

	Site Address:
	10 BREACH LANE, BISHOPSTOKE, EASTLEIGH, SO50 6LU

	Case Officer:
	Claire Campbell-Best

	Description:
	Loft conversion with dormer to north elevation


	Particular Site Constraints
	Yes   ☒
	No   ☐

	Within the Urban Edge
Heritage – The Mount Hospital, a locally listed building is situated approx. 110m southwest of the site
Southern Water Sewers 2m Buffer – Foul Sewer



	Planning History
	Yes   ☒
	No   ☐

	Reference No.
	Description
	Decision

	R/15/77507
	Reserved Matters for appearance, landscape, layout and scale pursuant to Outline Planning Permission O/13/72892 (dated 18 February 2014) for residential (Class C3) development for 85 dwellings, community allotments and orchard, open space, car parking, details of vehicular access arrangements, and associated works
	Approve The Reserved Matters – 11/02/2016

	O/13/72892
	Outline: Planning application for residential (Class C3) development, community allotments and orchard, open space, car parking, details of vehicular access arrangements, and associated works, all other matters (layout, scale, appearance and landscaping) are reserved for future approval
	Grant Outline Permission – 08/02/2014



	Publicity:
	Letters   ☒
	Site Notice   ☐
	Newspaper   ☐

	Representations:
	One letter of objection from 9 Gilman Court:

No.10 Breach Lane fronts onto a private road. This private road is strictly permitted for use only by Bishopstoke Park residents, delivery and visitors to Bishopstoke Retirement Village. There is no parking for any properties from Breach Lane. The side and rear of the property is for access only for no.10 and one other owner's garage and parking. Our concern is whilst the work is being done, where are contractors going to park their vehicles, also the length of time the work may take to finish. We do not wish to live on a building site and all the problems this can cause to all the elderly residents.

The applicant also commented in response to the objection, noting the following (summarised):

· All construction vehicles will be parked on the driveway during building works and not on Breach Lane.
· Any scaffolding will be placed on the driveway to the rear of the property.
· Building work is not expected to last for a long period of time.
· Applicant will park in the resident’s parking area in Bow Lake Walk during construction work.

	Bishopstoke Parish Council:
	No comments received

	Ecology:
	No objection. Precautionary working method recommended as an informative to avoid harm to protected species.



	Site Visit:
	Yes ☒
	No ☐

	Details: Site visit carried out 15/07/2024 – Photographs on file.




	Policy:

	
National Planning Policy Framework 
Planning Practice Guidance

Development Plan:
The Eastleigh Borough Local Plan 2016-2036 The most relevant policies are Strategic policies S1 and S2; and Development Management policies DM1, DM2, DM11, DM12 and DM14.

Supplementary Planning Documents:
Quality Places and Residential Parking Standards.




	Assessment:

	
Site and Surroundings

The application site relates to a two storey detached dwelling located on the northeastern side of Breach Lane. The principal elevation fronts Breach Lane; to the rear of the dwelling is an attached garage and driveway, to the west of the property is an enclosed garden.The dwelling forms part of a relatively recent residential development whereby the properties are fairly uniform in appearance and are finished in red facing brickwork and tile hanging. Approximately 110m southwest of the site lies The Mount Hospital, a locally listed building which has since been converted into retirement apartments. Planning permission was granted in 2014 for the construction of a two and three storey block of retirement flats (Gilman Court), this is now complete and situated between The Mount Hospital and the application site.

Proposal

This application seeks the approval for a loft conversion; this would include a rear box dormer with 2no. rooflights and 1no. window to the northern roof slope, 2no. rooflights to the southern roof slope and a second floor window inserted into the western side elevation. The loft conversion would create second floor accommodation comprising a bedroom and bathroom. The dormer would be tile hung to match the existing materials found on the host dwelling.

Principle

The application site falls within the urban edge, whereby alterations or extensions to, or within the curtilage of residential dwellinghouses are considered to be acceptable in principle, however, would be subject to the following considerations listed below.

Character and Appearance

10 Breach Lane is positioned so that the principal elevation fronts Breach Lane; the eastern side and rear elevations are also visible from Bow Lake Walk, therefore, the property is considered to be in a prominent location. 

The proposed rear dormer would add bulk and mass to the northern roof slope to a significant degree due to its width and lack of fenestration; it would be set down from the main ridge of the property which would help to reduce the overall prominence of the development. It is acknowledged the dormer would be highly visible from Bow Lake Walk and from the entrance and eastern side of Breach Lane when looking west towards the property. 

However, it has been noted that a dormer of this size could be constructed without the need for formal planning consent which is a material consideration when assessing this application. Discussions have taken place with the agent and amended plans were received which changed the external materials of the dormer from cladding to tile hung so that the proposed development would be more in keeping with the surrounding properties and respectful to the character area.

Additionally, while the application site is nearby the locally listed building ‘The Mount Hospital’ to the southwest, it is more than adequately distanced from this building with two/three storey retirement apartments in between. The site would not be visible from The Mount Hospital, moreover, the rear elevation to the site faces north. As such, the proposed dormer would not affect the setting of the locally listed building.

Turning to windows and rooflights proposed; the windows proposed to the rear dormer and western side elevation would match the fenestration found on the host dwelling (white uPVC). The rooflights would be grey aluminium framed and considered low key and proportionately sized.

In conclusion, the rear dormer on balance, is considered to be acceptable due to the amended external finishes, the abovementioned material consideration and that it would not impact negatively upon the locally listed building. Overall, given the above considerations, the scheme does not warrant refusal of the application in terms of character and design.

Residential Amenity

The neighbours most impacted as a result of the development would be the neighbour to the north, no. 12 Bow Lake Walk and to the west no. 12 Breach Lane.

Impact on 12 Bow Lake Walk:
The proposed rear dormer would face the southern side elevation of 12 Bow Lake Walk. This elevation has 1no. side facing door but there are no side facing windows. The dormer proposes 1no. window which would serve a landing area and is marked as obscured glazed with a top hung opening on the submitted plans and this will be secured by condition. This would prevent any overlooking into the private patio area within the garden to this neighbour. Overall, there would be no unacceptable impact to this neighbour in terms of loss of privacy, light or outlook.

Impact on 12 Breach Lane:
The proposed second floor bedroom window positioned centrally to the western elevation would have an oblique view to this neighbouring garden and would look upon the rear section the garden. This view is comparable when considering the surrounding properties and their first floor rear windows and is unavoidable in an urban setting. Additionally, the garage to the application site, the fencing between shared boundaries and the positioning of 12 Breach Lane itself would screen any direct views onto the private patio area of this neighbour. As such, there would be no unacceptable impact to this neighbour in terms of loss of privacy, light or outlook.

Impact on other nearby neighbouring amenity:
The proposed rooflights to the southern roof slope are above eye level with the nearest properties approximately distanced 20m (minimum) away. It is therefore unlikely the rooflights would generate any unacceptable overlooking or loss of privacy concerns.

In response to the neighbour objection regarding building works, while this is acknowledged, these works will be temporary and will cease when the development is complete. A consider builder’s note will be added to the decision notice to advise the applicants of good practice during construction. 

Highway Safety and Parking

The loft conversion would result in an additional bedroom, resulting in a four-bedroom property which requires 3no. off-street parking spaces as set out in the Residential Parking Standards SPD. There is currently off-street parking for 2no. spaces provided by the garage and driveway to the site; there is no additional space with the curtilage to create the additional required parking space. This would result in the property being undersubscribed for parking and reliant on on-street residential parking bays within the surrounding development. The neighbour objection also raises the lack of parking as a concern, and this has been noted. 

While usually, the lack of parking would warrant refusal of an application in terms of highway safety, in this instance, due to the abovementioned material consideration (the dormer and associated bedroom could be constructed without planning consent), it would not be justifiable to refuse the application on these grounds.

Climate Change:
In July 2019, the Council declared a Climate Change and Environmental Emergency. In doing so it agreed, among other things, to: (a) put in place measures to ensure the Council’s own operations and functions achieve carbon neutrality by 2025; (b) work with partners to aim for all projects and services delivered in the Borough to achieve carbon neutrality by 2030; (c) ensure that the Council’s procurement policy recognises carbon neutrality as one of its primary considerations; and (d) recognise the urgency of action to mitigate and adapt to climate change in every decision taken by the Council. This is underpinned by the Climate and Environment Emergency Strategy 2020–2030 and the supporting Climate and Environmental Emergency Action Plan – Update June 2020.

The declaration of the Climate Change and Environmental Emergency demonstrates a strong commitment from the Council to achieve net zero. The NPPF, development plan and adopted local plan policy do not set this as a specific target, but it is a material consideration to be considered alongside all other material considerations. In any case addressing climate change is a core part of the NPPF and local plan policy.  The need to support the economy is part of the Strategic Environmental Assessment for the adopted local plan, as is an assessment of climate impacts. 

Equalities Implications:
Section 149 of the Equalities Act 2010 created the public sector equality duty. Section149 states:
-	A public authority must, in the exercise of its functions, have due regard to the need to:
a.	eliminate discrimination, harassment, victimisation and any other conduct that is prohibited by or under this Act;
b.	advance equality of opportunity between persons who share a relevant protected characteristic and persons who do not share it;
c.	foster good relations between persons who share a relevant protected characteristic and persons who do not share it.

When making policy decisions, the Council must take account of the equality duty and in particular any potential impact on protected groups. It is considered that this application does not raise any equality implications




	Conclusion: It is acknowledged the lack of parking is a concern, given the material consideration as detailed in the report, on balance the application is recommended for approval, subject to conditions.

	Recommendation:
	PERMIT   ☒
	REFUSE   ☐



