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RECOMMENDATION:REFUSE for the following reasons: 

Specific Implications For:  
 
Equality and Diversity 
  
Community Cohesion 
 
Narrowing the Gap 

Electoral Wards Affected:  
 
Chapel Allerton 
 

 Ward Members consulted 
 (referred to in report)  
Yes 

Originator: Sarah 
Woodham 

Tel: 2224409 

 
The Local Planning Authority consider the two storey side extension to be u
reason of its scale and form representing an overdevelopment of the built fo
detached property with consequential impact on the amount and quality of p
space for the occupants of this extended dwelling. The extension is therefor
Policy GP5 Leeds Unitary Development Plan (Review) 2006 and contrary to
contained within SPG13 - 'Neighbourhoods for Living' 
 
 INTRODUCTION: 
1.1 This application is brought before Plans Panel East following a req

Councillor Rafique. He considers that due to the applicant’s circum
letters of support from local residents that the application should be
Plans Panel.  
 

 
2.0 PROPOSAL: 
2.1 The planning application relates to the erection of a two storey side

measure 3.1metres wide and 8.4 metres in length. The first floor w
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0.35 metres. The extension is proposed to be constructed in materials to match the 
rest of the house. It proposes a lounge and utility room on the ground floor and a 
bedroom, en suite and enlarged bathroom on the first floor.  

 
3.0 SITE AND SURROUNDINGS: 
3.1 The application site is an extended semi-detached dwelling. It is located on a corner 

plot of land and is bounded on three sides by highways which are Henconner Lane, 
Zermatt Grove and School Lane. It has the benefit of a part two storey and part 
single storey rear extension and a detached garage. Within the plot there is an area 
of grass to the front and side and an area of hardstanding to the side accessed from 
the rear. The property is constructed of brick and render with a tile roof. There is a 
brick garage built up to the back edge of the footway, accessed also to the rear. The 
area is mixed residential in character. There are semi detached houses, terraced 
houses and also larger detached houses in the immediate locality. The site is 
generally level and is located within Chapel Allerton Conservation Area. 

 
4.0 RELEVANT PLANNING HISTORY: 
4.1 34/135/93 – single storey rear extension. Approved 14 July 1993 
 34/65/04   - first floor rear extension. Approved 27 April 2004 
 
4.2 PREAPP/10/00679 – two storey side extension. Advised not to submit application 

as would constitute overdevelopment of the site. 
 
5.0 HISTORY OF NEGOTIATIONS: 
5.1 None 

 
6.0 PUBLIC/LOCAL RESPONSE: 
6.1 Neighbour notification letters were sent out on 19 October 2011, a site notice was 

erected on 28 October 2011 and a newspaper advert was published 3 November 
2011 advertising the development as affecting the character of the Conservation 
Area.  One letter of objection has been received covering the following points: 
 
1. Extension will encroach into area currently used for parking applicant’s three cars. 
Without this space these cars would presumably park on the public highway which is 
already heavily trafficked. 
 
Councillor Rafique supports the application as the applicant has an extended family 
and needs space to accommodate 3 grand children. Applicants have supporting 
neighbour letters. 
 
Two support letters have been received from 38 and 40 Henconner Lane. 

 
7.0 CONSULTATIONS RESPONSES: 
7.1 None 
 
8.0 PLANNING POLICIES: 
8.1 The development plan includes the Regional Spatial Strategy to 2026 (RSS) and the 

adopted Leeds Unitary Development Plan (Review 2006). The RSS was issued in 
May 2008 and includes a broad development strategy for the region, setting out 
regional priorities in terms of location and scale of development. Accordingly, it is not 
considered that there are any particular policies which are relevant to the 
assessment of this application. 
 

8.2 The development plan for the whole of the Leeds District is the Leeds Unitary 
Development Plan (UDP) Review (2006). Planning proposals must be made in 



accordance with the development plan unless material considerations indicate 
otherwise. 
 

8.3 Relevant Leeds Unitary Development Plan (Review) 2006 Policies:  
 

Policy GP5: Refers to proposals resolving detailed planning considerations 
(access, landscaping, design etc), seeking to avoid problems of 
environmental intrusion, loss of amenity, danger to health or life, pollution 
and highway congestion and to maximise highway safety.  
 
Policy BD6: Refers to the scale, form, materials and detailing of an 
extensions design in respect of the original building. 
 
Policy N19: seeks to preserve and enhance areas designated as 
Conservation Areas, in order to ensure that not only does no detriment 
result from any form of built development but also that such development 
should seek to improve and enhance its setting wherever possible. 
 
Policy BC7: Refers to the use of local materials in development 

 
8.4 Leeds City Council Householder Design Guide (Draft) 2011: This guide provides 

help for people who wish to extend or alter their property. It aims to give advice on 
how to design sympathetic, high quality extensions which respect their surroundings. 
This guide helps to put into practice the policies from the Leeds Unitary Development 
Plan which seeks to protect and enhance the residential environment throughout the 
city. 
 

8.5 The document is currently in a draft form for formal public consultation and will be 
used as a working document for development management purposes. It is intended 
that following public consultation it will be adopted as a Supplementary Planning 
Document within the within the Leeds Local Development Framework by the City 
Council. The following policies are relevant: 
 
HDG1: All alterations and extensions should respect the scale, form, proportions, 
character and appearance of the main dwelling and the locality/ Particular attention 
should be paid to: 
i) The roof form and roof line;  
ii) ii) Window detail;  
iii) iii) Architectural features; 
iv) iv) Boundary treatments 
v) v) Materials; 
 
HDG2: All development proposals should protect the amenity of neighbours. 
Proposals which harm the existing residential amenity of neighbours through 
excessive overshadowing, over-dominance or overlooking will be strongly resisted. 
 
 

8.6 Chapel Allerton Conservation Area Appraisal: The site lies within Character Area 4. 
This area is characterised by artisan terraced houses 
 

8.7 Neighbourhoods for Living SPD 
 

8.8 Planning Policy Statement 1: Delivering Sustainable Development: This document 
sets out the Government's overarching planning policies on the delivery of 
sustainable development through the planning system. PPS1 states: 



 
Planning policies should promote high quality inclusive design in the layout 
of new developments and individual buildings in terms of function and 
impact, not just for the short term but over the lifetime of the development. 
Design which fails to take the opportunities available for improving the 
character and quality of an area should not be accepted. 
 
Good design ensures attractive usable, durable and adaptable places and 
is a key element in achieving sustainable development. Good design is 
indivisible from good planning.  

 
8.9 Planning Policy Statement 5 – Planning for the Historic Environment: The 

Government’s overarching aim is that the historic environment and its heritage 
assets should be conserved and enjoyed for the quality of life they bring to this and 
future generations.  
 

9.0 MAIN ISSUES 
• Overdevelopment of the site 
• Parking   
• Impact on Conservation Area and visual amenity 

 
10.0 APPRAISAL 
 
 Overdevelopment 

 
10.1 The dwelling already has the benefit of a part two storey and part single storey rear 

extension. There is a detached garage close up to the back of the extension which 
restricts access into the only private area of land at the rear. This is accessed by a 
gate along the back access road, Zermatt Grove and not from within the site. The 
proposal would be built on land which is presently partly hard surfaced and partly 
grassed. The land that would remain post extension would be the front garden, a 
strip down the side of the enlarged house of approx. 3.2m wide and two areas of 
hardstanding at the back. One of these would have to be used as parking for the 
cars associated with the house and the other is the small area behind the dining 
room that is only accessed via the back road. The house will not benefit from any 
private amenity space readily accessible to the occupants of the dwelling.  

 
10.2 SPG 13 – ‘Neighbourhoods for Living’ suggests that private amenity space should 

equate to two thirds the floor space of the dwelling, expanded or otherwise. The 
dwelling currently has no private space and relies solely on the land to the side and 
front of the property.  The increase in the size of the dwelling will only add to the 
reduction in the amenity of the occupiers of the house by removing a large portion of 
the side garden area. As such the proposal is considered to be detrimental to the 
residential amenity of the occupiers of the house and contrary to policy GP5 of the 
Leeds Unitary Development Plan and advice contained within ‘Neighbourhoods for 
Living’ SPD.  
 
Parking 

 
10.3 The land available for parking will be compromised by the extension and it will make 

it less attractive for the occupiers to park within the remaining land at the rear. There 
will be an increased risk of vehicles parking on street, rather than negotiating the 
more compact residual area at the rear of the house. This was a matter of concern 
for the local resident who objected to the application. 

 



 Conservation Area / Visual Amenity 
 

10.3 The application site is Chapel Allerton Conservation Area, character area 4. This 
area is characterised by artisan terraced houses. However the application site is 
more modern semi-detached house and classed as a neutral structure within the 
conservation area.  The scheme is for a two storey side extension which in itself is 
subservient to the main house. It uses matching materials and the fenestration is 
similar to that of the main house. It is considered that the extension does not detract 
from the character of the conservation area and maintains the neutrality of the 
application site. 

 
 Others matters / Special Circumstances 
 
10.4 It is accepted that the applicant has the need for additional space for her extended 

family however in extending the property as proposed it results in a dwelling with no 
useable private amenity space for the enlarged family to use. The personal 
circumstances of the applicant are not considered sufficient to override the 
concerns and therefore justify approval of this application. 

 
11.0 CONCLUSION 
11.1 It is considered that although the extension will not have an adverse impact on the 

character of the Conservation area, the resulting enlarged dwelling will have no 
useable amenity space to the detriment of the residential amenity of the occupiers of 
the dwelling and should be refused. 

 
Background Papers: 
Application and history files. 
Certificate of Ownership Mrs B Kaur 
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