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MEETIN
G: 

PLANNING AND REGULATORY COMMITTEE 

DATE: 9 FEBRUARY 2022 

TITLE 
OF 
REPORT
: 

214263 - THE PROPOSAL INCLUDES A 2 STOREY SIDE 
EXTENSION COMPRISING OF A GARAGE AT GROUND FLOOR 
LEVEL AND A NEW PRINCIPAL BEDROOM AT FIRST FLOOR 
LEVEL, WITH A FURTHER SINGLE STOREY SECTION TO 
PROVIDE WORKSHOP SPACE IN THE GARAGE. ALSO 
PROPOSED IS A BALCONY WITH GLASS BALUSTRADE TO 
THE REAR OF THE PRINCIPAL BEDROOM. AT 13 THE CRAFT, 
SUTTON ST NICHOLAS, HEREFORD, HR1 3BZ 
 
For: Mr. & Mrs. Ward per Mrs Charlotte Knott, 48 Hinton Avenue, 
Hereford, Herefordshire, HR2 6AW 
 

WEBSIT
E LINK: 

https://www.herefordshire.gov.uk/info/200142/planning_services/planning_application_search/details?id=214
263&search-term=214263,  

 

Reason Application submitted to Committee – Staff application 

 
 
Date Received: 19 November 2021 Ward: Sutton Walls  Grid Ref: 353282,245406 
Expiry Date: 14 January 2022 
Local Member: Cllr Ms K S Guthrie  

 
1. Site Description and Proposal 

 
1.1. 13 The Craft is a detached two-storey property located at the end of a cul-de-sac in the Parish 

of Sutton St Nicholas. There is a public right of way located down the north-eastern side of the 
property which provides pedestrian access from the cul-de-sac to the Church of St Nicholas and 
the U72600 found to the south. The property has a large front and rear curtilage with the rear 
garden extending to the east. Bounding to the rear boundary of the property (south) is an open 
field. The entirety of the property is located within the Conservation Area.  
 

1.2. The proposal includes a two storey side extension comprising of a garage at ground floor level 
and a new principal bedroom at first floor level, with a further single storey section to provide 
workshop space in the garage. Also proposed is a balcony with glass balustrade to the rear of 
the principal bedroom.  
 

https://www.herefordshire.gov.uk/info/200142/planning_services/planning_application_search/details?id=214263&search-term=214263
https://www.herefordshire.gov.uk/info/200142/planning_services/planning_application_search/details?id=214263&search-term=214263


 

Further information on the subject of this report is available from Miss Emily Brookes on 01432 261825 

PF2 
 

1.3. Existing elevations  

 
 

1.4. Proposed elevations 

 
  
2. Policies  

 
2.1. The Herefordshire Local Plan Core Strategy policies together with any relevant supplementary 

planning documentation can be viewed on the Council’s website by using the following link:- 
https://www.herefordshire.gov.uk/downloads/file/1788/core-strategy-sections-combined  
 
Herefordshire Local Plan – Core Strategy Policies:  
SS1 – Presumption in favour of sustainable development  
SD1 – Sustainable design and energy efficiency  
LD1 – Landscape and townscape  
 

2.2. Sutton St Nicholas Neighbourhood Development Plan [Adopted 2017] can be viewed on the 
Council’s website by using the following link: https://www.herefordshire.gov.uk/directory-
record/3107/sutton-st-nicholas-neighbourhood-development-plan   

 
Policy 1 – Settlement Boundary  
Policy 6 – Landscape  
Policy 7 – Building Design  

 
2.3. NPPF 
 

Chapter 2 – Achieving sustainable development  
Chapter 12 – Achieving well-designed places 

 
2.4. The Town and Country Planning (Local Planning) (England) Regulations 2012 (as amended) 

(the 2012 Regulations) and paragraph 33 of the National Planning Policy Framework requires a 
review of local plans be undertaken at least every five years in order to determine whether the 

https://www.herefordshire.gov.uk/downloads/file/1788/core-strategy-sections-combined
https://www.herefordshire.gov.uk/directory-record/3107/sutton-st-nicholas-neighbourhood-development-plan
https://www.herefordshire.gov.uk/directory-record/3107/sutton-st-nicholas-neighbourhood-development-plan
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plan policies and spatial development strategy are in need of updating, and should then be 
updated as necessary.  The Herefordshire Local Plan Core Strategy was adopted on 15 October 
2015 and a review was required to be completed before 15 October 2020. The decision to review 
the Core Strategy has yet to be made and is due early November 2020. The level of consistency 
of the policies in the local plan with the NPPF will be taken into account by the Council in deciding 
any application. 
 

3. Planning History 
 
3.1. None relevant 

 
4. Representations 

 
4.1. Sutton St. Nicholas Parish Council support the application 
4.2. Public Right of Way officer has no objection 
4.3. No representations were received from the Press/Site Notice  

 
4.4. The consultation responses can be viewed on the Council’s website by using the following link: 

https://www.herefordshire.gov.uk/info/200142/planning_services/planning_application_search/details?id=214263&se
arch-term=214263  
 

4.5. Internet access is available at the Council’s Customer Service Centres: 
https://www.herefordshire.gov.uk/government-citizens-and-rights/customer-services-enquiries/contact-
details?q=customer&type=suggestedpage  
 

5. Officer’s Appraisal 
 
5.1. Section 38 (6) of the Planning and Compulsory Purchase Act 2004 states as follows: “If regard 

is to be had to the development plan for the purpose of any determination to be made under the 
Planning Acts the determination must be made in accordance with the plan unless material 
considerations indicate otherwise.” 
 
 

5.2. In this instance the adopted development plan is the Herefordshire Local Plan – Core Strategy 
(CS) and the ‘made’ Sutton St Nicholas Neighbourhood Development Plan (NDP). At this time 
the policies in the NDP can be afforded weight as set out in paragraph 48 of the National Planning 
Policy Framework, which itself is a significant material consideration. 
 

5.3. The Town and Country Planning (Local Planning) (England) Regulations 2012 (as amended) 
(the 2012 Regulations) and paragraph 33 of the National Planning Policy Framework requires a 
review of local plans be undertaken at least every five years in order to determine whether the 
plan policies and spatial development strategy are in need of updating, and should then be 
updated as necessary.  The Herefordshire Local Plan Core Strategy was adopted on 15 October 
2015 and a review was required to be completed before 15 October 2020. The decision to review 
the Core Strategy was made on 9th November 2020.  The level of consistency of the policies in 
the local plan with the NPPF will be taken into account by the Council in deciding any application. 
 

5.4. The principle of residential extensions is considered acceptable, as written in SD1 of the CS, 
subject to the enlargement respecting the scale, height, massing and proportions of the 
existing dwellings and ensuring that that it causes no harm to the amenity of neighbours 
through the loss of light, overshadowing or through overlooking. The extension is subservient 
with the host dwelling appearing to remain as the dominant feature. The extension has a height 
to ridge sited below that of the host dwelling, emphasising the subservience to the host. The 
contrast in external materials aids in reading the extension as a later addition. The proposal 
has been designed in a manner that reflects the host dwelling, with the extension respecting 
the scale, height, massing and proportions of the host dwelling. This design approach ensures 
that the existing design of the dwelling is respected, harmonising with the residential character 

https://www.herefordshire.gov.uk/info/200142/planning_services/planning_application_search/details?id=214263&search-term=214263
https://www.herefordshire.gov.uk/info/200142/planning_services/planning_application_search/details?id=214263&search-term=214263
https://www.herefordshire.gov.uk/government-citizens-and-rights/customer-services-enquiries/contact-details?q=customer&type=suggestedpage
https://www.herefordshire.gov.uk/government-citizens-and-rights/customer-services-enquiries/contact-details?q=customer&type=suggestedpage
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of the dwelling and wider locale. Although the material proposed contrasts with the host, it is 
considered that this material choice complements the host dwelling and ensures that the 
addition is read as a later addition. Due to the appropriate design also it is not considered that 
the proposal would harm the character or appearance of the Conservation Area. As such, the 
scheme is of an appropriate scale, design and appearance and is in adherence with LD1, LD4 
and SD1 of the CS and Policies 6 and 7 of the NDP. 
 

5.5. Whilst no concerns have been raised with regards to the impact the extension would have on 
the amenity of neighbouring dwellings by way of overlooking, loss of light and outlook and sense 
of overbearing scale, I must give this due consideration. The side extension would be located 
8.25 metres from the neighbouring property to the north east (from dwelling to dwelling over the 
PROW). This is considered sufficient distancing to alleviate concerns for overlooking, 
overshadowing or overbearing effects. Moreover, given that the property is bounded by an open 
field to the rear (south east facing) it is not considered that the proposal would give rise to 
overlooking, overshadowing or overbearing effects to the rear. The balcony would be located on 
the south-east elevation (rear facing) therefore given that this outlooks over the field it is not 
considered that this feature would give rise to overlooking of neighbouring properties. No 
concerns with regards to residential amenity are therefore found, thus no conflict with SD1 of the 
CS is found.  
 

5.6. In assessing the application it is considered that the proposal accords with the provisions of the 
Herefordshire Local Plan – Core Strategy and NDP together with the overarching aims and 
objectives of the National Planning Policy. It is therefore my recommendation to grant planning 
permission subject to the below conditions 

 
RECOMMENDATION 
 
That planning permission be granted subject to the following conditions and any further 
conditions considered necessary by officers named in the scheme of delegation to officers: 
 
1. Time limit for commencement (full permission) 

 
The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission. 
                            
Reason: Required to be imposed by Section 91 of the Town and Country Planning 
Act 1990. 
  

2. Development in accordance with the approved plans 
 
The development shall be carried out strictly in accordance with the approved 
plans (drawing nos. 178-07; 178-06; 178-05B; 178-04; 178-03; 178-02; 178-01), 
except where otherwise stipulated by conditions attached to this permission. 
 
Reason. To ensure adherence to the approved plans in the interests of a satisfactory 
form of development and to comply with Policies SD1 and LD1 of the Herefordshire 
Local Plan – Core Strategy, Policies 1, 6 and 7 of the Sutton St Nicholas 
Neighbourhood Development Plan and the National Planning Policy Framework 
 

 
INFORMATIVES: 
 
1. Application Approved Without Amendment 
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The Local Planning Authority has acted positively and proactively in determining this 
application by assessing the proposal against planning policy and any other material 
considerations, including any representations that have been received. It has 
subsequently determined to grant planning permission in accordance with the 
presumption in favour of sustainable development, as set out within the National 
Planning Policy Framework.  
 

 
 
Decision:  ..............................................................................................................................................  
 
Notes:  ..................................................................................................................................................  
 
 ..............................................................................................................................................................  
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