
 
 
 
 
 
 
 

Proposal: Two storey side extension and new boundary fence to side. 
 
 

Web link to Plans: Full details of the proposal and statutory consultee 
responses can be found by using the above planning 
application reference number at:  
 
https://publicaccess.solihull.gov.uk/online-applications/ 
 

 
 

Reason for 
Referral to 
Planning 
Committee: 

 

 

Called in by Councillor Hodgson 

 

Recommendation: APPROVAL SUBJECT TO CONDITIONS 

 
 
EXECUTIVE SUMMARY 
 
This application has been amended since its original submission, which originally 
included the erection of a new garage to the rear of the dwelling. Amended plans 
have been received by the Local Planning Authority following comments from the 
highways engineer and case officer.  
 
Planning permission is sought for the erection of a two-storey side extension and 
boundary fencing to the side of the dwelling proposed at 1.8 metres high adjacent to 
a highway, both of which represent acceptable additions to the property as 
demonstrated by the contents of this report. 
 
MAIN ISSUES 
 
The main issues in this application are the effects of the development: 
 

 Firstly, on the character and appearance of the host property and the 
surrounding area  
 

 Secondly, on the living conditions of the occupiers of the occupiers of 
neighbouring properties  
 

 Thirdly on the impact on the highways network  

APPLICATION REFERENCE: PL/2021/00728/MINFHO 
 
Site Address: 111 Nethercote Gardens Solihull Lodge Solihull B90 1BH   

https://publicaccess.solihull.gov.uk/online-applications/


 
 
CONSULTATION RESPONSES 
 
Non Statutory Consultees The following Non-Statutory Consultee responses have 
been received: 
 
SMBC Drainage - No observations 
 
SMBC Highways – No objection (as per the amended drawings) 
 
PUBLICITY 
 
The application was advertised in accordance with the provisions set down in the 
Town and Country Planning (General Development Procedure) Order 2015. 
 
3 responses were received. All correspondence has been reviewed and the main 
issues raised are summarised below (Planning Committee Members have access to 
all third party correspondence received): 
 
Neighbour amenity 

 Loss of light  
 
Character and appearance 

 Harm to the street scene through the loss of the open grassed corner  

 Proposal is out of character for the area  

 Over dominant extension  
 
Natural environment 

 Loss of amenity area of wildlife  
 
Highways 

 The proposal will increase the number of bedrooms to the property which 
could increase traffic and parking issues within the road  

 
Other considerations 

 Potential flooding issues as a result of the development  

 Encroachment into the open space to the side which is protected under the 
deeds 

 The extension is proposed outside of the established building line 

 Loss of view of the riverbank and trees  

 The extension has been designed to be fully separated having its own 
front/back door as well as a separate kitchen and bathroom 

 
 
PLANNING ASSESSMENT 
 
Section 38(6) of the Planning & Compulsory Purchase Act 2004 requires that: - 
 



‘Where in making any determination under the planning acts, regard is to be had to 
the development plan, the determination shall be made in accordance with the plan 
unless material considerations indicate otherwise’. 
 
The National Planning Policy Framework at paragraph 2 states that planning law 
requires that applications for planning permission be determined in accordance with 
the development plan, unless material considerations indicate otherwise. The 
National Planning Policy Framework must be taken into account in preparing the 
development plan, and is a material consideration in planning decisions. Planning 
policies and decisions must also reflect relevant international obligations and 
statutory requirements. 
 
This report considers the proposal against the Development Plan (Solihull Local 
Plan), the relevant polices of the National Planning Policy Framework (“NPPF”) 
2019, the National Planning Practice Guidance. 
 
The effect of the proposal on the character and appearance of the area  
 
The Solihull Local Plan’s (2013) Policy P15 and the House Extension Guidelines 
SPD (HEG SPD) (2010) seeks to ensure that development proposals achieve good 
quality, inclusive and sustainable design that conserves and enhances the local 
character, distinctiveness and streetscape quality. The level of enhancement 
required is dependent on and proportionate to the scale and nature of the 
development. The development in this case, is a domestic householder extension 
and a new boundary fence to the side adjacent to the highway. 
 
The property is an end terrace property and has been extended at the rear with a 
conservatory. The HEG SPD clearly states that end of terrace buildings will not 
normally be required to have a subservient extension to ensure continuity of design 
is provided. However, an adequate gap between the extension and the boundary 
should still be retained. The proposed two-storey side extension will retain a gap to 
the boundary of between 1.9 – 4.6 metres.  
 
As per the amended drawings that were submitted to the Local Planning Authority on 
29th April 2021, the proposed fence will be positioned approximately half way back 
from the front of the house and 2m from the edge of the footway. Subject to an 
appropriate landscaping scheme, it is considered that this will conserve a sufficient 
amount of open space to the side of the dwelling so that the fence does not appear 
overbearing or incongruous in the street scene.  
 
It is therefore considered that the proposal is of an appropriate scale to the host 
dwelling and the wider street scene and of a satisfactory design, as per the councils 
HEG SPD. The proposal would therefore not cause harm to the character and 
appearance of the area and is therefore compliant with Policy P15 of the Local Plan 
and the HEG SPD.  
 
Neutral weight should be given to this matter in the planning balance.  
 
 
 



The impact on the living conditions of the occupiers of neighbouring dwellings 
 
Policy P14 of the Local Plan states that the Council will seek to protect and enhance 
the amenity of both existing and future occupiers of houses in considering proposals 
for development and will, inter alia, permit development only if it respects the 
amenity of existing and future occupiers and would be a good neighbour.  
 
The proposed two-storey side extension will not impact on the amenity value of 
neighbours. The fence has been amended in design so that it does not breach the 
45 degree line from the ground floor front window of the neighbour at No. 109.  
 
For these reasons, the siting and relation of the proposal in relation to neighbouring 
properties would not result in an unacceptable impact on neighbour amenity and 
therefore the development is in accordance with Policy P14 of the Local Plan and 
HEG SPD.  
 
Neutral weight should be given to this matter in the planning balance.  
 
The impact on the highways network 
 
Following the removal of the garage from the proposals and the fence being set back 
further within the application site, no objections were received from the Highways 
Engineer against the application. Furthermore, no conditions were recommended in 
relation to highways. 
 
Comments were raised by neighbours in relation to parking due to addition of 
bedroom accommodation at the property. However as per the councils Vehicle 
Parking Standards and Green Travel Plans (2006), there is only a requirement to 
provide 2 parking spaces (excluding integral garages) per dwelling. There is 
sufficient space at the front of the dwelling for the parking of 2 vehicles and as such, 
the proposal is in accordance with the councils Parking Standards policy.  
 
For these reasons, the proposal is found to be in accordance with Policy P8 of the 
Local Plan and Vehicle Parking Standards and Green Travel Plan. Neutral weight 
should be given to this matter in the planning balance.  
 
The impact of the proposal on protected species  
 
Comments were raised by neighbours in relation to the loss of open green space to 
the side of the property as a result of the development and the negative impact of 
this on wildlife. The current space to the side of the dwelling is an open grassed 
area, with little other greenery such as shrubs or trees. Although the fence will 
reduce the amount of grass to the side of the dwelling, it is considered that through 
the implementation of a suitable soft landscaping scheme, this could have a positive 
impact in terms of wildlife when compared to the current grass area.  
 
With regards to the impact of the proposed two-storey side extension protected 
species, in particular bats, as the extension will abut the existing gabled roof, there 
will be little to no impact on the existing roof structure as a result of the works.  
 



For these reasons, the proposal is found to be in accordance with Policy P10 of the 
Local Plan. Neutral weight should be given to this matter in the planning balance.  
 
Other issues 
 
The application received 3 objections, as previously summarised. Those which have 
not been addressed in the preceding sections will be addressed below.  
 
With regards to flooding, the councils Flood Risk Management department were 
consulted on the scheme and offered no comments in relation to flooding.  
 
Comments have been raised in relation to the open green space to the side of the 
dwelling being restricted by development under the property deeds. The deeds of a 
property do not form a material planning consideration and therefore this matter is 
not relevant to the determination of this planning application.  
 
Similarly, comments have been made in relation to the proposal being built outside 
of the property line. The proposed extensions fall within the red line site as shown on 
the submitted location plan. In addition, concerns were raised in relation to the loss 
of a view. These matters are not considered as material planning considerations and 
are therefore not relevant in the determination of this planning application.  
 
Finally, comments were raised in relation to the proposed use of the two-storey side 
extension. The proposed elevations show a new front and rear door to the side 
extension. However, the proposed floor plans have been labelled to confirm that the 
ground floor of the extension is to be used as ancillary accommodation for a 
grandparent. Furthermore, it is clear from the internal doors, single staircase and 
open garden which is not proposed to be separated that the proposal is for a 
householder application. If the property were to be separated internally and used as 
a separate dwelling, a full planning application will be required to be submitted and 
will be considered formally at such a stage. However, the council is content that the 
proposed extension would be for ancillary domestic use and as such, this matter is 
not relevant in the determination of the application.   
 
CONCLUSION 
 
The proposed two-storey side extension and 1.8m fence is considered to be of a 
suitable scale, design and location so as to avoid having a detrimental impact on 
protected species, neighbour amenity, the visual amenity of the site or the highway 
network. Therefore the proposal is considered to be in accordance with Policies P8, 
P10, P14 and P15 of the Solihull Local Plan (2013).   
 
RECOMMENDATION 
 
Approval is recommended subject to the following précis of conditions a full list of 
standard conditions is available using the following link: 
http://www.solihull.gov.uk/Resident/Planning/searchplanningapplications: 
 

1. Compliance with approved plans (CSOO) 
2. Statutory time limit (CS05) 

http://www.solihull.gov.uk/Resident/Planning/searchplanningapplications


3. Matching materials (CS07) 
4. The development hereby approved shall not be occupied until full details of 

soft landscape works have been submitted to and approved in writing by the 
Local Planning Authority and these works shall be carried out as approved. 
These details shall include planting plans; written specifications (including 
cultivation and other operations associated with plant and grass 
establishment); schedules of plants, noting species, plant sizes and proposed 
numbers/densities where appropriate; implementation programme. 

 
To minimise the effect and enhance the character of the development in 
accordance with Policy P10 and P15 of the Solihull Local Plan 2013. 
 

5. All soft landscape works shall be carried out in accordance with the approved 
details. The works shall be carried out prior to the occupation of any part of 
the development or in accordance with a programme agreed in writing with 
the Local Planning Authority. If within a period of 5 years from the date of 
planting of any tree/shrub/hedge, that tree/shrub/hedge or any 
tree/shrub/hedge planted in replacement for it, is removed, uprooted, 
destroyed, dies or becomes seriously damaged or defective, another 
tree/shrub/hedge of the same species and size as that originally planted shall 
be planted at the same place within the next planting season (October-
March), unless the Local Planning Authority gives its written consent to any 
variation. 
 
To minimise the effect and enhance the character of the development in 
accordance with Policy P10 and P15 of the Solihull Local Plan 2013. 

 
Informatives:  
 
NOTE: Buildings of all ages and trees with suitable features (i.e. rot-holes, cracks, 
fissures) are frequently used by roosting bats. Bats and their ‘roost’ sites are fully 
protected under the Wildlife and Countryside Act 1981 (as amended) and the 
Conservation of Habitats and Species Regulations 2010 (as amended) making them 
a European Protected Species. It is a criminal offence to disturb or destroy a bat 
‘roost’, even if the roost is only occasionally used. Where a bat ‘roost’ is present a 
license may be necessary to carry out any works. Further information about species 
licensing and legislation can be obtained from the Species Licensing Service on 
0300 060 3900. The applicant is advised that to ensure no bats are endangered 
during destructive works, the roof tiles should be removed carefully by hand. If  
evidence of bats is found during works, work should stop immediately and Natural 
England must be contacted on 0300 060 3900 for advice on the best way to 
proceed. 
 
NOTE: Work should avoid disturbance to nesting birds. Birds can nest in many 
places including buildings, trees, shrubs, dense ivy, and bramble/rose scrub. Nesting 
birds are protected under the Wildlife and Countryside Act 1981 (as amended). The 
main nesting season lasts approximately from March to September inclusive, so 
work should ideally take place outside these dates if at all possible. N.B birds can 
nest at any time, and the site should ideally be checked by a suitably qualified 
ecologist for their presence immediately before work starts, especially if during the 



breeding season. 


