Planning Inspectorate

Appeal Decision
Site visit made on 1 April 2025 by E Nutman
Decision by Mr A Spencer-Peet BSc(Hons) PGDip.LP Solicitor (Non Practising)

an Inspector appointed by the Secretary of State

Decision date: 27 May 2025

Appeal Ref: APP/C4615/D/25/3360964

17 Dorset Road, Wollaston DY8 4SY

e The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended)
against a refusal to grant planning permission.

e The appeal is made by lan Wood against the decision of Dudley Metropolitan Borough Council.

e The application Ref is P24/1159.

e The development proposed is the erection of a part two storey/first floor side extension.

Decision

1. The appeal is allowed and planning permission is granted for the erection of a part
two storeyf/first floor side extension at 17 Dorset Road, Wollaston, DY8 4SY in
accordance with the terms of the application, Ref P24/1159, subject to the following
conditions:

1)  The development hereby permitted shall begin not later than three years from
the date of this decision.

2)  The development hereby permitted shall be carried out in accordance with
the following drawings: Location Plan, Block Plan, Existing Front Elevation
Drawing No.1, Existing Rear Elevation Drawing No.2, Existing Ground Floor
Plan Drawing No.3, Existing First Floor Plan Drawing No.4, Existing Front
Elevation No15 and Nol17 Drawing No.5, Existing Rear Elevation No17 and
No15 Drawing No.6, Existing West Elevation Drawing No.7, Proposed Front
Elevation Drawing No.8, Proposed Rear Elevation Drawing No.9, Proposed
Ground Floor Plan Drawing No.10, Proposed Front, Proposed First Floor
Plan Drawing No.11.

3)  The external materials of the extension hereby permitted shall match those
used in the existing building.

Appeal Procedure

2. The site visit was undertaken by a representative of the Inspector whose
recommendation is set out below and to which the Inspector has had regard before
deciding the appeal.

Main Issue

3. The main issue of the appeal is the effect of the proposed development on the
character and appearance of the host dwelling and surrounding area.

Reasons for the Recommendation

4. 17 Dorset Road is a semi-detached property which sits at a lower ground level to
the highway. The appeal site benefits from a generous amount of on-site parking to
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the front of the property which results in the dwelling being set back a considerable
distance from the highway. The existing dwelling has a single storey side extension
which adjoins to the property’s garage. These single storey elements are slightly
set back behind the front wall of the host dwelling.

5. The proposal is for the erection of a part two storey/first floor side extension, which
will bring the side element forward so that it sits in line with the front wall of the host
dwelling. The materials are proposed to match the existing.

6. The surrounding built form varies in design and form, and there is not considered to
be a distinct building line along Dorset Road. There is a mixture of properties
ranging from semi-detached houses to flats. Whilst many of the semi-detached
houses appear similar there are many properties that do not conform to one
singular design. This is demonstrated by the flats and semi-detached properties
situated near the appeal site on a corner plot where Durham Road meets Dorset
Road.

7. The variation of spacing between properties along Dorset Road widely differs, and
the degree of separation between the appeal building and its neighbour to the west
appeared to be greater than many of the other gaps seen between dwellings in this
part of Dorset Road.

8. There is no uniform character within the street scene of Dorset Road. Given the
variety in character, | do not consider that the design or scale of the proposal would
be an incongruous addition to the street scene. Taking this into account, | do not
consider the proposal contrary to Policy ENV2 of the Black Country Core Strategy
(2011).

9. The proposal, in relation to its surrounding context, would be inconspicuous due to
the setback nature of the host dwelling. The partial closing of the existing gap is
also not considered to harm the appearance of the area, as the resulting gap will be
similar to what is already seen between many of the semi-detached properties
along Dorset Road.

10. Regarding the prominence of the development, | agree that the proposal will not
appear as subservient to the host dwelling. Rather, it will appear as though one of
the pair of semi-detached houses has been elongated, which will, to an extent
unbalance the pair of semi-detached properties. However, | consider that even if
the extension were to be set back and its ridge height lowered, this would still
disrupt the balance seen between the pair. Whilst | agree that the proposal would
lack subservience to the host dwelling, | do not consider that this would translate as
being harmful within the context of the character and appearance of the host
dwelling and surrounding area.

11. Policies S6 and L1 of the Dudley Borough Development Strategy set out that
development will only be permitted provided that the design is appropriate in form,
siting and scale, responsive to the surrounding area. | have paid regard to the host
dwelling’s degree of separation from its detached neighbour, the amount it is set
back from the highway and the lower ground level it sits on. Accordingly, and in
light of the above, | consider the development appropriate in relation to its
surrounding context. Consequently, the proposal accords with the aims of
Policies S6 and L1 of the Dudley Borough Development Strategy.
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12. Consequently, the proposed development would not conflict with Policy ENV2 of
the Black Country Core Strategy (2011), which aims to protect local distinctiveness,
and Policies S6 and L1 of the Dudley Borough Development Strategy (2017),
which, amongst other matters, require development to be appropriately designed
so that it responds to the character of the area. Whilst the proposal does not
necessarily accord with all the technical guidance set out within the Dudley Council
Residential Design Guide in terms of the depth of the extension, the proposal
complies with the relevant development plan policies and the overall aims of the
guidance in that it seeks well designed extensions that do not have an adverse
effect on character and appearance.

Conditions

13. In addition to the standard three-year period implementation condition, which is a
statutory requirement, it is necessary, in the interest of certainty, to define the plans
with which the appeal scheme should accord. In order to protect the character and
appearance of the surrounding area and the host dwelling, | am attaching a
condition requiring materials used in the construction of the external surfaces of the
development to match those used in the existing building.

Conclusion and Recommendation

14. For the reasons given above and having had regard to all other matters raised, |
recommend that the appeal should be allowed.

E Nutman
APPEAL PLANNING OFFICER

Inspector’s Decision

15. | have considered all the submitted evidence and my representative’s report and on
that basis the appeal is allowed.

Mr A Spencer-Peet

INSPECTOR
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