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Application Reference DC/23/68367 

Application Received 20 June 2023 

Application Description Proposed two storey side and single storey 

front/side/rear extensions. 

Application Address 57 Valentine Road 

Oldbury 

B68 9AH 

Applicant Mr Waqar Ahmed 

Ward Bristnall 

Contact Officer Beth Astley-Serougi 

Beth_AstleySerougi@sandwell.gov.uk 

 

 

1 Recommendations 

 

1.1 That planning permission is granted subject to conditions relating to: 

 

i) External Materials to match the existing property 

ii) The bathroom window on the rear elevation of the single storey 

rear extension is to be obscurely glazed and retained as such. 

iii) The window located on the first-floor side extensions is to be 

obscurely glazed and retained as such.  
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2 Reasons for Recommendations  

 

2.1 The proposed development would be of satisfactory design and would 

not significantly impact on the private amenity of neighbouring 

properties, in terms of loss of light, outlook and privacy. 

 

3 How does this deliver objectives of the Corporate Plan?  

 

 

Quality homes in thriving neighbourhoods 

 4 Context  

 

4.1 At its last meeting the committee resolved to visit the site. The proposal 

has received three objections.  

 

4.2 To assist members with site context, a link to Google Maps is provided 

below: 

 

57 Valentine Road, Oldbury  - Aerial View  

57 Valentine Road, Oldbury - Street View 

  

5 Key Considerations 

 

5.1 The site is not allocated within the Development Plan. 

 

5.2 The material planning considerations which are relevant to this 

application are:-  

 

Amenity concerns – Overlooking/loss of privacy, loss of light and outlook 

and overshadowing 

Design concerns - appearance and materials, layout and density of 

building, wider visual amenity and overdevelopment 

Highway concerns - Parking 

 

https://www.google.com/maps/place/57+Valentine+Rd,+Oldbury+B68+9AH/@52.4772285,-1.9928718,74a,35y,24.75h,0.53t/data=!3m1!1e3!4m6!3m5!1s0x487097d21a1a3377:0xb483fd07495efe7f!8m2!3d52.4771668!4d-1.9927317!16s%2Fg%2F11c4cps4xh?entry=ttu
https://www.google.com/maps/@52.4770781,-1.9929092,3a,75y,43.8h,78.59t/data=!3m6!1e1!3m4!1sBbqeDRCjKBX0blA7Ig9v4w!2e0!7i16384!8i8192?entry=ttu


 

 

6. The Application Site 

 

6.1 The application site relates to a three bedroom semi-detached property 

on the northern side of Valentine Road, Oldbury.  

 

7. Planning History 
 

7.1 There is no planning history for this property. 
 

 

8. Application Details 

 

8.1 The applicant seeks to construct a two-storey side and single storey 

front/side/rear extensions. After discussion the applicant has withdrawn 

plans for a roof extension and dormer. The number of bedrooms is to be 

increased to five. 

 

8.2     The two-storey side (including single storey side) extension would 

measure as follows: Ground Floor: 7.2m in length at maximum and 

2.4m in width at maximum. First Floor: 6.7m in length at maximum and 

2.4m maximum in width. 

 

8.3     The single storey front extension would measure as follows: 3.2m in 

height at maximum, 1m in depth and 2.4m maximum in width.  

 

8.4     The single storey rear extension would measure as follows: 2.9m in 

height, 5m in length and 5.5m in width at maximum. 

 

9. Publicity 
 

9.1 The application has been publicised by neighbour notification letters with 

three objections received from residents.   

 

9.2 Objections 

 

Objections have been received on the following grounds: 



 

 

i) Loss of privacy to adjacent properties; 

ii) Loss of light to adjacent properties; 

iii) Loss of outlook to adjacent properties. 

 

Non-material objections have been raised regarding loss of view and 

negative impact upon mental and physical health.  

 

These objections will be addressed in section 13 (Material 

considerations). 

 

10. Consultee responses 

 

10.1  Canal and River Trust 

 

No objections to the proposed development.  

 

10.2   Highways 

 

 The extension would require two off road parking spaces which cannot 

be accommodated within the existing driveway. 

 

11. National Planning Policy 

 

11.1 National Planning Policy Framework promotes sustainable development 

but states that local circumstances should be taken into account to 

reflect the character, needs and opportunities for each area. 

  

11.2 The framework refers to development adding to the overall quality of the 

area by achieving high quality design, achieving good architecture and 

layouts. 

 

11.3 The same guidance also promotes sustainable transport options for 

development proposals and paragraph 111 states that developments 

should be prevented or refused on highway grounds if there would be an 



 

unacceptable impact on highway safety, or the residual cumulative 

impacts on the road network would be severe. 

  

12. Local Planning Policy 
 

12.1 The following polices of the council’s Development Plan are relevant: 

 

ENV3: Design Quality  

SAD EOS9: Urban Design Principles  

 

12.2 ENV3 and SAD EOS9 refers to well-designed schemes that provide 

quality living environments. The proposed layout and design are 

considered to be broadly acceptable. Although the first floor extension is 

flush to the original dwelling house, it is considered that due to the 

orientation of the property and its relationship with adjacent properties 

that the set down is sufficient enough to create a subservient design 

whilst ensuring usable space for the applicant.   

 

13. Material Considerations 

 

13.1 National and local planning policy considerations have been referred to 

above in Sections 11 and 12. With regards to the other material 

considerations, these are highlighted below: 

 

13.2 Amenity concerns 

 

With regards to the neighbouring property to the left of the applicants 

property, it is considered that the floor plans demonstrate that the ground 

floor and first floor side extensions would not significantly impact any 

loss of light for habitable windows to an extent that would warrant a 

refusal. The single storey rear extension is comprised of a flat roof with 

roof lantern and therefore has been designed sympathetically to limit any 

possible negative impact on neighbouring properties regarding loss of 

light or outlook. Therefore, it is my view that the ground floor side and 

rear extensions would not result in any significant loss of light to the 

adjoining semi-detached property nor other adjacent properties.  



 

 

There is one window on the side elevation of the proposed first floor 

development and one toilet window on the ground floor rear extension 

both of which are recommended to be conditioned to be obscurely 

glazed and retained as such. It is therefore considered the privacy of the 

adjacent properties will be maintained.  

 

The first-floor side extension is sympathetic to any possible impact upon 

neighbouring properties and does not project further than the existing 

rear elevation of the property. It is therefore considered that there will not 

be a significant impact upon loss of outlook or light for neighbouring 

properties.  

 

The front extension will not impact the off-road parking provision at the 

property to an extent that I consider to warrant a refusal. I consider there 

to be an ability that parking provision could be accommodated on street 

without unduly affecting the amenity of residents, the movement of 

pedestrians and the free passage of vehicles. 

 

13.3  Design concerns 

 

In my opinion, the design of the extensions proposed is broadly 

satisfactory and I do not consider this would result in any undue harm to 

the character of the area. The side extension has been set down from 

the highest point of the roof. This results in a subordinate design to the 

original dwelling house. Due to the orientation of the applicant’s property 

and its’ relationship with neighbouring properties I do not consider the 

need for the set back of the first floor to be essential in achieving a 

subordinate design.  

 

Amended plans have been received in which the applicant has omitted 

plans for a roof extension and loft conversion. This has ensured that the 

amended plans would not be overly dominant, erode legibility of the 

street scene nor result in an imposing design upon the neighbouring 

properties.  

 



 

The front extension I do not consider to erode the original character of 

the dwelling house, nor will it impact the visual amenity of the 

surrounding area. The window proposed will assimilate with the original 

character of the dwelling house.  

 

Furthermore, I do not consider the proposed development to constitute 

overdevelopment of the plot considering the level of remaining outdoor 

amenity space to the front and rear of the property.  

 

13.4 Highway concerns – parking 

 

 It is noted that highways have raised concerns about insufficient parking 

to serve the property following the conversion of the existing garage, 

however the garage as current falls below standards for garage parking 

and so could not accommodate a parking space.  The property as 

current is a 3 bed with the proposed increasing to a 4 bed, both 3 and 4 

bed properties require two off road parking spaces.  It is therefore 

considered that the development will have no greater impact on the 

highway than existing and would fail the tests of the NPPF in terms of 

causing a severe impact on the highway. 

 

14. Conclusion 

  

 On balance the proposal accords with the provisions of relevant 

development plan policies and there are no significant material 

considerations which warrant refusal that could not be controlled by 

conditions. 

15 Alternative Options 

 

15.1 Refusal of the application is an option if there are material planning 

reasons for doing so.  In my opinion the proposal is compliant with 

relevant polices and there are no material considerations that would 

justify refusal.  

 

 



 

16 Implications 

 

Resources: When a planning application is refused the applicant 

has a right of appeal to the Planning Inspectorate, and 

they can make a claim for costs against the Council.  

Legal and 

Governance: 

This application is submitted under the Town and 

Country Planning Act 1990. 

Risk: None. 

Equality: There are no equality issues arising from this proposal 

and therefore an equality impact assessment has not 

been carried out. 

Health and 

Wellbeing: 

None.  
 

Social Value None. 

Climate 
Change 

Sandwell Council supports the transition to a low 
carbon future, in a way that takes full account of the 
need to adapt to and mitigate climate change. 
Proposals that help to  shape places in ways that 
contribute to radical reductions in greenhouse gas 
emissions, minimise vulnerability and improve 
resilience; encourage the reuse of existing resources, 
including the conversion of existing buildings; and 
support renewable and low carbon energy and 
associated infrastructure, will be welcomed.  

 

17. Appendices 

 

 Location Plan - 1 

 Amended Proposed Floor Plans  - WA223-02 REV C  

Amended Proposed Elevation Plans - WA223-03 REV C  

Existing Floor and Elevation Plans - WA223-01 
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