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Planning and Transport Committee 18 SEPTEMBER 2019

PLANNING APPLICATIONS RECEIVED UP TO 12 SEPTEMVER 2019

All applications are FULL applications unless marked otherwise

NON DELEGATED
1. CB/19/02253           31 GROVE ROAD,

Conversion of roofspace to habitable use to  
include two rear dormers.

2.    CB/19/02390                      77 COTEFIELD DRIVE
Construction of 2-bed bungalow to rear of 
property.

 3.    CB/19/02461        4 BEAUDESERT
Proposed loft conversion with front pitched  
dormer and roof lights plus a rear box dormer.

4. CB/19/02465         53 GEORGE STREET
        Two storey rear extension.

5. CB/19/02331         18 WATERLOO ROAD, LINSLADE
Single storey rear extension, first floor rear 
extension and enlargement of roof space to 
habitable use to include a rear dormer.

DELEGATED
6. CB/19/02256 5 BARNABAS ROAD, LINSLADE

Single storey side extension.

7. CB/19/01412 19 THE MALTINGS
Erection of a single storey rear extension and 
garage conversion.

8. CB/19/02292/LB 57 HIGH STREET (LISTED BUILDING)
Redecoration to the exterior of the building, 
removal of 2 columns and replacement with a 
goal post system.  Alternations to fenestration 
and alterations to the internal staircase.

9. CB/19/02317/VOC OAK BANK SCHOOL, SANDY LANE
Variation of condition 5 of planning 
permissions CB/17/01089 to allow community 
use to the multi-use facility.

10. CB/19/02285 49 HARROW ROAD
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Two storey extension

11. CB/19/02277 30 CARINA DRIVE
Two storey side extension and single storey 
front extension.

12. CB/19/02367           36 NEW ROAD, LINSLADE
Single storey rear extension

13. CB/19/02352           THE RUSHMERE PARK ACADEMY
Installation of permeable Ecogrid E40 
(grasscrete) to form car parking area

14. CB/19/02352           119 WING ROAD, LINSLADE
Loft conversion including rear facing, pitched 
roof dormer window & Juliet balcony and 
erection of single-storey rear extension.

15. CB/19/02161           ELM LODGE, 18 STOKE ROAD
First Floor extension to nursing home

12. CB/19/02468 80 RUSSELL WAY
First floor extension over existing garage – 
Revision to already approved scheme.

        APPLICATIONS FOR WORKS TO TREES/HEDGEROWS

1. CB/TRE/19/00316 48 WATERLOO ROAD, LINSLADE
Works to trees protected by a Tree 
Preservation Order: Norway Maple crown 
reduction due to decay.

2. CB/TCA/19/00343 COURTLANDS, MENTMORE ROAD, 
LINSLADE.
Works to Sycamore tree to reduce 
overhanging gardens.
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Principle Objections to the Planning Application submitted for; 
18 Waterloo Road, Linslade. 

1. Overlooking and a Loss of Privacy to Neighbouring Properties.
The proposed extensions to the first and second floor of 18 Waterloo Road will cause a significant overlooking 
issue for me and those at no 20. I enjoy spending time in my garden and do so, at the moment, privately. The 
huge dormer window and the large bathroom extension will be overbearing, intrusive and allow those living 
in no18 to see all the way up my garden.

2. Loss of Light to Neighbouring Properties. 
The extensions will have an immediate detrimental effect on the light that I get in my garden and in the rooms 
at the back of my house. The dormer window will cast a shadow over the Velux window in my 2nd floor 
bedroom and the first floor bathroom, and the first floor extension will block light into my bathroom and the 
patio. On the plan there is reference to the 45 degree rule being applied to no 20 but nothing suggesting the 
architects have thought of the impact on no 16. The images in the Design and Access Statement show lights 
on in the houses on either side of no18 but not no 18 itself.   

3. Overdevelopment of the Existing Site. 
The extension is almost doubling the size of a Victorian terraced house. All the character of the house is lost 
at the back. The extension overwhelms to the actual property and the houses on either side. Number 18 is 
the last in a row of almost identical houses. This extension obliterates any continuity and character.  
In the Design and Access Statement it says that ‘neighbouring properties have all had major extensions to 
the rear’. This is not true. The houses in the row of 4 from 12 to 18 have had ground floor extensions of 
varying width but nothing above ground floor. Other houses along the same side of the street have had 
modest and sympathetic extensions; very few above ground floor and only one has a small and ‘in keeping 
with the character of the building’ dormer window. I would hardly call these ‘major extensions’. 

4. Contravention of Central Bedfordshire’s Design Guide. 
The proposals contravene Central Bedfordshire Council’s Design Guide. CBC provide their own Design 
Guide and the section covered in Part 7: Householder Alterations and Extensions of this document provides 
guidance to extending properties in Central Bedfordshire. 

The proposed development does not follow guidance covering; 
• Consult Your Neighbours: The Design Guide recommends consultation with neighbouring 
properties; at no point has the applicant liaised with me to outline or explain their design intentions. 

• Design Principles: The Design Guide stipulates that any extension should not dominate the existing 
building and that ‘it should be subservient and appear as an addition in a supporting role’. As I have 
stated above, this extension overwhelms the house, my house and other neighbouring properties, 
and disregards all design principles.

• Detailing and Materials: The Design Guide states that ‘all materials and detailing should reflect 
and complement the existing house’. The use of slate shingles, the size, positioning and style of the 
proposed bronze windows to the bathroom and dormers do not match those of the existing dwelling. 
The sheer size of the extension makes the intended detailing and materials even more inappropriate. 
They most certainly do not complement the existing house. You can’t see anything of the existing 
house. 

• Dormer Windows: The Design Guide states that ‘Dormer windows will only be permitted where 
they can be inserted without damaging the character and appearance of the dwelling’. The proposed 
dormer is enormous and has no relation to anything in Waterloo Road. The chimneys on no 20 are 
swamped by the dormer. The Design Guide also states that ‘dormers should take up no more than 
half the width of the house’. The proposed dormer takes up the whole roof. All other houses on this 
side of Waterloo Road have Velux windows if they have windows in the roof. 

• Overbearing Impact and Loss of Light: The Design Guide states that ‘Extensions should not be 
overbearing to your neighbours or result in unacceptable loss of daylight or sunlight to neighbouring 
properties.’ Please see my objections in part 2.
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• Overlooking and a Loss of Privacy: The Design Guide states that ‘Overlooking should be avoided 
as your neighbour has a right to privacy.’  Please see my objections in part 1

• Overdevelopment of the Plot: The Design Guide states that ‘There is a limit to the number of 
extensions which can be added to a property or to a site without causing harm to its character.’ Please 
see my objections in part 3.

5. Undermining the Character of the Linslade Conservation Area.

This is a Conservation Area as defined by Central Bedfordshire. An extension of this size and style is in total 
contravention of character everything a Conservation Area hopes to protect and promote. It has ignored the 
heritage and of the neighbourhood, and is neither sensitive nor appropriate to the site, the original building 
or the row it is part of. The 4 houses from 12 to 18 are mentioned in the Conservation Area Appraisal 
document as making a positive contribution to the area. This extension would damage this character. 
 
If this redevelopment is allowed to proceed it will set a dangerous planning precedent within the 
Conservation Area which could adversely impact on everyone’s properties in the future. 
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To whom it may concern

I would like to draw your attention to a planning application that has been submitted for 18 
Waterloo Road, Linslade, a property that sits opposite my house.

Application Number ; CB/19/02331/FULL

I am very concerned that this application will be determined via delegated powers 
and not properly debated via a planning committee meeting thereby denying affected 
local residents an opportunity to voice their views.

The proposals consist of three extensions to an existing terraced property within the Linslade 
Conservation Area and the principle grounds for objection are;

 Overlooking and Loss of Privacy to Neighbouring Properties.
 Loss of Light to Neighbouring Properties.
 Overdevelopment of the Existing Site.
 Contravention of Central Bedfordshire's Design Guide.
 Undermining the Character of the Linslade Conservation Area.

I am very worried that if this application is approved it will set a very dangerous planning 
precedent within the Linslade Conservation Area and open the floodgates for similar 
applications in the future having a wider detrimental impact on the local residents and 
community.

I have attached a more detailed explanation of the objections to further clarify the situation.

I sincerely hope that you are able to assist in this matter and can raise awareness at the Town 
Council.

Kind Regards
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Principle Objections to the Planning Application submitted for; 

18 Waterloo Road, Linslade. 

 

1. Overlooking and a Loss of Privacy to Neighbouring Properties. 
 
The proposals will cause overlooking issues with the neighbouring properties and 
compromise their privacy.  
 
Views from the proposed dormer window into the rear gardens of the adjacent 
properties will feel oppressive and overbearing to the neighbours, reducing their 
enjoyment of their outdoor amenity space. The fact that the rear gardens rise in level 
makes them further exposed and particularly sensitive to overlooking. 
 
Although the proposed first-floor bathroom window could in theory be obscure glass 
(not currently specified) it will still create an uneasy relationship with the neighbouring 
houses and create a feeling of undesirable surveillance and visual intrusion. 

 

2.  Loss of Light to Neighbouring Properties. 
 
The proposals will have an adverse impact on the daylight and sunlight provision 
currently enjoyed by neighbouring properties and cause overshadowing to these 
houses. 
 
In evaluating the potential loss of light to the houses either side affected by the 
proposals, the impact to the ground floor habitable room of No. 20 requires 
assessment and this is clearly not demonstrated in the Planning Application, rather it 
has been completely ignored. If the ‘45-degree rule’ is applied to this rear window 
then the current proposals do not comply with current CBC guidelines and they will 
cause a gloomy, obstructed outlook to this habitable room. 
 

 

3. Overdevelopment of the Existing Site. 
 

The proposals constitute an overdevelopment of the existing house and will cause 
both an overbearing visual impact (in terms of bulk) and an un-neighbourly impact (in 
terms of proximity) to adjacent properties.  
 
Three extensions are proposed to the existing property; a ground floor extension, a 
first-floor extension and a loft extension. When this series of extensions are all 
considered together, they begin to overwhelm the existing property and their 
cumulative impact will be harmful and detrimental to the character of the original 
house.  
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4. Contravention of Central Bedfordshire’s Design Guide. 

 
The proposals contravene Central Bedfordshire Council’s Design Guide. 
 
CBC provide their own Design Guide and the section covered in Part 7: 
Householder Alterations and Extensions of this document provides guidance to 
extending properties in Central Bedfordshire.  
 
The proposed development does not follow guidance covering; 
 

• Consult Your Neighbours:  
 
The Design Guide recommends consultation with neighbouring properties 
affected by extensions prior to submitting a planning application so that their 
concerns can be considered; at no point has the applicant liaised with the 
neighbours to outline or explain their design intentions. 
 
 

• Design Principles:  
 
The Design Guide stipulates that any extension should not dominate the 
existing building and that ‘it should be subservient and appear as an 
addition in a supporting role’. The bulk, scale and massing of the proposed 
extensions create an unsatisfactory and inharmonious relationship with the 
existing building and are not complementary or appropriate. 

 

 

• Detailing and Materials:  
 
The Design Guide states that ‘all materials and detailing should reflect 
and complement the existing house’. The proposed use of slate shingles in 
relation to the first-floor extension and bronze windows throughout are alien to 
the existing property. Furthermore; the size, positioning and style of the 
proposed windows to the bathroom and dormer do not match those of the 
existing dwelling and therefore do not achieve a consistent appearance. 
 

• Dormer Windows: 
 
The Design Guide states that ‘Dormer windows will only be permitted 
where they can be inserted without damaging the character and 
appearance of the dwelling and the wider area and without 
unreasonably affecting the amenity of neighbours.’ The Design Guide 
also states that ‘dormers should take up no more than half the width of 
the house’. The proposed dormer window will affect the neighbours’ amenity, 
it is oversized, and it will have a detrimental impact on the wider area. 
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• Overbearing Impact and Loss of Light:  
 
The Design Guide states that ‘Extensions should not be overbearing to 
your neighbours or result in unacceptable loss of daylight or sunlight to 
neighbouring properties.’ Refer to previous explanations for these 
contraventions. 
 

 

 
 

 

• Overlooking and a Loss of Privacy: 
 
The Design Guide states that ‘Overlooking should be avoided as your 
neighbour has a right to privacy.’ Refer to previous explanations for this 
contravention. 
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• Overdevelopment of the Plot:  
 
The Design Guide states that ‘There is a limit to the number of extensions 
which can be added to a property or to a site without causing harm to 
its character.’ Refer to previous explanations for this contravention. 

 

 

5. Undermining the Character of the Linslade Conservation Area. 

 
The proposals will have a detrimental impact upon the Conservation area. 
 
The existing property sits within the Linslade Conservation Area and it is specifically 
mentioned within the Conservation Area Appraisal as making a positive 
contribution to the character of the Conservation Area.  
 
The proposed redevelopment of the existing property does not constitute appropriate 
or sensitive development within a Conservation Area. The proposals represent a 
harmful intervention in terms of appearance within a Conservation Area, they are 
detrimental to the Conservation Area’s character and undermine its inherent heritage 
status.  
 
Furthermore, by allowing this redevelopment to proceed in its current form it will set a 
dangerous planning precedent within the Conservation Area which could adversely 
impact other properties in the future. 
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We are frequent visitors to the Linslade area and to Waterloo Road itself.  We wish to make 
objection to the planning application Cb/19/002331/FULL for a large extension to the back of no.18 
Waterloo Road, Linslade, on the following grounds. We believe that the application also ignores 
Central Bedfordshire’s Design Guide.

 1. Overlooking Neighbouring Properties with consequent loss of privacy and light.  

The extension with its large upper storey windows will seriously create loss of privacy and adversely 
affect the enjoyment of the private gardens belonging to neighbours particularly of numbers 16 and 
20. These properties will also lose light creating a gloomy atmosphere.  The large second floor 
dormer window is a major contributor to this loss of privacy.  A skylight would be much more 
acceptable, as has been fitted in other properties to create bedroom space and still retain privacy for 
neighbours.

2. Overdevelopment of the house.  

The extensive three storey addition is out of all proportion to the original house and to all the 
neighbouring properties. Its bulk will overwhelm the adjacent houses and create an oppressive 
environment.  It is in a completely different style to the original house, and, indeed, all the houses in 
that neighbourhood.  The large modern windows being proposed do not match the existing 
windows.

3.  Inappropriate development in a Conservation Area.

That area of Linslade is rightly designated as a Conservation Area and as such requires any 
development to be in keeping with its special character.  This development overwhelms and changes 
the nature of the area.  Its proposed building materials are entirely inappropriate for properties of 
this age and in this special area.  Far from enhancing the Conservation Area, it will destroy its 
harmonious character.   Allowing this application to succeed will set a dangerous precedent.

4.  Lack of consultation with Neighbours

At no point did the owners or developers consult with the neighbours who had no idea that such an 
extension was being proposed until they received the planning application.  

Ann and Alan Gomersall
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18 Waterloo Road
Linslade

Existing Elevations

GW

PLANNING020

GW

DO NOT SCALE. USE FIGURED DIMENSIONS ONLY.

All dimensions to be checked on site.

Drawing to be read with all relevant Architectural, Interiors, 

Structural, M&E, Drainage/Public Health, Landscape, Civils and 

Interiors drawings and specifications.  Any discrepancies 

between consultant's drawings to be reported to the Architect 

before any work commences.

The Contractor's attention is drawn to the Health & Safety 

matters identified in the Health & Safety plan as being potentially 

hazardous.

These items should not be considered as a full and final list.

The Work Package Contractor's normal Health & Safety 

obligations still apply when undertaking constructional operations 

both on and off site.

Define Architects take no responsibility for the location of legal 

boundaries indicated on this drawing and advise a separate 

drawing be completed by a specialist surveyor in order to 

establish exact boundaries.

DWG files provided for information only. Refer to PDF record.

The copyright of this drawing is held by Define Architects LLP. 

Not to be used for any purpose without consent.

65-67 Lever Street
Manchester
M1 1FL

+44 (0)161 237 1133
mail@definearchitects.co.uk

NOTES:

A1© Copyright
Define Architects LLP

PROJECT

DRAWING TITLE

DRAWING NO.
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DRAWN BY CHECKED BY

JOB NO.

REV

DEFINEARCHITECTS.CO.UK

C020_PLN_130

REV DATE NOTES

1:50 @ A1

A 16/04/2019 ISSUED FOR 
PRE-APPLICATION ADVICE

B 14/07/2019 ISSUED FOR CLIENT SIGN 
OFF.
Amendments to proposal 
after pre-application

C 16/07/2019 ISSUED FOR PLANNING
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Site Application

20 Waterloo Road
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(shown light grey)
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18 Waterloo Road
Linslade

Proposed Elevations
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DO NOT SCALE. USE FIGURED DIMENSIONS ONLY.

All dimensions to be checked on site.

Drawing to be read with all relevant Architectural, Interiors, 

Structural, M&E, Drainage/Public Health, Landscape, Civils and 

Interiors drawings and specifications.  Any discrepancies 

between consultant's drawings to be reported to the Architect 

before any work commences.

The Contractor's attention is drawn to the Health & Safety 

matters identified in the Health & Safety plan as being potentially 

hazardous.

These items should not be considered as a full and final list.

The Work Package Contractor's normal Health & Safety 

obligations still apply when undertaking constructional operations 

both on and off site.

Define Architects take no responsibility for the location of legal 

boundaries indicated on this drawing and advise a separate 

drawing be completed by a specialist surveyor in order to 

establish exact boundaries.

DWG files provided for information only. Refer to PDF record.

The copyright of this drawing is held by Define Architects LLP. 

Not to be used for any purpose without consent.

65-67 Lever Street
Manchester
M1 1FL

+44 (0)161 237 1133
mail@definearchitects.co.uk

NOTES:

A1© Copyright
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C020_PLN_300

REV DATE NOTES

1:50 @ A1

A 16/04/2019 ISSUED FOR 
PRE-APPLICATION ADVICE

B 14/07/2019 ISSUED FOR CLIENT SIGN 
OFF
Amendments made since 
pre-application.

C 16/07/2019 ISSUED FOR PLANNING
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Site Application

Proposed Extension Terrace Area
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(shown light grey)
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18 Waterloo Road
Linslade

Existing Plans

GW

PLANNING020

GW

DO NOT SCALE. USE FIGURED DIMENSIONS ONLY.

All dimensions to be checked on site.

Drawing to be read with all relevant Architectural, Interiors, 

Structural, M&E, Drainage/Public Health, Landscape, Civils and 

Interiors drawings and specifications.  Any discrepancies 

between consultant's drawings to be reported to the Architect 

before any work commences.

The Contractor's attention is drawn to the Health & Safety 

matters identified in the Health & Safety plan as being potentially 

hazardous.

These items should not be considered as a full and final list.

The Work Package Contractor's normal Health & Safety 

obligations still apply when undertaking constructional operations 

both on and off site.

Define Architects take no responsibility for the location of legal 

boundaries indicated on this drawing and advise a separate 

drawing be completed by a specialist surveyor in order to 

establish exact boundaries.

DWG files provided for information only. Refer to PDF record.

The copyright of this drawing is held by Define Architects LLP. 

Not to be used for any purpose without consent.

65-67 Lever Street
Manchester
M1 1FL

+44 (0)161 237 1133
mail@definearchitects.co.uk

NOTES:
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D020_PLN_100

REV DATE NOTES

1:50 @ A1

A 16/04/2019 ISSUED FOR 
PRE-APPLICATION ADVICE

B 14/07/2019 ISSUED FOR CLIENT SIGN 
OFF.
Amendments to proposal 
after pre-application

C 16/07/2019 ISSUED FOR PLANNING

D 28/08/2019 ISSUED FOR PLANNING
Neighbouring property 
boundary clarified.
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18 Waterloo Road
Linslade

Proposed Plans
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DO NOT SCALE. USE FIGURED DIMENSIONS ONLY.

All dimensions to be checked on site.

Drawing to be read with all relevant Architectural, Interiors, 

Structural, M&E, Drainage/Public Health, Landscape, Civils and 

Interiors drawings and specifications.  Any discrepancies 

between consultant's drawings to be reported to the Architect 

before any work commences.

The Contractor's attention is drawn to the Health & Safety 

matters identified in the Health & Safety plan as being potentially 

hazardous.

These items should not be considered as a full and final list.

The Work Package Contractor's normal Health & Safety 

obligations still apply when undertaking constructional operations 

both on and off site.

Define Architects take no responsibility for the location of legal 

boundaries indicated on this drawing and advise a separate 

drawing be completed by a specialist surveyor in order to 

establish exact boundaries.

DWG files provided for information only. Refer to PDF record.

The copyright of this drawing is held by Define Architects LLP. 

Not to be used for any purpose without consent.

65-67 Lever Street
Manchester
M1 1FL

+44 (0)161 237 1133
mail@definearchitects.co.uk
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E020_PLN_200

REV DATE NOTES

1:50 @ A1

B 14/07/2019 ISSUED FOR CLIENT SIGN 
OFF
Amendements made after 
pre-application advice.

C 16/07/2019 ISSUED FOR PLANNING

D 20/08/2019 ISSUED FOR PLANNING
Drawing amended

E 28/08/2019 ISSUED FOR PLANNING
Neighbouring property 
boundary clarified.

TERRACE AREA

LOUNGE

UTILITY

LOUNGE

CLOAKROOM

WC

KITCHEN/ DINING

[Ground Floor Plan]
Proposed1

0 1 2 M

Neighbouring 
external wall (blue)

BEDROOM 1

FAMILY 
BATHROOM

BEDROOM 2

[First Floor Plan]
Proposed2

BEDROOM 3

DRESSING AREA

BEDROOM

[Second Floor Plan]
Proposed3

P
age 19



T
his page is intentionally left blank

P
age 20


	Agenda
	5 PLANNING APPLICATIONS
	Planning Objection - SG Sept 2019
	Objection 18 Waterloo Road
	Planning Objection with Diagrams
	Objection to Planning Permission 18 Waterloo Road_
	18 Waterloo Rd Existing Side and Rear Elevation Plans 17.07.2019
	020_PLN_130-Existing Rear Elevations
	Viewport-12
	Viewport-13


	18 Waterloo Rd Proposed Side and Rear Elevation Plans 17.07.2019
	020_PLN_300-Proposed Rear Elevations
	Viewport-16
	Viewport-15


	18 Waterloo Road Existing Floor Plan 27.08.2019
	18 Waterloo Rd Proposed Floor Plan 27.08.2019


