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Introduction 

A Domestic Planning Enquiry was submitted to Broxtowe Borough Council on 6th September 

2017 (Reference 17/10247/ENQD) and a reply was received from Miss Faye McElwain on 26th 

September, following which a supporting statement was issued to explain why the client was 

seeking to obtain planning permission for the extension. The supporting statement was 

submitted on the 27th September.  Miss McElwain replied by email on 28th September 

stating that BBC are likely to look more favourably on the application. 

 

Client's Supporting Statement 

Mr and Mrs Heptinstall have provided a statement of need which explains the reasoning why 

they are seeking a 2 bedroom extension and why it has to be at the front of the property: 

 

'We are a family with two adults with four young children. When moving to 

the area we bought a large family house on a large plot. The original house 

had been improved and extended downstairs at the rear by the previous 

owners to make it a good sized downstairs living space. However the 

upstairs space has become inadequate for the size of our growing family, we 

frequently have need to accommodate grand parents and other guests but 

currently have no room for guests. We also plan to foster in the future, and 

any foster child would require their own bedroom. 

 

We had initially thought it would be best to build two bedrooms in the loft 

space and a detached double garage in the front. However, after seeking 

specialist advice we have been advised that there is not enough head height 

in the loft space to be adequate for bedrooms. Even if two large and 

unsightly dormers were placed on the rear of the house the headroom  

would still not be sufficient.  

 

Because of the previous ground floor extensions to the rear (planning 

application details are available on your website) there is no space at the 

rear of the property to add a two storey extension. Therefore the only 

option available to us to extend the property is at the front. Hence the 

application to combine both a double garage and bedroom space to the 

front of the property. The property is generously well set back and has a 

considerably large driveway at the front. Because of the main road this front 

drive does is not suitable as a garden play area for the children, so the space 

would be better for any further extension especially given that the house is 

situated quite far back on the plot and over 6 meters further back than both 

neighbours.  

 

If planning permission for some kind of extension is not granted, we would 

have to try and sell and move to another house. We have researched this 

option and found that there are very few six bedroom houses on the market 

and nothing currently on the market that is suitable and certainly not within 

safe walking distance of the children's primary school on Wadsworth Road. 
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This seems like an awful option to us, to have to move out of the 

community, away from the school we are heavily involved in (with three 

children currently attending and the forth to start nursery there soon, and 

my wife on the PTFA). We did not think this might even need to be 

considered since the plot of the house is very large compared to most 

neighbouring plots'. 

 

 

Building Line and Proximity to the Highway 

The row of properties on Nottingham Road are large, mostly detached dwellings with wide 

and deep frontages. No.192 is has the deepest set back of all the dwellings. The drive is 18m 

deep from the boundary to the porch. No's 190 and 188 project out 6m beyond the main 

elevation of No. 192. No. 194 projects out 6.5m from the main elevation of No. 192.  No's 

196 and 186 project out 9m beyond the main elevation of No. 192.   

 

Therefore No. 192 is more set back than any other property in close proximity and has an 

18m drive. Consequently its impact on the street scene is minimal relative to the other 

adjacent dwellings. 

 

We consider that the wide frontage and deep drive can accommodate a 2 storey front 

extension without impacting the street scene. When complete the extension will be set back 

12.5m from the front boundary and so remains a quite considerably deep frontage. The 

frontages of No's 186, 188, 190, 194, 196, 198 are 8m, 9m, 12m, 18m, 12m and 12m 

respectively. Therefore the frontage in front of the proposed extension is comparative to 

adjacent properties and the frontage in front of the existing porch  still remains at 18m. We 

have indicated the building line on drawings 276-01A and 276-03A to illustrate the depth of 

set back. 

 

 

Building Mass 

The existing house is a two storey house with a 17m wide front elevation which is dominated 

by a porch with a flat roof projection in front of a steeply pitched gable. The remainder of 

the roofs are 45 degree pitch.  

 

The proposed extension is 8m deep and 5.25m wide and has a gable front elevation. On a 

small plot this would appear to be quite dominant but because the plot is deep and the front 

elevation is 17m wide we consider that this extension will not dominate the front elevation. 

Its width will be a relatively small proportion of the overall frontage (5m cf 17m) and its front 

elevation will be 12.5m from the boundary. The extension will be approached from the 

centre of the driveway and the 17m frontage of the original house will dominate over the 

8m frontage of the proposed extension. The proposal of a double garage at ground floor 

level is in keeping with a property of this size and being sideways on makes efficient use of 

the drive and has less impact on the street scene – a forward facing garage would impact the 

appearance of the property and would need major alterations to the driveway.   
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Roof Pitch 

For the roof pitch of the proposed extension we have considered matching either the main 

roof (45 degrees) or the pitch of the gable over the porch (55 degrees). We consider that the 

45 degree pitch provides both better aesthetic and function for the following reasons: 

 

 A 55 degree pitch on the proposed extension would detract attention from the 

original front gable over the porch which is a highlight of the front elevation. A 45 

degree pitch roof on the extension would be subordinate to the original gable and 

not compete with it. We do not want the new extension to dominate over the 

original gable. 

 With a 55 degree pitch the eaves would have to be considerably lower to keep the 

ridge at the same height as the main roof. This would make the front gable elevation 

of the proposed extension look short and squat compared with the original steep 

gable over the porch and would be proportionally wrong as it wouldn't match the 

original gable in proportion.  

 With the lowered eaves necessary for a 55 degree roof pitch the upstairs windows 

would be compromised and would have to become dormer windows. Dormer 

windows would make the extension fussy and complicated and again draw attention 

away from the original gable and give the extension a different character to the 

original house. There are no dormer windows on the property presently. With a 45 

degree pitch the upstairs fenestration will match the existing front elevation and will 

blend in well rather than emphasise that the extension is a later addition.  

 At the point where the proposed extension meets the original house the roof pitch is 

45 degrees and is hipped. Introducing a 55 degree pitch roof at this point would not 

blend in well, particularly on the boundary side where an awkward valley would be 

created. A 45 degree pitch will blend in perfectly with the original roof. 

 From a technical point of view the 55 degree pitch would require a lot of additional 

detailing around dormers, flashings at intersections, complicated structural framing, 

and additional guttering and downpipes. 

 

In conclusion we consider that a 45 degree pitch is the correct solution for this proposed 

extension. 

 

Gable of the Proposed Extension 

A gable is the preferred option over a hip. A gable offers the opportunity to add details 

such as clay tile corbels and a corbelled brick verge detail. We consider that a hip end 

would look too utilitarian since there is little interest in the matching fenestration to 

compensate. We also consider that a fascia and gutter carried across the front elevation 

at the eaves of a hip roof would be distracting.  

 

 

Alternative Technical Options Considered 

A loft conversion has been considered but because the original house is not very deep 

(5.5m) the loft is actually too narrow and the ridge is too low and as such is not suitable for a 

loft conversion. Even with large dormers (which are in themselves not in-keeping with the 

style of the house) accommodation would be cramped. Also introducing an additional 
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staircase would compromise one of the existing bedrooms. 

 

A rear extension has been considered but could only be accommodated if one of the rear 

ground floor extensions was demolished and re-built. Three out of four of the bedrooms 

only have windows to the rear and so it would be difficult to create an additional bedroom 

at the rear without compromising light to the existing bedrooms. A garage would still be 

required at the front. 
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