
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Katesgrove

App Ref: 171626/HOU
Address: 19 Christchurch Gardens, Reading, RG2 7AH
Proposals: Demolition of a single-storey utility room and double garage rear extension, followed by the construction/replacement of dormer windows on the Second Floor, and construction of a part 1-storey and part 1. 5-storey rear extension. The rear extension providing a garden room, replacement utility room, replacement garage, a home office and storage. 
Case Officer: Steve Vigar
Applicant: Mr & Mrs Newton
Date received (valid from): 19 September 2017

Target Decision date: 14 November 2017


1.
INTRODUCTION

The site forms the corner of Glebe Road and Christchurch Gardens and is located within the Christchurch Conservation Area. 
The existing house is a characterful three storey Victorian house with distinctive polychromatic brickwork. The house has been previously extended with single storey pitched roof double garage joined to the main house with a lean-to link structure.
2.
PROPOSAL AND SUPPORTING INFORMATION

Demolition of a single-storey utility room and double garage rear extension, followed by the construction/replacement of dormer windows on the Second Floor, and construction of a part 1-storey and part 1.5-storey rear extension. The rear extension providing a garden room, replacement utility room, replacement garage, a home office and storage. 

The proposals have been amended, 

· reducing the length of the garage extension by a metre,

· reducing the size of the dormers to the garage

· retaining the second floor window previously shown bricked up.

· Narrowing the access gateway to 4.8m 
Plans considered
Amended drawings:

Drawing No: 15038-PL-7 Rev.B, dated 24 October 2017

Drawing No: 15038-PL-8 Rev.A, dated 24 October 2017

Drawing No: 15038-PL-9 Rev.B, dated 24 October 2017

Drawing No: 15038-PL-10 Rev.A, dated 24 October 2017

Drawing No: 15038-PL-11 Rev.A, dated 24 October 2017

Drawing No: 15038-PL-12, dated 13 October 2017
3. RELEVANT PLANNING HISTORY 

None
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter.
Whitley Glebe, 11 Glebe Road, Reading, RG2 7AG

14 Glebe Road, Reading, RG2 7AG
17 Christchurch Gardens, Reading

Flat 1, 17 Christchurch Gardens, Reading, RG2 7AH

Flat 3, 17 Christchurch Gardens, Reading, RG2 7AH
Flat 2, 17 Christchurch Gardens, Reading, RG2 7AH
4.2
No letters of representation have been received as follows:

4.3 
RBC Transport
“In principle, there are no transport objections as the proposed extension will have no transport implications. The proposal is acceptable in Transport terms in that it will retain in excess of 2no. parking spaces on the driveway at the front in addition to a replacement garage.  The proposals include widening of the existing boundary wall/fence but the plans do not indicate whether any changes are proposed to the existing dropped kerb or whether gates into the site will be provided.  It is suggested that the dropped kerb is increased in width to 4.8 metres which will facilitate vehicles entering and leaving the site independently.  The Council's Highways section should be contacted on 0118 937 2138, to agree the access construction details and to grant a licence before any work is carried out within the highway.

The applicant is requested to submitted amended plans demonstrating the widening of the access to ensure that vehicles to not bump up the footway to gain access to the parking spaces.  Alternatively, these details could be covered by condition.”  (Revised drawings show the access at 4.8m)

4.4
RBC Tree Officer

“With reference to the existing and proposed site plans I can confirm that I have no objections to the proposals.  The proposals do result in the loss of some existing, minor soft landscape elements in the rear garden but from a street scene point of view (important in a conservation area), this will have minimal impact.
The applicant may wish to consider fencing off the retained section of rear garden during construction to avoid accidental damage to retained vegetation.”
5. LEGAL AND PLANNING POLICY CONTEXT

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'.

The following local and national planning policy and guidance is relevant to this application:

National Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

CS33 (Protection and Enhancement of the Historic Environment
Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)

DM12 (Access, Traffic and Highway-related Matters)
SPG/SPD

· A Design Guide to House Extensions SPG

6.
APPRAISAL

DM9 states: An extension to a house will be acceptable where it:

A. Respects the character of the house in terms of scale, location, materials and design;

To assess this, the following has been considered – would the proposal:

· detract from the appearance of the original building through the use of ill-matching materials and by not fitting in with the design, scale and proportions of the original building;  NO – The revised proposals ensure that the garage extension, whilst large, would remain subservient to the main dwelling and retain a characteristic hierarchy of elements to the building with the scale reducing towards the rear of the building. The reduced-size dormers to the garage assist in reinforcing the subservient character.
· reduce the amount of usable amenity space for the property to an unacceptable degree; NO – Similar areas of useable garden would remain. 
· require the loss of trees in the garden or put significant trees at risk; NO – no Tree Officer objection.
B. Respects the character and pattern of neighbouring properties and the street as a whole in terms of scale, location, materials and design, and any important existing building line; Respects neighbour’s amenities and does not present a large blank façade to public areas.

To assess this, the following has been considered – would the proposal:

· significantly reduce the amount of daylight and sunlight enjoyed by neighbouring properties; NO – Although the garage is larger than existing, the eaves remain relatively low. The adjoining property is divided into flats and, unusually, has very few windows to the rear elevation. Those which do exist are small and do not serve habitable rooms. The effect on daylight would be minimal. The proposal is sufficiently distant from other neighbouring property to avoid harmful loss of light.
· invade the privacy of neighbouring properties through overlooking from windows or balconies; NO. Where potential overlooking exists – the first floor window to the north and west facing rooflights – these are shown as fixed, or limited opening opening and obscure glazed. A condition requiring these to be obscure glazed and non-opening below 1.7m above finished floor level is recommended.
· detract from the character of neighbouring properties or the wider conservation area through siting, excessive bulk, ill-matching materials or inconsistent design OR detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; NO. The scale, form and detailing is considered to be sympathetic to the host building and would not appear overly dominant in the street scene. The proposals are well set back from the road. The changes to the access have been amended to widen the dropped kerb to 4.8m and narrow the gates to the same width, striking an appropriate balance between the visual and technical considerations (Policy DM12 applies).
DM4: Safeguarding Amenity states an extension to a house will be acceptable where it will not cause a significant detrimental impact to the living environment of existing or new residential properties.  This has been assessed and it is considered the proposal would not cause a significant detrimental impact to the living environment of any existing or new occupiers or neighbours. 
7. CONCLUSION  
The proposed development would not be harmful to the character or appearance of the site or wider conservation area and would not have a detrimental impact on the appearance of the original building or neighbouring properties or amenity.  As such the proposed works are considered to be in accordance with the relevant policies including Policy CS33, and permission can be granted. 

Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
8.0
RECOMMENDATION  

GRANT Full Planning Permission

