Delegated Application Report



Target Date: 27/11/2020


Extended Target Date: 10/02/2021
Address: 114-116 Westfield Road, Reading
Application No: 201377/FUL
Proposal: Rear extension at ground and first floor
Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is the land associated with 114-116 Westfield Road which is linked to properties at 106-112 Westfield Road at first floor level with a driveway running underneath leading to a communal garden, car parking, bin and cycle storage.  The site consists of a one bedroom flat in the basement, a two bedroom flat on the ground floor and a three bedroom flat on the first floor.  The surrounding area is predominantly residential.

It has not been possible to visit the site due to the current pandemic however Google Maps and Google Streetview and photographs provided by the agent enabled Officers to assess the application fully in context with its neighbouring properties. 

Proposal:

The proposal is for a two storey rear extension to improve the internal layout of the existing flats.  The proposal also involves lowering the height of the covered driveway to 2.7m to increase the internal height of the first floor flat, inserting two side windows to the basement flat, replacing a ground floor front window with a door and introducing wider glazing and a door to the ground floor flat.  The design has been based on an approved scheme for 106-112 Westfield Road (ref: 190846/FUL).
The materials will consist of brick and slate to match the existing building.
Plans Submitted:

The agent submitted the following documents, received on 2nd October 2020: 
Design Statement 
Drawing No: ACD 0518 116 20 500 – Location Plan 

Drawing No: ACD 0518 116 20 501 Rev A – Block Plan 

Drawing No: ACD 0518 116 20 1000 Rev A– General plan as existing 

Drawing No: ACD 0518 116 20 1001 Rev A – Plans as existing

Drawing No: ACD 0518 116 20 1003 Rev A – Elevations as existing
Drawing No: ACD 0518 116 20 1004 Rev A – Section as existing 

Drawing No: ACD 0518 116 20 1005 Rev A– Photos

Drawing No: ACD 0518 116 20 1101 Rev A – Plan as proposed 

Drawing No: ACD 0518 116 20 1201 Rev A – Section as proposed 

Drawing No: ACD 0518 116 20 1501 Rev A– East elevation (front) as proposed
Drawing No: ACD 0518 116 20 1502 – West elevation (rear) as proposed
The agent submitted the following amended documents, received on 11th January 2021:

Design Statement 

Drawing No: ACD 0518 116 20 501 Rev B – Block Plan 

Drawing No: ACD 0518 116 20 1000 Rev B – General plan as existing 

Drawing No: ACD 0518 116 20 1001 Rev B – Plans as existing

Drawing No: ACD 0518 116 20 1004 Rev B– Section as existing 

Drawing No: ACD 0518 116 20 1005 Rev B– Photos

Drawing No: ACD 0518 116 20 1100 Rev B – General plan as proposed 
Drawing No: ACD 0518 116 20 1101 Rev B – Plan as proposed 

Drawing No: ACD 0518 116 20 1201 Rev B– Section as proposed 

Drawing No: ACD 0518 116 20 1502 Rev B – West elevation (rear) as proposed

Relevant Planning History:

201101/FUL - Change of use of existing 3 apartments to 5 x 1 bedroom flats, with two-storey rear extension and roof extension incorporating replacement front and rear dormers.  Withdrawn 29/09/2020.
106-112 Westfield Road

190846/FUL - Two storey rear extension, and conversion of existing 6 flats (4 x 1-bed, 2 x 2-bed) to 9 flats (8 x 1-bed,1 x 2-bed), including 2 dwellings in the loft, and associated bicycle parking, and bin storage to the rear.  Permitted 24/07/2020. 
Consultation Responses:

· Transport - the development site fronts Westfield Road (C106) which is a classified road and is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD. Single and double yellow lines are present directly outside the site.  This zone directly surrounds the Central Core and extends to walking distances of 2 kilometres from the centre of Reading. This zone is well served by public transport, with buses continuing either into or out of the Central Core Area via this zone.   

The submitted Design Statement states that there is no increase in the number of units.  It states that the only purpose of the proposal is to improve the size of the existing units which are not adequate in terms of quality and size.  There is no change to the parking provision or access. As advised in previous applications unauthorised on street parking can be controlled and monitored as the site is located in an area designated as a Residents Parking Permit Area; Zone 1R, in addition to this there are other parking restrictions in place.  Our records indicate that this property is listed in the exclusion list for permits for Westfield Road.

Given the sites location a CMS would be required for this construction.

The multi storey car park design manual and this states the following: Where provision is required for designated spaces for high-top conversion vehicles, e.g. those for disabled people, a minimum clearance of 2.60m is recommended for the full access route in lieu of the normal minimum headroom of 2.10m.  The height of 2.7m is therefore acceptable.

Transport do not have any objections to this application subject to conditions and informatives as there is no changes to the parking or cycle provision or change to access arrangements.  

· Ecology – no objections following the submission of a bat survey and subject to a condition to ensure a swift box is provided as a pair of swifts were nesting in the apex of the building during the bat survey.
· CADRA – no response received.
Notification letters were sent:-

Westfield Road – 63-69 (o) and 106-122 (e) 

Prospect Street – 57-65 (o)

One letter of representation has been received with regards to:-

1. Inaccuracies in the address, the existing plans and the labelling of the flats on the plans.  Officer note: these matters have been addressed in the amended plans.
2. The application should be rejected due to the incorrect information it contains.  Officer note: the inaccuracies are not a reason to refuse an application, amendments have been provided which address the points raised however they do not affect the development as proposed and upon which officers have based their recommendation.
A site notice was displayed at the site on 16th November 2020 giving 21 days notice which ended 6th December 2020.

Summary of discussions with applicant/agent:
An email was sent to the agent on 6th January 2021 advising of the inaccuracies in the plans and also requesting a 45 degree line shown on the Block Plan from the neighbouring property at 112 Westfield Road.  The agent submitted amended plans on 11th January 2021 which also included changing a shower room into a bathroom to the first floor flat and replacing the glazed door to the ground floor flat with a solid door which was considered better in terms of design as it matched the approved scheme at 106-112 Westfield Road and also increased the security of this flat.

Equality Act 2010:

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. However, there is no indication or evidence (including from consultation on the application) that the protected groups identified by the Act have or will have different needs, experiences, issues and priorities in relation to this particular planning application.  Therefore in terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

Relevant Planning Policy and Guidance and Legal Context

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

National Planning Policy Framework (2019)

Reading Borough Local Plan (Adopted November 2019)

· CC7 (Design and the Public Realm)
· CC8 (Safeguarding Amenity)

· TR3 (Access, Traffic and Highway-Related Matters)

The main issues to be considered:

i) Design and impact on the character of the area;
ii) Internal living accommodation 

iii) Impact on neighbouring properties;

iv) CIL
i) Design and impact on the character of the area 

Policy CC7 (Design and the Public Realm) states all development must be of high design quality that maintains and enhances the character and appearance of the area of Reading.  
The proposal has been designed to be in context with a previous planning permission (ref: 190846/FUL) which relates to 106-112 Westfield Road.  The proposed rear extension measures 2.2m in depth and retains the existing roof shape.  Elongated windows are proposed to the rear elevation at ground and first floor.  The proposal has been designed to match a previous permission at 106-112 Westfield Road. As such, the proposal is considered acceptable in design and in accordance with policy CC7 of the Reading Borough Local Plan.

ii) Internal living accommodation 

The proposal increases the floor area of all 3 flats and replaces one bathroom with an en-suite and a shower room to the ground floor flat and replaces two bathrooms with an en-suite bathroom and shower room to the first floor flat. Two side windows are proposed to the basement flat to improve the amount of light along with increasing the height within the kitchen/living space.
Although Policy H5 (Standards for New Housing) is not applicable in this instance the proposal creates a better living environment for future occupiers by improving the internal space of the flats which is more in line with the nationally-described space standards which is considered a benefit of the proposal.
Basement flat 
Existing size 43.26sqm
Proposed size 44.69sqm

Ground floor flat
Existing size 49.91sqm
Proposed size 60.68sqm

First floor flat
Existing size 64.28sqm
Proposed size 78.91sqm

iii) Impact on neighbouring properties

Policy CC8 (Safeguarding Amenity) of the Reading Borough Local Plan states that development will not cause a significant detrimental impact on the living environment of existing residential properties in terms of privacy and overlooking, access to daylight and sunlight, visual dominance and overbearing effects of a development, harm to outlook, noise and disturbance.

The proposal has been designed so that it does not harm the residential amenity of the neighbouring property at 118 Westfield Drive, it is set off the boundary and does not encroach on a line taken at 45 degrees from the middle of the closest window which is a way of protecting light reaching habitable rooms.  No new windows are proposed that would cause concern in regards of overlooking or loss of privacy.  The proposal also does not encroach on a line taken at 45 degrees from the middle of the closest neighbouring window at 112 Westfield Drive.
Although neighbouring properties will notice the additional height and depth of the proposed extension it is not considered visually dominant or overbearing.

As such the proposed extension would not have a detrimental impact upon the living environment of neighbouring properties and is in accordance with Policy CC8 (Safeguarding Amenity) of the Reading Borough Local Plan (2019).
iv) Community Infrastructure Levy
The proposal does not attract a CIL charge.

Conclusion

The proposed extension has been assessed and found to be acceptable as it complies with the identified policies and guidelines.

GRANT 
Subject to the following conditions:

1. Time Limit

2. Approved plans 

3. Materials – to match existing
4. Swift brick (pre-occupation)

5. Construction Method Statement (pre-com) 

6. Vehicle parking space provided in accordance with approved plans 

7. Cycle parking 

8. Bin storage 

9. Parking permits 1

10.  Parking permits 2 

Informatives relating to:

1. Positive and proactive

2. Terms and conditions

3. Building Control 
4. Noise & dust 
5. Highways 

6. Parking permits 
