DELEGATED APPLICATION REPORT			                         Target Date: 27/01/21
Application No: 201720/VAR
Address: 4 Tofrek Terrace
Proposal: Variation of condition 3 (approved plans) of planning permission 200982/HOU, dated 21/10/20 (for a part one, part two storey rear extension), namely to allow an increased depth of 0.5m at the ground floor and 1.5m at the first floor
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site comprises a two storey mid-terraced dwelling. A tree subject to a TPO is located to the site frontage. The surrounding area is residential in character. Wilson Primary School is located to the rear of the site.  
Proposal
This application has been submitted under s73 of the Town and Country Planning Act (1990), to make minor material variations to planning permission 200982/HOU. The proposed variations include:
· Increased extension depth of 0.5m at ground floor
· Increased extension depth of 1.5m at first floor
Plans Considered
The agent supplied the following, received 02/12/20:
Drawing No: 41619-05 Rev. D – Proposed Ground Floor Plan
Drawing No: 41619-06 Rev. D – Proposed First Floor Plan
Drawing No: 41619-07 Rev. D – Proposed Roof Plan
Drawing No: 41619-08 Rev. D – Proposed Elevations
Relevant Planning History
192034/HOU – Part one, part two storey rear extension – Refused 20/03/20
Officer note: the original proposal was for a part one, part two storey rear extension of 6m depth at the ground floor and 2.5m depth at the first floor. During the course of the application the depth of the ground floor element was reduced to 5.55m. The application was refused due to a lack of subservience to the original dwelling and a harmful impact on neighbouring residential amenity
200982/HOU – Part one, part two storey rear extension – Permitted 21/10/20
Officer note: the original proposal was for a part one, part two storey rear extension of 3.5m depth at the ground floor and 2.5m depth at the first floor. During the course of the application, on the advice of officers, the width of the first floor element was reduced to minimise the impact on neighbouring residential amenity
Consultation Responses
Neighbouring owners and occupiers at 3 and 5 Tofrek Terrace, and Wilson Primary School were consulted by letter. A site notice was sent to the agent on 07/12/20. No letters of representation were received.
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
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'. However the NPPF does not change the statutory status of the development plan as the starting point for decision making.
The following local and national planning policy and guidance is relevant to this application:
National Planning Policy Framework
Reading Borough Local Plan (2019)
Policy CC7 – Design and the Public Realm
Policy CC8 – Safeguarding Amenity
Policy H9 – House Extensions and Ancillary Accommodation
Supplementary Planning Guidance – A Design Guide to House Extensions (2003)
Appraisal
An application submitted under s73 allows the Local Planning Authority to only consider the proposed amendments. All other matters remain as approved under planning permission 200982/HOU. If permission to amend the plans is granted, this has the effect of granting a new planning permission for the development. 
The proposed part one, part two storey rear extension has an extensive recent planning history. Under application 192034/HOU a part one, part two storey rear extension was proposed. The originally proposed extension projected to a depth of 6m at the ground floor, and 2.5m at the first floor. During the course of the application, the depth of the ground floor element was reduced to 5.55m. The application was refused on the grounds of design and impact on neighbouring residential amenity. The extension was deemed to be over-scaled relative to the original dwelling, lacking in subservience to it. By virtue of its height and depth, detrimental harm was deemed to be caused to the amenities of 3 and 5 Tofrek Terrace in terms of loss of light, visual dominance and overbearing effects.  Under application 200982/HOU, a reduced part one, part two storey rear extension was approved. Due to the reduction in depth, no significant harm was deemed to arise. 
4 Tofrek Terrace is a modest, mid-terraced dwelling. While application 200982/HOU demonstrated that there is scope to extend to the rear, any development must ensure that no significant harm is caused in terms of design and character, or to neighbouring residential amenity. As a mid-terraced dwelling, the impact of any extension is amplified due to the proximity to neighbouring properties. The extension approved under 200982/HOU is considered to be at the limit of acceptability in this regard. 
The proposed variation would almost double the footprint of the dwelling, adding excessive bulk particularly at the first floor. Large, blank facades would be presented on both sides, with the resultant dwelling appearing over-scaled and over-developed. This lack of subservience would have a significantly harmful impact on the character and appearance of the original dwelling. The proposed variation is therefore contrary to Policies CC7 and H9 and the Design Guide to House Extensions SPG. 
[bookmark: _GoBack]By virtue of its depth and height, the proposed variation was cause a significant detrimental impact to the neighbouring residential amenities of 3 and 5 Tofrek Terrace, in terms of visual dominance and overbearing effects. The proposed variation is therefore contrary to Policy CC8 and the Design Guide to House Extensions SPG.	
RECOMMENDATION
REFUSE minor material amendments to planning permission 200982/HOU. 
