



DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward:				Peppard
App Ref:			191343
Address: 			78 Knights Way, Emmer Green, Reading, RG4 8RH
Proposal: 	Single storey rear extension, rear roof dormer, porch and conversion of hipped roof to gable end.
Case Officer: 			Mr James Schofield
Applicant: 			Mr & Mrs Wellington and McGrath
Date received (valid from): 	12 August 2019
Target Decision date: 	10 October 2019

1.	SITE DESCRIPTION

The development site is an end of terrace two-storey residential dwelling located on the northern side of Knights Way. These terraces have repeating hipped roofs with symmetrical and complimentary roof-lines, fenestration, door and chimney patterns; as well as book-ended front projections with hipped roofs in line with the main roof line on end of terrace dwellings. 

This terrace, and others like it in the area, are no longer characterised by a completely uniform appearance; instead many of the dwellings benefit from side and rear extensions. And a number of the dwellings have differing coloured window and wall treatments.

2.	PROPOSED DEVELOPMENT

The proposed development is for a single storey rear extension, porch, front roof-light, and the conversion of hipped roof to gable end to accommodate a rear roof dormer.

Plans considered
Drawing No. E-PL-001 Location Plan
Drawing No. E-PL-002 Existing Block Site Plan
Drawing No. E-EL-010 Existing Elevations
Drawing No. E-PL-010 Existing Ground Floor
Drawing No. E-PL-011 Existing First Floor
Drawing No. E-PL-012 Existing Roof Plan
Drawing No. P-PL-001 Proposed Block Site Plan
Drawing No. P-PL-010 Proposed Ground Floor
Drawing No. P-PL-011 Proposed First Floor
Drawing No. P-PL-012 Proposed Loft Plan
Drawing No. P-PL-013 Proposed Roof Plan
As received 15 August 2019
Drawing No. P-EL-010 Revision F2 Proposed Elevations
As received 9 October 2019

3.	RELEVANT PLANNING HISTORY 


190740/HOU:	Single storey rear extension, rear roof dormer and conversion of
hipped roof to gable end..
Withdrawn 17/7/2019.

4.	CONSULTATIONS

All adjoining neighbours were consulted by letter and a Site notice was displayed. No responses have been received.

5.	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.

6.	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 Planning Policy

National Planning Policy Framework (2019)
National Planning Practice Guidance
The Town and Country Planning (General Permitted Development) (England) Order 2015 (GPDO)

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 
DM9 (House Extensions and Ancillary Accommodation)

SPG/SPD

A Design Guide to House Extensions SPG

7.	APPRAISAL

7.1	Principle of development

The application seeks permission to extend and alter an existing residential dwelling. No change of use is proposed. Such domestic works are supported in principle by Policy DM9 (House Extensions and Ancillary Accommodation) of the SPDP (2012) subject to a number of criteria ensuring the effects of such extension and alterations are not harmful. This will be considered in more detail in the following section.

7.2	Character, scale, appearance and design

Policy CS7 of the Core Strategy states that, development must be of a high design quality that maintains and enhances the character and appearance of the area in Reading in which it is located. Policy DM9 states that an extension will be acceptable where it: respects the character of the house, respects the pattern of neighbouring properties and building lines. The SPD ‘A design guide to house extensions’ provides guidance on design considerations for roof extensions, which outlines that an extension should be designed to respect the existing dwelling in terms of the symmetry and complimentary patterns of rooflines, features like fenestration and doors, overall scale and height. It also outlines the importance of limiting the visual impact of dormers to ensure they appear to be part of the roof.

The proposed single storey rear extension is not visible from the street and would not cause any harm to the wider character of appearance of the area. The front porch is minor is nature and consistent with the range of other front alteration and extension which have occurred in the area.

The proposed hipped to gable roof extension and rear dormer is not considered to contribute to the repeating patterns of symmetry present in the roof of the terrace for which it belongs. An amendment was secured to these elements to include the use of hanging tiles on the outer walls of the dormer (as opposed to render matching the proposed treatment for the lower outer walls). This improvement was considered to negate some of the visual impact associated with the roof extension.

With regard to other aspects of the proposal, the choices of render, addition of a roof-light on the front elevation of the roof, colour of the windows and choice of zinc roofing materials on the rear ground floor extension are all not considered to cause any visual harm and are supported. 

Therefore, in light of the above and with due regard to the improved quality of accommodation offered for the occupants, the proposal overall is not considered to cause any substantial visual harm or detrimental impact on the character or appearance of the area.

[bookmark: _GoBack]8.	CONCLUSION  

In light of the above assessment the proposal is considered to accord with the requirements of the development plan with the exception of the roof conversion and rear dormer elements which are permitted development. As such, it the proposed development is recommended for approval subject to conditions.

9.	RECOMMENDATION  
GRANT
10.	CONDITIONS

1. Standard time limit
2. Standard approved plans
3. Materials to match




