Delegated Application Report



Address: 81-83 School Road, Tilehurst, Reading
Application No: 190656/FUL
Proposal: Retrospective application for a two storey rear extension
Case Officer: Tom Hughes   Extended Target Date: 1/11/2019

Site Description and Surrounding Area: 

The application site is a two storey brick building fronting School Road.  The site was previously two properties and was allowed on appeal to be converted into a Solicitors office.  The site has an open frontage and an enclosed rear area.  The building was previously occupied by Collins Dryland & Thorowgood LLP Solicitors but has recently been converted to residential through prior approval reference: 150879/OPA.  The surrounding area is a mixture of commercial, retail and residential.

Proposals:

This is a retrospective application for a two storey rear extension.  The application site has recently been converted through a prior approval application for the change of use from B1(a) offices to 4 x 1 bedroom flats and 2 x 2 bedroom flats.  The granting of the prior approval related to the change of use only and the external alterations to the building required planning permission.  The retrospective application therefore also includes fenestration details, parking and bin storage.  

The two storey rear extension measures 6.6m in width and 4.6m in depth with a pitched roof that is set down from the main roof by 1.6m.  The materials consist of brick and slate to match the existing building.  The two storey rear extension has created 2 x 1 bedroom flats and 4 x 2 bedroom flats.  The two storey extension has two ground floor side windows facing 79 School Road and a ground floor side window facing 85 School Road.  The extension also has two ground floor and two first floor rear facing windows and four roof lights.
The other alterations include the removal of a ground floor side window facing 79 School Road, two first floor side windows facing 79 School Road, a new ground floor window facing 85 School Road, two second floor side windows facing both 79 and 85 School Road, a second floor rear window and four roof lights.  The proposal also includes a 1.8m high fence to either side of the building, a separate garden area to flat 1, bin storage to the side boundary with 85 School Road and six parking spaces to the front of the building.   

Plans Submitted:

The agent submitted the following plans and drawings, received on 18/24th April 2019: 
Drawing No: PL-01 – Location Plan
Drawing No: PA-04 – Existing Block Plan
Drawing No: PL-03 - Existing Plans 
Drawing No: PL-06 – Proposed Site Plan
Drawing No: A.8 – Proposed Elevations

The agent submitted the following amended drawings, received on 10th September 2019:

Drawing No: A.09 Rev A – Proposed Plans

Drawing No: PL-06 Rev A – Proposed Site Plan  

The agent submitted the following amended drawings, received on 10th October 2019:

Drawing No: PL-06 Rev B – Proposed Site Plan  

Drawing No: A.8 Rev A – Proposed Elevations

Drawing No: A.09 Rev B – Proposed Block Plans

Relevant Planning History:

151411FUL - Retrospective application for a two storey rear extension. Granted
150879/OPA - Change of use of 81-83 School Road (ground, first and second floors) from Class B1(a) (Offices) to C3 (dwelling houses) to comprise 4 x 1 bed flats and 2 x 2 bed flats. Prior Notification under Class O, Part 3 of the Town and Country Planning (General Permitted Development) (England) Order 2015.  Prior Approval Notification – Approval 09/07/2015.

150192/OPA – Change of use of 81-83 School Road (ground, first and second floors) from B1(a) (offices) to C3 (dwellinghouses) to comprise 3 x 2 bedroom flats and 3 x 1 bedroom flats. Prior Notification under Class J, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995 (as amended).  Prior Approval Notification – Approval 27/03/2015.

140372/OPA - Change of use of 81-83 School Road (ground, first and second floors) from Class B1(a) (offices) to C3 (dwellinghouses) to comprise 6 x 1 bed flats. Prior Notification under Class J, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 1995 (as amended).  Prior Approval Notification – Approval 29/04/2014.

131445/CLE - Certificate of Lawfulness for existing use of the building as a Solicitors Office (use class B1 (a)).  Permitted 06/01/2014.

13/00396/FUL (Civica Ref: 130371) - Change of use of part of the existing building from A2 financial and professional services to C3 dwellings providing four one bedroom flats Demolition of existing outbuildings construction of a cycle store and bin store.  Withdrawn 26/04/2013.

10/01550/VARIAT (Civica Ref: 101343) - Erection of five new dwellings at 83-89 School Road without complying with Conditions 2 and 13 of Planning Permission 08/00443/FUL.  Permitted 09/12/2010.

10/00109/NMC (Civica Ref: 100016) - Non material change to planning permission 08/00443/FUL for approved drawings to be included in conditions.  Agree 22/2/2010.

08/00443/FUL (Civica Ref: 080565) - Resubmission of an application for the erection of five new dwellings because of a minor adjustment of the rear boundary of the previously g ranted application 07/01394/VARIAT at 83-89 School Road.  Permitted 06/06/2008.

85/TP/613 – Change of use from residential to solicitors office.  Refused 19/09/1985.  Allowed on appeal.

Consultation Responses:

· Transport raised no objection subject to conditions and informatives.
· Notification letters were sent to 77 A & B, 79, 85, 87 and 91 School Road and 1-6 (all) Loader Close.  No comments have been received. 

Summary of discussions with applicant/agent:
The agent was advised in an email of inaccuracies with the existing plan suggesting that there is car parking at the rear when in fact access is not possible and there are garages in place here.  They were advised to reduce the size of the structure and to delete the access via Loader Close.  They were also advised that the outbuilding would only be permitted as ancillary storage for the flats and not as a separate commercial storage facility. 

The above referenced amended plans were provided and email confirmation of intended use provided.  
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 development plan policies and supplementary planning guidance are relevant to this application:

Reading Borough Local Development Framework Core Strategy (2008) Policies:

CS7: Design and the Public Realm
Sites and Detailed Policies Document (2012)

DM4: Safeguarding Amenity
DM9: House Extensions and Ancillary Accommodation 

New Local Plan (to be adopted Nov 2019)

Appraisal

The main issue to be considered:

i) Design and impact on the character of the area
ii) Impact on neighbouring amenity
i) Design and impact on the character of the area 
The proposal, as amended, amounts to a replacement of the existing outbuildings with new ones.  As such given the modest size, the secluded location and the existing structures there is no concerns raised in terms of impact on the character and appearance of an area.  The new structure will not have an adverse visual impact and the retention of the boundary hedge on Loader Close means that the appearance of this close will not change. As such the proposal is considered to be in accordance with Policy CS7: Design and the Public Realm of the Core Strategy (CC7 of the Borough Local Plan 2019).
ii)  Impact on neighbouring properties

For the same reasons given above, as this amounts to a replacement of existing structure the proposal is a sufficient distance from the neighbouring properties and will not be harmful from their outlook.  The removal of the vehicular access from Loader Close overcomes concerns for nuisance likely to be caused to these residents if frequent and possible commercial use occurred.  Also overcomes any transport considerations.
Taking the above into consideration the new outbuilding would not result in harm to neighbouring occupiers in terms of visual dominance, overbearing effects, noise or disturbance and the proposal therefore accords with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.

Conclusion

The extension and the external alterations have been assessed and found to be acceptable as they comply with the identified policy and guidelines.

Conclusion

GRANT 
Subject to the following conditions:

1. Approved plans 

2. Ancillary storage for flats at 81-83 School Road Bicycle
Informatives relating to:

1. Terms and conditions

2. Damage to the highway 

3. Positive and proactive

