


DELEGATED APPLICATION REPORT - Application No.: 190224
Address: 519 Basingstoke Road
Proposal: Proposed 2 storey rear extension following demolition of conservatory, replacement entrance porch, and roof alteration including front and rear dormers.
Case officer: Alison Amoah
Target Date: 5/4/2019

Site Description and Surrounding Area:
The application site is a good sized residential plot with an existing detached house and outbuildings to the rear, the latter adjacent to the boundary with no. 517 Basingstoke Road.  It has a different appearance to the adjacent semis with respect to the gable ends, roof form and decorative timber features.  There is an existing rear conservatory extension.  There is a large rear garden bounded by mature hedging and to the front a paved driveway with hedgerow boundaries.

The property is set well back from Basingstoke Road and there is a staggered building line such that the application site is sited further forward than nos. 517 and 515, which in turn are further forward than 513 and 511.

To the east are allotments, to the south the rear garden areas, with mature tree and landscaped boundaries, of terraced properties on Basingstoke Road, which form an l-shaped development set back from Basingstoke Road with a separate access road.  To the north, within this segment of the road, the remaining properties are pairs of semi-detached houses.  

The property is within an Air Quality Management Area (AQMA) 
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Proposal: 
This includes:
· Demolition of single storey pitched roof garage.
· Demolition of conservatory 4.9m (deepest) by 6.7m wide
· Internal reconfiguration to include loft conversion within increased height roof space

Front  
· Porch - Widened from 2.1m to 3m; increased eaves from 2m to 2.2m, change from dual pitched to part flat roofed, hipped and pitched.
· Windows – Replaced and one new above the porch.
· Dormer – Flat roofed centrally located, measuring 1.3m width, height and depth.

Side
· Facing no. 517 Basingstoke Road - Ground floor window replaced with door to serve utility.
· Facing no. 523 – Ground floor window to serve dining room and window to serve reception room 01.  First floor obscure glazed bathroom window.


Rear
· Two storey extension – 8.6m wide by 4.3m deep.
· Two windows and double doors with Juliette balcony to first floor and 2 sets of bi-fold doors to ground floor
· Dormer – Flat roofed measuring 1.3m width, height and depth.

Roof
· Change from gable ended sides and dual pitched roof to hipped and pitched with crown roof, increasing in height from 7.4m to 8.1m.

Plans considered: Received 11th February 2019:
Existing Floor Layout Plans – Drawing no: 19/008/01
Existing Elevations – Drawing no: 19/008/02
Extensions & Alterations Proposed Elevations – Drawing no: 19/008/03
Extensions & Alterations Floor Layout Plans - Drawing no: 19/008/04
Extensions & Alterations Roof Plan & Building Section – Drawing no: 19/008/05
Location Map & Block Plan – Drawing no: 19/008/06

Other documents
Phase 2 Bat Survey Report, dated August 2016, prepared by Lynsey Robinson Ecology, received 11th February 2019

Amended Plans received 3rd April 2019:
Extensions & Alterations Roof Plan & Building Section – Drawing no: 19/008/05 Rev A

Amended Plans received 4th April 2019:
Extensions & Alterations Proposed Elevations – Drawing no: 19/008/03 Rev A

Amended received 5th April 2019
Extensions & Alterations Floor Layout Plans - Drawing no: 19/008/04 Rev A
[bookmark: _GoBack]Location Map & Block Plan – Drawing no: 19/008/06 Rev A

Relevant Planning History: 
160637/HOU - Two-storey rear extension incorporating a rear dormer to existing dwelling to create 3 more bedrooms – Approved 23/8/16 – not implemented
181811/PREAPP - Pre-application advice for replacement dwelling house following the demolition of the existing house – Obs sent 15/1/19

Consultation Responses:  Nos. 515, 517 and 523 (Flats A, B, C & D) Basingstoke Road were consulted.  No comments were received.

Transport: The site is located on the B3031 Basingstoke Road which is a classified road and a main transport corridor; it is within Zone 3, Secondary Core Area, of the Council’s adopted Parking Standards and Design SPD.  In accordance with the adopted SPD, the development would be required to provide parking provision of 2 off road parking spaces.

The submitted block plan illustrates a detached garage located towards the rear of the property accessed along the side of the dwelling.  Plans indicate that this is to be demolished resulting in the loss of a car parking space.  However 3 parking spaces have been illustrated on the submitted block plan which exceeds The Councils standards and is therefore deemed acceptable. 

There are no Transport objections to this application subject to a condition and informatives:
Vehicle parking space provided in accordance with approved plans, and informatives regarding not damaging the verge or the highway during construction. 

Ecology: The application site comprises a detached house and a detached garage where it is proposed to erect a two-storey rear extension, to demolish the conservatory and the existing garage, to replace the entrance porch, and to alter the roof including front and rear dormers. 

The bat survey report (Lindsey Robinson Ecology, August 2016) submitted with this application is over two years old. However, it is unlikely that the conditions on site have significantly changed since the survey was undertaken, and as such, the report is still considered to be valid [NB. if works are not undertaken by the end of this summer then it may be the case that an update survey will be necessary]. The report is of an appropriate standard and details the results of a dusk emergence survey undertaken in July 2016. The report states that no bats emerged or re-entered the property during the survey, and it concludes that the risk of bats being affected by the proposals is minimal. The garage has not been assessed for its potential to support roosting bats. However, as per Google StreetView, the building appears to be in good condition. 

As such, since the proposals are unlikely to adversely affect bats or any other protected species, there are no objections to this application on ecological grounds.

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'.

The following local and national planning policy and guidance is relevant to this application:
Reading Borough Local Development Framework Core Strategy (2008, altered 2015) 
CS7: Design and the Public Realm
CS36: Biodiversity and Geology
CS38: Trees, Hedges and Woodland

Sites and Detailed Policies Document (2012, altered 2015) 
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation

Supplementary Planning Guidance/ Documents:  
A Design Guide to House Extensions (2003) 

Appraisal Checklist:
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 – although the proposed extensions and alterations to the property would be significant in scale and would change the appearance, especially when viewed from the street, they are not considered to detrimentally detract from the original house, which would keep its overall width, fenestration and porch position.  The rear extension although appearing large, due to the full height extended roof, would simplify the appearance compared to the existing double gable end features and the staggered rear building line of the conservatory, and is considered acceptable.  
· Reduce the amount of usable amenity space for the property to an unacceptable degree; No. 
· Require the loss of trees in the garden or put significant trees at risk; No 

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.

· Invade the privacy of neighbouring properties through overlooking from windows or balconies; No – a condition is included to ensure that the side facing bathroom window would be obscured glazed and retained as such.  

· Detract from the character of neighbouring properties through siting, excessive bulk, 
ill-matching materials or inconsistent design; No – the existing house is different from neighbouring properties with respect to being detached, but also in its design and appearance.  The proposed scheme includes for a change to the form and roofscape from gable ended to hipped and pitched crown roof.  This would more reflect the style of the adjacent semi-detached houses.

The site is well screened and the two storey rear extension will not be overbearing to no.523 to the south.  Due to the stagger of the houses, with the application site set further forward than no 517, the rear extension would only project 1m beyond the rear building line of no. 517 and at a distance of 4.5m.

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.

To assess this, the following has been considered – would the proposal cause a significant detrimental impact to the living environment of existing or new residential properties in terms of:
· Privacy and overlooking; No 
· Access to sunlight and daylight; No
· Visual dominance and overbearing effects of a development; No  
· Noise and disturbance; No
· Artificial lighting; No
· Vibration; No
· Dust and fumes; No
· Smell; No
· Crime and safety; No

RECOMMENDATION:

APPROVE

1) 	TL1 – 3 year time limit
2) 	AP1 - Approved plans 
3)	M3 - Materials as on approved plans and in application form
4) 	PD3 - Obscure glazed window to be retained as such
5)	DC1 - Vehicle parking space provided in accordance with approved plans

Informatives:
IF5 - T&Cs
IF6 - Building Regulations
IF8 - Encroachment
IF7 – Construction
IF3 - Highways
I24 - Do not damage the verge 
IF1 - Positive and proactive
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