DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Kentwood

App Ref: 182218/HOU
Address: 19 Pierces Hill, Reading, RG31 6RB
Proposals: Single storey rear extension and garage conversion
Case Officer: Julie Williams
Applicant: Mr & Mrs Prince
Date received (valid from): 19 December 2018

Target Decision date: 13 February 2019


1.
INTRODUCTION

Property is currently accessed from road by crossing a grassed verge and then pavement leading to a steep incline to the garage. This topography makes parking in the garage awkward (it is also narrower than current standards) and this area is not used for domestic storage. The single storey flat roofed garage links to the matching adjacent house. House not listed or in conservation area. TPO trees to the rear of site. Pierces Hill is a busy road with bus route.    
2.
PROPOSAL AND SUPPORTING INFORMATION

Single storey rear extension over existing patio area measuring 1.5 m deep from rear of house and 4.5 m deep from rear of garage wall. Flat roofed to c2.7 m high. Garage to be converted to family room and new kitchen and utility room in extended part. 
To meet concerns about how 2 off road parking spaces could be provided, given the slope on the site, amended plans were requested to show the retaining walls or engineering works required to make this possible.   
Plans considered:
18/722-01 Existing Plans & Elevations

18/722-02 Proposed Plans & Elevations

18/722-03 Location and Proposed Block Plan (revised to rev A to show how verge would be encroached to access parking bays).

18/722-04 Parking Section drawings to illustrate a retaining wall 1.2 m high running parallel to house and steps for pedestrian access. Also illustrates a total area of 5.6m2 of lost grass verge.

3. RELEVANT PLANNING HISTORY 

None
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter and site notice displayed.
21 Pierces Hill, Tilehurst, Reading, RG31 6RB

17 Pierces Hill, Tilehurst, Reading, Berkshire, RG31 6RB
49 Fircroft Close, Tilehurst, Reading, RG31 6LJ

48 Fircroft Close, Tilehurst, Reading, RG31 6LJ

4.2
No letters of representation have been received.
4.3
Landscape: In response to your planning consultation ref: 182218, the tree and landscape comments are as follows:

Trees to the rear of the property are subject to Group 2 of Tree Preservation Order 100/01. The rear garden is steeply sloping north down to the end of the garden where the trees are growing. No information has been submitted regarding the trees in relation to this application, however I have recently viewed the trees as part of an arboricultural survey on site. I consider that despite the fact the trees possibly fall within the generic identified root protection areas for the trees; as a result of the site topography, few tree roots if any are expected to be found within the footprint of the proposed extension.  

Trees can be affected by building works within their rooting areas however due to the terraced nature of the garden, it is unlikely the rear garden would be used for storage  - the driveway at the front of the property would be the more obvious choice. Any risk to the trees as a result of indirect damage therefore, is also considered to be low. In view of this, no tree protection conditions are required however, please include the following informative:

Mature trees within the rear garden and those of neighbouring properties are subject of Tree Preservation Order 100/01. In order to prevent harm to protected trees, there should be no storage or preparation of materials (temporary or otherwise), on the slopes or lower levels of the rear garden area at any time during the course of the building works hereby approved.
4.4
Transport:

7/1/19 - The proposed side extension will result in the loss of the garage and therefore 1 parking space. In accordance with the Councils current SPD 2 parking spaces will need to be provided.

Plans have been submitted illustrating 2 parking spaces on the front drive, however to facilitate this layout partial removal of the grass verge and extension of the dropped crossing would be required. Any adjustment to the public highway would require a license from the Highway Department. 

Revised plans illustrating the widened access and grass verge are required before fully determining this application. 

In essence the dropped crossing policy document went back to the Strategic Environment Planning & Transport Committee in November 2018 and the change to the document is listed below, albeit the policy has not been updated as yet.

 

· Loss of grass verge area up to 8m2 is acceptable

· Loss of grass verge area between 8m2 and 15m2 is acceptable, however, will require the use of permeable materials to reduce the impact of surfacing a verge area.  It should be noted that these vehicle crossing are more expensive to construct.

· Loss of a grass verge area more than 15m2 would not be supported. 

See notes on new plans submitted which addressed these concerns.
4.5
Ecology:   The application site comprises a semi-detached house with an adjoining garage where it is proposed to erect a single storey rear extension and to convert the garage. The garage is adjacent to the house and has a flat roof (as per Google StreetView) and therefore, considering the type of building, the garage is unlikely to be suitable for use by roosting bats. Considering the extent of the works, the fact that the proposals will not affect the roof of the main house, and that the garage is unlikely to be suitable for roosting bats, it is considered unlikely that the proposals will affect bats or other protected species. As such, there are no objections to this application on ecological grounds. 

5. 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 Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)
CS24 (Car/ Cycle Parking)
Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)

SPG/SPD

· A Design Guide to House Extensions SPG
Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
6.
APPRAISAL

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

· 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

B. 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

· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; NO

· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; NO

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.  This has been assessed and it is considered the proposal would not cause a significant detrimental impact to the living environment of any existing or new occupiers or neighbours. 
CS24: The applicant has been able to demonstrate how 2 cars can be parked on site without significant harm to the adjacent verge or danger to pedestrians.  
7. CONCLUSION  
The proposed development would not be harmful to the character or appearance of the site or its surroundings and would not have a detrimental impact on the appearance of the original building or neighbouring properties or amenity.  As such the proposed works are considered to be in accordance with the above relevant policies and permission can be granted. 

8.0
RECOMMENDATION  

Grant – with conditions and informatives as requested. 

