
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Park

App Ref: 181242/HOU
Address: 32 Palmer Park Avenue, Reading, RG6 1DN
Proposals: Single storey rear extension (retrospective). Depth to be reduced to 3 metres following partial demolition 
Case Officer: Steve Vigar
Applicant: Mr Erion Laci
Date received (valid from): 17 July 2018

Target Decision date: 11 September 2018


1. INTRODUCTION
A flat-roofed, single storey ground floor extension has been constructed to the rear elevation of 32 Palmer Park Avenue, a semi-detached dwellinghouse fronting Palmer Park Avenue. The extension as constructed measures 3 metres in height, 6.15 metres in depth and is 3.65 wide. The proposal exceeds the limits set by Class A, Part 1, Schedule 2, Article 3 of the GPDO 2015 (as amended). Planning permission is therefore required for the development. No permission has been granted. The extension has only recently been constructed in 2018 and there is therefore no immunity from enforcement.
2.
PROPOSAL AND SUPPORTING INFORMATION

The applicant proposes to reduce the depth of the extension from 6.15m to 3m whilst maintaining the existing width and height. This is therefore a retrospective application for retention of part of the existing unauthorised structure and involving works to demolish and alter the unauthorised extension to reduce its depth.

Plans considered

18/053/03 Revision C "Proposed L.H. Side Elevation", "Proposed Rear Elevation" and "Proposed R.H. Side Elevation", dated January 2019, received 15 January 2019 

18/053/04 Revision C "'Proposed' Ground Floor Plan" dated January 2019, received 15 January 2019 

18/053/05 Revision C "Block Plan" dated January 2019, received 15 January 2019 

3. RELEVANT PLANNING HISTORY 

172077/PRE – Pre-application advice for proposed alterations to rear extension – Observations sent
4.
CONSULTATIONS

The following addresses were consulted by letter.

33 Palmer Park Avenue, Reading, Berkshire, RG6 1DN

65 Grange Avenue, Reading, RG6 1DL

31 Palmer Park Avenue, Reading, RG6 1DN

63 Grange Avenue, Reading, RG6 1DL

No Letters of representation have been 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.

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 (altered 2015)
CS7 (Design and the Public Realm)

Sites and Detailed Policies Document 2012 (altered 2015)
DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)

SPG/SPD

A Design Guide to House Extensions SPG

6. APPRAISAL

The single storey rear extension, as constructed, is considered to be overbearing on the rear windows and gardens of adjacent dwellings at 31 and 33 Palmer Park Avenue due to its excessive depth beyond the rear of the original dwelling and its high eaves. The extension therefore results in an overly enclosed and unpleasant living environment for neighbours, harmful to their amenity. On this basis the existing unauthorised development is contrary to Policies DM4 and DM9 of the Sites and Detailed Policies Document 2012 (amended 2015). It is necessary to either secure the removal of the unauthorised extension by Enforcement Notice, or to secure its alteration in such as way as to remove the harm identified.

The submitted proposal intends to remedy the harm identified by reducing the depth of the extension.

It is considered that, whilst the height and width would remain as constructed, a reduction to a depth of 3 metres would acceptably reduce the enclosing and overbearing effects of the current structure on the houses and gardens of neighbouring dwellings at nos. 31 and 33 Palmer Park Avenue.

The proposal would not result in loss of privacy or loss of daylight to neighbours and sufficient garden area would remain to serve the host dwelling.

The proposal, in its reduced form would not result in harm to the appearance of the existing dwelling or the character of the wider area.

The proposals are considered to be in accordance with Policies DM4, DM9 and CS7 on this basis.

A condition is required to ensure that the unauthorised extension is reduced in size and altered to be in accordance with the approved drawings in order to remove the harm identified and remedy the breach. A period of 4 months for compliance is considered to be reasonable time to allow for building contracts, sourcing of materials and construction timescales.

RECOMMENDATION  

GRANT Full Planning Permission subject to the following conditions:
CONDITIONS & REASONS

1. Within four months of the date of this permission the extension hereby approved shall be erected/altered to be in accordance with the approved drawings. 

Reason: In order to resolve the existing breach of Planning control in the interests of the amenity of neighbours and the character of the area, in accordance with Policies DM9, DM4 and CS7. 
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2. The development hereby approved shall be undertaken in strict accordance with the following approved drawings and particulars submitted with the application: 

18/053/03 Revision C "Proposed L.H. Side Elevation", "Proposed Rear Elevation" and "Proposed R.H. Side Elevation", dated January 2019, received 15 January 2019 

18/053/04 Revision C "'Proposed' Ground Floor Plan" dated January 2019, received 15 January 2019 

[For the avoidance of doubt the "'As Built' Ground Floor Plan" shown on drawing 18/053/04 Revision C is specifically excluded from this permission.] 

18/053/05 Revision C "Block Plan" dated January 2019, received 15 January 2019 

Reason: For the avoidance of doubt and to clarify which plans are approved. 
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3. The materials to be used in the construction of the external surfaces of the development hereby permitted shall match those used on the existing building.

Reason: in the interests of ensuring that the new development appears in keeping with the existing building in accordance with Policy CS7. 
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INFORMATIVES

1. The local planning authority has worked positively and proactively to grant permission within a reasonable timescale. 
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2. During the course of construction, the developer should take care to ensure that no part of this development (foundations, eaves, guttering, etc.) would encroach on, under or across the boundary line with the adjoining property, as the requisite Notice has not been served on the owner of that property. This permission does not confer any right of access onto land that is not under the developer's control. The developer should also be mindful of the obligations and requirements of the Party Wall Act (1996) details of which can be found at:

www.communities.gov.uk/publications/planningandbuilding/partywall 
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3. Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but which differs materially from the approved plans and details, or does not comply with any condition(s) attached to the permission, may result in the Council taking action to remedy the breach of planning control. If you are in any doubt please contact the Council. 


