



DELEGATED APPLICATION REPORT 			Agreed Extension Target Date: 18/10/2017
Application No: 171426/HOU					
Address: 10 Edgehill Street, Reading
Ward: Katesgrove
Proposal: single storey side extension, demolition of existing garage and erection of a rear ancillary outbuilding
Case officer: Ralph Chakadya

Site Description and Surrounding Area:     
The application site contains a mid-terrace property on a residential street. To the rear the property back onto Alpine Street with a steep gradient that creates a three-storey rear appearance to the dwelling.  The house is not listed or in a conservation area. 

Plans Considered:
The following plans were submitted:
Drawing No. 1116-00LP  Location Plan
Drawing No. 1116-00SP  Site/Block Plan
Drawing No. 1116-00GA  Rev A Amended Floor Plans
Drawing No. 1116-00EL  Rev A Amended Elevation Plans

Following concerns raised by officers regarding impact onto neighbouring number 8 in terms of loss of light and being overbearing from the proposed single-storey rear extension, amended plans were submitted illustrating acceptable maximum 1.8m high solid wall with glass topping to mitigate loss of light and being overbearing. 

Relevant Planning History:
None

Consultation Responses:
No letters were received from consulted neighbours

Non-statutory consultees
RBC Transport – The proposed erection of a rear outbuilding will result in the loss of the existing garage and therefore displacement of one parking space.  

The development site is located in an area designated as a Residents Parking Permit Area; Zone 10R and our records indicate that valid permit has been issued for this address.

Edgehill Street and the surrounding residential streets are part of the regular enforcement route by Reading Borough Council. The Civil Enforcement Officers are required to visit the area at different times so that no set pattern of enforcement can be established. Penalty Charge Notices are issued if vehicles are parked illegally.  Therefore Transport does not have any objections to this proposal as parking can be regulated and monitored through the scheme. 


Relevant Planning Policy and Guidance   
The following local and national planning policy and guidance is relevant to this application:

Reading Borough Local Development Framework Core Strategy (2008 and altered 2015)
CS7: Design and the Public Realm

Sites and Detailed Policies Document (Oct 2012 and altered 2015)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation
DM10: Private and Communal Outdoor Space

Supplementary Planning Guidance “A Design Guide to House Extensions” (2003)
Supplementary Planning Guidance “Revised Parking Standards and Design” (2011)

Appraisal Checklist
DM9 states: An extension to a house will be acceptable where it:

1. 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

1. 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. Amended plans were submitted showing a 1.8m maximum high solid wall along the boundary with transparent topping and roof to the rear single storey extension that is considered acceptable in terms of mitigating loss of light and being overbearing to the habitable living room to neighbouring number 8 to levels not considered detrimental to the amenities of number 8. 
· The replacement outbuilding is considered an improvement in terms of design and appearance to the existing outbuilding to be demolished.

· 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

1. DM4: Safeguarding Amenity states that 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. The proposed development has been found to be acceptable when assessed against the relevant criteria. 

1. Parking
Whereas the proposal would result in the loss of a garage providing a single parking space, the Council’s Transport officer has assessed the proposal and concluded that the loss of the garage would not be detrimental to available parking within this Residents Parking Permit Area. The property has been allocated with a valid parking permit and parking can be regulated and monitored through the Residents Parking Permit Area scheme.  


[bookmark: _GoBack]
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.

RECOMMENDATION: 
GRANT





