DELEGATED HOUSEHOLDER NMA APPLICATION REPORT

Ward: Caversham

App Ref: 180737/NMA
Address: 18 St Annes Road, Caversham, Reading, RG4 7PA
Proposals: Minor amendment to planning consent 171058 for new decking, altered side windows and roof lights. 
Case Officer: Susanna Bedford
Applicant: Mr & Mrs Potter
Date received (valid from): 3 May 2018

Target Decision date: 31 May 2018


Introduction

This application has been submitted under s96A of the Town and Country Planning Act 1990 (as amended), for a non-material change to the development approved under planning permission. Section 96a allows amendments to planning conditions – as follows:

 Section 96A Power to make non-material changes to planning permission:

(1)A local planning authority in England may make a change to any planning permission relating to land in their area if they are satisfied that the change is not material.

(2)In deciding whether a change is material, a local planning authority must have regard to the effect of the change, together with any previous changes made under this section, on the planning permission as originally granted.

(3)The power conferred by subsection (1) includes power-

(a)to impose new conditions;

(b)to remove or alter existing conditions.

(4)The power conferred by subsection (1) may be exercised only on an application made by or on behalf of a person with an interest in the land to which the planning permission relates.
Description of change requested: 

Applicant seeks to install an area of raised decking and to change side facing windows and relocate rooflights. 

Following concerns raised by officers about the potential for overlooking the adjacent garden from the decked area an amendment was submitted to pull the decking 700mm further away from the side boundary and lower the height of the decking and the increase the height of the fence in between by 430mm. 
Changes to windows involve replacing full height side windows to standard sized windows and small changes to roof light windows. 
Plans considered
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Drawing No: 1208/2c – Plans & Elevations as proposed – amended by 1208/5a
Drawing No: 1208/3ba – Sections as proposed
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1208/5a – Proposed Rear Decking 
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1208/2d - Plans & Elevations as proposed

Consultations:

Applications under S96A are not applications for planning permission, so are not covered by the publicity requirements as set out in the DMPO.  However, in this case the following addresses were consulted by letter.
20 St Annes Road, Caversham, Reading, RG4 7PA

16 St Annes Road, Caversham, Reading, RG4 7PA
No letters of representation have been received. 
Legal & Planning Policy 

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.  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)

Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)

SPG/SPD

A Design Guide to House Extensions SPG

Appraisal
DM9 states: An extension to a house will be acceptable where it respects the character of the house in terms of scale, location, materials and design.  The amendment has been considered to see if it would:

· 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

Extensions and alterations should also respects the character and pattern of neighbouring properties and the street as a whole and respects neighbour’s amenities. The amendment has been considered to see if it would:

· ignificantly 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 – the amended design for the decked area has addressed concerns about the potential for overlooking neighbours. The new windows are acceptable.  

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

DM4: Safeguarding Amenity - this has been assessed and it is considered the amended proposal would not cause harm to the living environment of any existing neighbours.  
Conclusion   

The proposed amendment to the 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 as amended are considered to be in accordance with the above relevant policies and permission can be granted. 

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.

RECOMMENDATION  

Amendment agreed 

