DELEGATED APPLICATION REPORT 			Target Date: 23/10/2018				
Application No: 181370/FUL 					
Address: 180 Wantage Road, Reading
Proposal: Construction of single-storey rear extension
Case officer: Claire Ringwood


Site Description and Surrounding Area:     
The application site consists of a (vacant) shop with an ancillary flat on the ground, first and second floors and a detached garage at the rear of the site accessed from Lundy Lane.  The building has been subject to a number of applications as detailed below, particularly a lawful development certificate for the use of the first and second floors as 2 flats (application 172280/CLP) and prior approval applications for the use of the ground floor and the garage at the rear as 3 residential units.  Works are currently being undertaken at the site but the building is not occupied.  The surrounding area is predominantly residential.

Proposal:    
The proposal involves a single storey rear extension measuring 3m in depth and 3.1m in height.  The proposal would extend from an existing 5.6m depth single storey flat roof extension creating an overall depth of 8.6m.  The proposed extension would extend along the boundary wall with 182 Wantage Road and would extend 1m deeper than the existing extension at this neighbouring property although it would remain lower in height.  The proposal would be a minimum of 1.5m from the boundary with 178 Wantage Road.  

The materials will consist of brick to match the existing property.  The drawings state white render but due to the raised position of the proposal, brick was considered more appropriate and the agent has confirmed this is acceptable.
 
Plans Considered:
The agent  submitted the following plans, received on 20th August 2018: 
Location Plan 1:1250
Location Plan: 1:500

The agent submitted the following plans and drawings, received on 28th August 2018: 
Drawing No: 18001-0-010 – Ground Floor Plan Existing
Drawing No: 18001-0-011 – First Loft and Roof Floor Plan Existing
Drawing No: 18001-0-012 – Block Plan Proposed
Drawing No: 18001-0-021 – Elevations Existing 
Drawing No: 18001-0-110a – Ground Floor Plan
Drawing No: 18001-0-111a – First Floor Plan 
Drawing No: 18001-0-121 – Rear and Front Elevation Proposed  
Drawing No: 18001-0-122 – Party Wall detail with No182 

Relevant Planning History:
181140/FUL – Rear dormer window.  Refused 05/09/2018.

180981/RPA - Notification for Prior Approval for a Proposed Change of Use of a Building from Class A1 (shops) to C3 (dwellinghouses) to comprise 1 dwelling. Prior Notification under Class M, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) (England) (Amendment) Order 2016.  Prior Approval Notification - Approval 31/07/2018.

180572/RPA - Notification for Prior Approval for a Proposed Change of Use of a Building from Class A1 (shops) to C3 (dwellinghouses) to comprise two dwellings on the ground floor. Prior Notification under Class M, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) (England) (Amendment) Order 2016.  Prior Approval Notification - Approval 23/05/2018.

180038/RPA - Notification for Prior Approval for a Proposed Change of Use of a
Building from Class A1 (shops) to C3 (dwellinghouses) to comprise one dwelling. Prior Notification under Class M, Part 3 of Schedule 2 of the Town and Country Planning (General Permitted Development) Order 2015.  Refused 23/03/2018.  

172280/CLP - Certificate of lawfulness for a proposed change of use from shop with
ancillary residential accommodation to a mixed use of shop and storage on the ground floor, one studio on the first floor and 1 x 1 bedroom flat on the first and second floor.  Permitted 09/02/2018.

89/00900/FUL (Civica Ref: 890441) - Two storey pitched roof rear extension, new shop front and new dormer roof in front elevation.  Permitted 06/09/1989.
 
Consultation Responses:
Transport do not have any objections to this application and the proposed extension does not change or impact on the existing parking arrangements.  A residential parking permit scheme operates in the area, therefore unauthorised on street parking is managed and regulated through the administration of the scheme.

Properties at 178 (flats) and 182 Wantage Road were consulted.  Three letters of representation have been received with regards to:

1. The use of the property as housing goes towards helping those in need.
2. Improvements to the building are welcome and overall it can only have a positive impact on the street.
3. Party Wall matters and encroachment.  Officer Note: the proposed extension does not encroach onto neighbouring land however an informative will be added to the decision notice advising the applicant of their obligation under the Party Wall Act.
4. Loss of light.
5. Increase in the volume of the property and potential for increased nuber of people to live there.  Officer Note: the building has permission under a lawful development certificate and prior approval for the conversion to flats.
6. The main entrance to Flat 4 has been moved to the rear of the premises but there is no access from the rear.  Officer Note: Flat 4 is the first floor flat which is accessed from the existing front door of the building.
7. Flats 4 and 5 are not in keeping with the area.  Officer Note: the building has permission under a lawful development certificate and prior approval for the conversion to flats. The only matter to be addressed under the current application is the single storey rear extension.
 
Summary of discussions with applicant/agent:
The agent advised in an email dated 22nd October 2018 that the proposed material was brick and not white render as stated on the drawings.  

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   
The following local and national planning policy and guidance is relevant to this application:

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

Sites and Detailed Policies Document (Oct 2012)
DM4: Safeguarding Amenity 

Appraisal

The main issues are:

· Design and impact on the character of the area
· Impact on neighbours

a) Design and impact on the character of the area 

The proposed extension measures 3m in depth and would be attached to an existing single storey flat roof extension measuring 5.6m in depth.  Although the overall depth would be 8.6m which exceeds the Council’s guidance, in this instance, the additional 3m is not considered harmful to the character and appearance of the area as it would only be 1m deeper than the neighbouring extension at 182 Wantage Road.  The proposed extension would also provide a better standard of living accommodation for the ground floor flats which were allowed under a lawful development certificate.

The materials will match the existing building and the height would be lower than the neighbouring extension.  As such the proposed extension is considered acceptable and in accordance with Policy CS7 of the Core Strategy. 



b) Impact on neighbouring properties

The neighbouring property at 182 Wantage Road has an existing single storey rear extension measuring approximately 7.6m in depth and the proposed extension is therefore only 1m deeper.  The proposed extension is also lower in height than the neighbouring extension and as such there is not considered to be any harm to the residents of this neighbouring property in terms of loss of light, overshadowing, visual dominance or overbearing effects.

The neighbouring property at 178 Wantage Road has a much smaller rear gatden and the existing extension already extends further than the garden.  The proposed increase in depth of 3m is therefore not considered anymore harmful than the existing extension as it extends past the rear of the neighbouring garden.  

[bookmark: _GoBack]Taking the above into consideration the proposed rear extension is considered acceptable and is not considered harmful to the living environment of the neighbouring properties and is in accordance with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.

RECOMMENDATION:    

GRANT 

Subject to the following conditions:
1. Time limit
2. Approved plans 
3. Materials 

Informatives relating to:
1. Positive and proactive
2. Terms and conditions 
3. Building Regulations 
4. Construction and demolition 
5. Encroachment and Party Wall
6. Highways IF3




