DELEGATED APPLICATION REPORT 			Target Date: 05/09/2018				
Application No: 181140/FUL 					
Address: 180 Wantage Road, Reading
Proposal: Rear dormer window
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).  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 rear flat roof dormer window.  The proposed dormer window measures 4.7m in width, 3m in depth and 2.5m in height.  The proposal has rear sliding glazed doors with a glass balustrade and the materials would consist of slate/tile finish to match the existing roof.  
 
Plans Considered:
The agent  submitted the following plans and drawings, received on 28th June 2018: 
Drawing No: 18001-0-010 – Ground Floor Plan Existing
Drawing No: 18001-0-011 – First Loft and Roof Floor Plan Existing
Drawing No: 18001-0-020 – Sections Existing 
Drawing No: 18001-0-021 – Elevations Existing 
Drawing No: 18001-0-112 – Second & Roof Floor Plan
Drawing No: 18001-0-120 – Section and Side Elevation 
Drawing No: 18001-0-121 – Section and Side Elevation 
Drawing No: 18001-0-122 – Rear and Front Elevation Proposed  
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The agent submitted the following plans, received on 11th July 2018:
Location Plan (1:1250)
Location Plan (1:500)

Relevant Planning History:
181370/FUL – Single storey rear extension.  Pending consideration.

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:
Properties at 178 and 182 Wantage Road were consulted.  One letter of objection has been received with regards to:

1. Exceptionally large rear dormer window that is not in keeping with the buildings in the area.
2. The dormer window will completely change the look of the Victorian row of houses and is not sympathetic to them and is prominent.
 
Summary of discussions with applicant/agent:
The agent was advised in an email dated 31st August 2018 that the proposed rear dormer was contrary to the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions which states that dormer windows should be set within the roof slope and be in proportion with the scale of the rest of the house in terms of overall size and window shape.  Large flat roof dormers do not comply with this guidance or policy CS7 – Design and the Public Realm in the Core Strategy.  

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 

Supplementary Planning Guidance - A Design Guide to House Extensions (2003)

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 Council’s Supplementary Planning Guidance – A Design Guide to House Extensions states that dormer windows should be set within the roof slope and be in proportion with the scale of the rest of the house in terms of overall size and window shape.  Unfortunately Reading has lots of examples of dormers that are excessive in size which demonstrates how harmful this type of extension can be if not designed to take into consideration the impact on the character of the existing property.  Large flat roof dormers do not comply with this guidance or policy CS7 – Design and the Public Realm in the Core Strategy.  CS7 states that all development must be of high design quality that maintains and enhances the character and appearance of the area.  Although the Council’s Supplemetary Planning Guidance specifically refers to house extensions the principles of the guidance are considered relevant in this particular case as the property is currently being converted into numerous residential units following a number of (different) applications i.e. lawful development certificates, prior approval applications and full planning applications.

The proposed dormer window has a large flat roof.  The dormer window includes sliding glazed doors with a glass balustrade.  The dormer window due to its flat roof design and excessive size is considered to detract from the character and appearance of the property and the neighbouring properties. 

Taking the above into consideration the proposed rear dormer window due to its flat roof design and excessive size results in an inappropriate and unsympathetic development that detracts from the character and appearance of the existing property and neighbouring properties and is therefore contrary to Policy CS7 of the Core Strategy and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions. 

b) Impact on neighbouring properties
Due to the angled nature of the rear gardens, the application building and the neighbouring property at 182 Wantage Road do not directly face onto their rear gardens.  Due to the orientation of the proposed dormer window with full height glass doors the proposal would provide clear views into the rear garden of 182 Wantage Road which would be detrimental to the impact of the living environment of this neighbouring property in terms of loss of privacy and overlooking.  

Taking the above into consideration the proposed rear dormer window by reason of its orientation and full height glass doors is considered to cause a harmful impact to the living environment of the neighbouring property at 182 Wantage Road in terms of loss of privacy and overlooking.  As such the proposal is contrary to Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions.

RECOMMENDATION:    
REFUSE 

Informatives relating to:
1. Refused plans
2. Positive and proactive




