Delegated Application Report


Target Date: 14/06/2017
Address: 133 Wokingham Road, Reading
Application No: 170581/FUL
Proposal: Single storey rear extension and partial demolition of existing store at rear (re-submission of 170453)
Case Officer: Claire Ringwood

Site Description and Surrounding Area: 

The application site is located at the eastern end of the Wokingham Road ‘Major Local Centre’ and is a two storey semi-detached building that has recently been granted planning permission from A1 (retail) to A5 (takeaway).  The building was being renovated at the time of the officer’s site visit.  The surrounding area is a mixture of residential, commercial and retail.  The adjoining shop is occupied by a laundrette with flats above and a car sales/car wash business to the north of the site.    
Proposals:

The proposal has been amended as detailed below and the proposal is now for the partial demolition of an existing store and the construction of a single storey rear extension.  The proposed extension is located in the same location as the existing store and extends along the boundary with 135 Wokingham Road and up to the rear boundaries of 12 and 14 St Peters Road.
The proposal measures 2.9m in width at its widest point and 1.7m in width at its narrowest.  The proposal has a flat roof and measures 3.1m in height.
The materials will consist of brick to match the existing building.  
Plans Submitted:

The agent submitted the following plans and drawings, received on 10th April 2017: 
Drawing No: RBC/WR-01 – Location And Block Plan
Drawing No: RBC/WR-02 – Existing Ground & First Floor Plan (Officer Note: drawing shows Existing & Proposed Ground Floor Plan)

Drawing No: RBC/WR-03 – Existing & Proposed Elevations
Photograph of existing front elevation
The agent submitted the following plans and drawings, received on 31st May 2017:

Drawing No: RBC/WR-01R – Location And Block Plan

Drawing No: RBC/WR-02R – Existing Ground & First Floor Plan (Officer Note: drawing shows Existing & Proposed Ground Floor Plan)

Drawing No: RBC/WR-03R1 – Existing & Proposed Elevations

Relevant Planning History:

151319/FUL - Change of use from A1 to A5 class.  Refused 25/09/2015.
152018/FUL - Change of use from Class A1 retail to Class A5 hot food takeaway (resubmission of application 151319).  Permitted 14/01/2016.
170453/FUL - Single storey front and rear extension. Partial demolition of

existing store at rear.  Withdrawn 12/04/2017 as applicant details incorrect.

170454/ADV - Restaurant name.  Withdrawn 12/04/2017 as applicant details incorrect.

170582/ADV – Fascia sign.  Pending consideration.

Consultation Responses:

· Transport objected to the original proposal as the information submitted with the application made reference to a restaurant which would require the provision of 20 parking spaces.

· Environmental Health raised no objection subject to an hours of work informative.

· Notification letters were sent to 131, 133, 133A, 133B, 135, 135A Wokingham Road and 12 and 14 St Peters Road.  No comments have been received. 

Summary of discussions with applicant/agent:
The application as originally submitted was for a 4m depth full width front extension and single storey rear extension however, the details submitted with the application also made reference to an A3 restaurant with a shisha garden and shisha counter to the rear and a change to the opening hours which was controlled by condition 6 of planning permission 152018/FUL.  The submitted plans were also inaccurate and were not the same as what was on site.  

The agent was advised that the front extension was not acceptable and that an A3 use and shisha garden would require planning permission however due to concerns surrounding these uses it was advised that a pre-application enquiry should be submitted.  The agent submitted amended drawings on 31st May 2017 showing a single storey rear extension only and all other elements of the original proposal removed.

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 and Legal Context

The following local and development plan policies and supplementary planning guidance are relevant to this application:

Reading Borough Local Development Framework Core Strategy (2008) Policies:

CS7: Design and the Public Realm
Sites and Detailed Policies Document (2012)

DM4: Safeguarding Amenity
The main issue to be considered:

i) Design and impact on the character of the area
ii) Impact on neighbouring properties

i)  Design and impact on the character of the area 
The proposed single storey rear extension will not be visible from the road and is minor in scale and height.  The flat roof design and the overall size of the extension are not considered harmful to the character of the building or the character of the area.  As such the proposal is considered acceptable in terms of design and appearance and is in accordance with Policy CS7: Design and the Public Realm of the Core Strategy.
ii)  Impact on neighbouring properties

The proposed single storey rear extension will extend along the side boundary with 135 Wokingham Road which has rear facing windows however these are to the launderette and this neighbouring building has large existing rear extensions.  The proposal also extends up to the rear boundaries with 12 and 14 St Peters Road however it only extends 2.9m in width and will be partially screened by existing hedging along the rear boundaries of these properties.  The use of the extension will be ancillary to the main A5 use and the proposal is therefore not considered to impact neighbouring properties in terms of privacy, visual dominance, overbearing effects or noise and disturbance and accords with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document.

Conclusion

The proposed single storey rear extension has been assessed and found to be acceptable as it complies with the identified policy and guidelines.

Conclusion

GRANT 
Subject to the following conditions:

1. Time limit 
2. Materials 

3. Approved plans 
Informatives relating to:

1. Terms and conditions 
2. Building Regulations 
3. Construction and demolition 
4. Encroachment and Party Wall 
5. Positive and proactive 
6. All other works to be carried out in accordance with 150218

