


DELEGATED APPLICATION REPORT - Application No.: 171054/HOU
Address: 30 Crescent Road
Proposal: Demolition of an existing two storey rear building and replacement with an enlarged part one and part two storey rear projection to an existing C4 small HMO in Article 4 area. 
Case officer: Alison Amoah

Site Description and Surrounding Area:
The application property is a two storey terraced house with an original two storey rear projection, attached to which is a pitched roof single storey projection.  The property is in use as a small C4 HMO within the Article 4 area.  The applicant has provided information to show that the property was in C4 use prior to the introduction of the Article 4 Area (May 16th 2013).  Therefore this appraisal is with regard to the extension rather than the change of use from C3 to C4.

Proposal: 
· Demolish the existing rear two storey projection of 2.2m wide and 3.2m deep
· Demolish the existing single storey projection of 2.2m wide by 1.5m deep  
· Erect a pitched roof two storey extension 3.2 wide by 3.2m deep
· Erect a ‘l’-shaped flat roofed single storey extension – rear  - 3m deep by 4m wide; side 0.8m wide by 3.2m deep     
· Set off the boundary with no. 28 by 0.8-0.9m
· Materials proposed to match existing

Plans considered: 
Received: 28th June 2017:
Location & Block/ Roof Plan - Drawing no: 16014-PL-01
Existing Ground & First Floor Plans – Drawing no: 16014-PL-02
Existing South, East & North Elevations - Drawing no: 16014-PL-03
Proposed Ground & First Floor Plans – Drawing no: 16014-PL-04
Proposed South, East & North Elevations – Drawing no: 16014-PL-05

Amended plans received 28th September 2017:
Proposed Ground & First Floor Plans – Drawing no: 16014-PL-04A
Proposed South, East & North Elevations – Drawing no: 16014-PL-05A

Further amended plans received 2nd November 2017:
Proposed Ground & First Floor Plans – Drawing no: 16014-PL-04B
Proposed South, East & North Elevations – Drawing no: 16014-PL-05B

Relevant Planning History: None

Consultation Responses:  Nos. 16-40 (even) Crescent Road, and 1 Stanway Cottages, Wokingham Road were consulted.  One objection was received as follows:

· There is a current review of parking along Crescent Rd and multiple occupancy will bring more vehicles. Will there be a limitation of vehicles for the house? I suggest this is not really a suitable house to cram more bodies into.
· No 30 only has one driveway parking space and modifying the house to 5 bed multiple occupation property means potentially there may be 4 cars from this house alone which may need to be parked on the road. I don't think the road can cope with this given it's current state. 
· Severe parking problems on Crescent Road; a rat run and congestion.  
· Blocked driveways
· Ignoring signs for disabled parking
· Plans show five double bedrooms.  Is two wcs and one shower acceptable for up to 10 people? Officer note: Officer note: Additional shower within amended scheme.
· What if they have vehicles? – Officer note: Meets parking standards and conditions and informatives included for no permits for future schemes
· Poor quality drawings. What is the structure made of? How are party wall foundations taken into account? How is the 1st floor supported over the flat roof of the ground floor? Clayey soil type may not be suitable for soakaway. Stairs are probably too steep for current regulations given the width of the house. How will the kitchen be ventilated? – Officer note: not planning matters.  Informative included regarding the Party Wall Act.
· How will sound transmission between floors be dealt with? Officer note: informative regarding building regulations is included

Transport: As a three bedroom HMO the existing development would have been required to provide 0.25 per room therefore requiring one off road parking space which is provided on an area of hard standing at the front of the property.   The proposal is to extend the number of rooms to 5 therefore the new development would be required to provide 1.25 spaces. 

Given there is minimal change in the parking requirements Transport do not have any objections to this application.  Informative recommended regarding highway damage/ works affecting the highway.

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
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.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'.

The following local and national planning policy and guidance is relevant to this application:
Reading Borough Local Development Framework Core Strategy (2008, altered 2015) 
CS7: Design and the Public Realm

Sites and Detailed Policies Document (2012, altered 2015) 
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation

Supplementary Planning Guidance/ Documents:  
A Design Guide to House Extensions (2003) 

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

A. 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 – The overall rear line of the extension would be consistent with that at the adjoining no. 32.  The two storey portion would be slightly wider than existing, but this is not considered to detract from the appearance of the original house.  The 

· 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

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.

· Invade the privacy of neighbouring properties through overlooking from windows or balconies; No – an existing side facing window and door would be replaced with double doors, which is not considered would cause additional harm in this regard.

· Detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; No –The single storey element of the proposal would be sited closer to the boundary with no 28, but a minimum of 0.8m would be maintained to the boundary, which is considered acceptable.

DM4 states: Development will not cause a significant detrimental impact to the living environment of existing or new residential properties, in terms of: 
 Privacy and overlooking - No 
 Access to sunlight and daylight- No 
 Visual dominance and overbearing effects of a development - No 
 Noise and disturbance – No – sound insulation would be addressed through Building Regulations 
 Artificial lighting – No 
 Vibration - No 
 Dust and fumes – No – informative included regarding construction and demolition
 Smell - No 
 Crime and safety - No 

Other:
The internal layout was amended to include the opening up of the wall between the proposed kitchen and living room to improve the light within the kitchen space.  A further shower room was included at first floor to improve the overall bathroom provision.  A lobby was introduced for access to the rear ground floor bedroom, to improve privacy and reduce potential noise and disturbance from the use of the adjacent communal lounge.



RECOMMENDATION:

APPROVE

1) The development hereby permitted shall begin no later than three years from the date of this full planning decision.

	Reason: to prevent an accumulation of unimplemented planning permissions, and in accordance with Section 91 of the Town & Country Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 2004.

2) 	The development hereby permitted shall be carried out in accordance with the 	following approved plans: 

	Location & Block/ Roof Plan - Drawing no: 16014-PL-01, received 28th June 2017

Proposed Ground & First Floor Plans – Drawing no: 16014-PL-04B, received 2nd November 2017
Proposed South, East & North Elevations – Drawing no: 16014-PL-05B, received 2nd November 2017

Reason:  because permission is granted in respect of the development as detailed in the approved plans only.

3)	The materials to be used in the construction of the external surfaces of the development hereby permitted shall match those used on the existing building.

	Reason: in the interests of ensuring that the new development appears  in keeping with the existing building in accordance with Policy CS7 	and Policy DM9.

4)	The roof area of the extension hereby permitted shall not be used as a balcony, roof 	garden or similar amenity area without the grant of further specific planning 	permission from the Local Planning Authority.

Reason: To safeguard the amenities of the adjoining premises from overlooking and loss of privacy in accordance with Policy DM4.

5) Notwithstanding the provisions of Schedule 2, Part 1, Class(es) A, B, & C  of the Town and Country Planning (General Permitted Development) (England) Order 2015 (or any order revoking or re-enacting that Order with or without modification), no enlargement, improvement or other alteration to the dwelling hereby permitted shall be carried out without express planning permission from the Local Planning Authority.

Reason: as unrestricted development could harm the amenities of neighbouring properties through overlooking or being overbearing and harm the appearance of the main house and the area in general and should therefore be controlled in accordance with Policy CS7 & Policies DM4 and DM9.

6) [bookmark: _GoBack]No residential unit hereby approved shall be occupied until the Council has been notified in writing of the full postal address of the unit. The notification shall be sent to the Council's Planning Manager quoting the application reference specified on this Notice. 

Reason:  In order that the Council can update its records to ensure that parking permits are not issued to the occupiers of the new residential units hereby approved, and thus ensure that the development does not harm the existing amenities of the occupiers of neighbouring residential properties by adding to the already high level of on street car parking in the area in accordance with Policy CS24 and Policy DM12. 
8
7) Prior to any agreement being entered into for a new occupation of, or transfer of any interest in, the residential flats hereby approved, the prospective occupier/transferee shall be informed of the prohibition on entitlement to a car parking permit for any existing residential parking permit schemes and future schemes on adjacent and surrounding streets.  All material utilised for advertising or marketing the residential units/houses/flats/apartments for letting or sale shall make it clear to prospective tenants and occupiers that no parking permit will be issued by the Council to occupiers of the residential flats. 

Reason: In order that the prospective occupiers are made aware of the fact that they  will not be entitled to an on-street car parking permit, in the interests of the proper  management of parking, and to ensure that the development does not harm the existing amenities of the occupiers of neighbouring residential properties by adding to the already high level of on street car parking in the area in accordance with Policy CS24 and Policy DM12. 

Informatives:
Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but which differs materially from the approved plans and details, or does not comply with any condition(s) or planning obligation(s) attached to the permission may result in the Council taking action to remedy the breach of planning control. If you are in any doubt please contact the Council.

Your attention is drawn to the requirement for submission of a Building Regulations application for the proposed development. Please contact Building Control on 0118 937 2449 for advice.

During the course of construction, the developer should take care to ensure that no part of this development (foundations, eaves, guttering, etc.) would encroach on, under or across the boundary line with the adjoining property, as the requisite Notice has not been served on the owner of that property. This permission does not confer any right of access onto land that is not under the developer's control. The developer should also be mindful of the obligations and requirements of the Party Wall Act (1996) details of which can be found at:
www.communities.gov.uk/publications/planningandbuilding/partywall

IF3
i) The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables the Highway Authority to recover expenses due to damage caused by extraordinary traffic. 
ii) Any works affecting the Highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should note that compliance with this document is mandatory and licences to work on the Highway will only be issued if the requirements contained within it are met. A copy can be obtained from the Council’s website. 

Complaints are commonly received about noise and dust caused by construction and demolition works, particularly working outside reasonable hours and smoke from bonfires associated with the burning of waste on site.  The developer is reminded that construction and demolition associated with the approved development will be subject to environmental health law.

P13     Parking Permits
The occupiers of these units will not be entitled to any existing or future on-street car parking permits for this road and surrounding areas. Current and new occupiers should be informed of the prohibition on entitlement to car parking permits as explained on the Council’s website. There is already a high level of on street car parking in the area and the site is located close to local facilities, with frequent public transport services on nearby roads. 

The applicant is advised that any change of use from a C4 small HMO to a large Sui Generis HMO (i.e. more than six unrelated persons sharing one or more basic facilities) would require planning permission. 

The local planning authority has worked positively and proactively with the applicant to resolve relevant matters to allow permission to be granted within the prescribed target or agreed extended timescale for the decision to be issued.




