Delegated Application Report


Target Date: 12/09/2018
Address: 26 Baydon Drive, Reading
Application No: 181425/NMA
Proposal: Non-material amendment to planning consent 161394 for front and rear velux rooflights, two velux rooflights to single storey rear extension, reduce width of existing first floor window, remove side dwarf walls to front entrance lobby and mono-pitch roof with velux rooflight to single storey side extension.

Case Officer: Claire Ringwood

Proposal: Non material changes relating to - 

1. A front and rear velux rooflight;

2. Two velux rooflights to the single storey rear extension;

3. Reduction in width of the existing first floor (front) window;

4. Removal of the side dwarf walls to the front entrance lobby; and 

5. Mono-pitch roof with velux rooflight to single storey side extension measuring 2.8m in height to eaves level and 3.3m in height at its highest point (flat roof previously approved at 2.8m in height).

Objections Received (Summary):
Applications under S96A are not applications for planning permission, so are not covered by the publicity requirements as set out in the DMPO.  
However properties at 25 and 27 Baydon Drive were consulted.  Two letters have been received with regards to:

1. Guttering, encroachment and access onto neighbouring property for maintenance; Officer Note – the agent confirmed that the extension has been set in from the boundary but not enough to position a gutter without encroachment.  The agent informed that a ‘secret gutter’ will be situated within the pitched roof so that no encroachment will take place and an amended plan was submitted on the 17th September 2018.
2. The wall to the side extension will be overwhelming;
3. Overlooking from velux rooflights and potential requests for further rooflights/dormer windows;

4. The amendments to the front of the property are not in keeping with the rest of the road; and 
5. Changes to the outbuilding previously approved.  Officer Note – the non-material amendment does not relate to any changes to the outbuilding.  
The Chair, Vice Chair and Ward Cllrs were consulted.  No concerns were raised with the changes proposed in the non-material amendment however other matters relating to the ongoing construction were raised which have been dealt with separately.

Relevant Planning History:

160326/HPA – Rear extension measuring 6m in depth, with a maximum height of 3.51m, and 3m in height to eaves level.  Notification of the construction of an extension under class A Part 1 of Schedule 2 of the town and Country Planning (General Permitted Development) (England) Order 2105.  Prior Approval Not Required 24/03/2016.  

160624/HPA – Rear extension measuring 6m in depth, with a maximum height of 3.51m, and 3m in height to eaves level. Notification of the construction of an extension under class A Part 1 of Schedule 2 of the Town and Country Planning (General Permitted Development) (England) Order 2015.  Prior Approval Not Required 11/05/2016.

161394/HOU - Part 2 storey and single storey side and rear extensions, loft

conversion with rear dormer window and new garden outbuilding to the rear.  Permitted 08/12/2016.

Appraisal:

1) The velux windows to the main roof, the reduction in size of the first floor front window and the removal of the side walls to the front entrance do not require planning permission however they have been included in the non-material amendment for completeness.

2) The proposed velux windows to the rear single storey extension are not considered to substantially alter the appearance of the property and are not considered to impact neighbouring properties.

3) The approved height for the flat roof single storey side extension is 2.8m.  The proposed mono-pitch roof would retain the height of 2.8m to eaves level with a maximum height of 3.3m.  A new velux window is also proposed.  

4) The changes to the single storey side extension would not substantially alter the appearance of the building and are considered acceptable.

5) The proposed changes to the roof are not considered to impact on the neighbouring property at 27 Baydon Drive as the height to eaves level will remain the same as the approved flat roof (2.8m) and the mono-pitched roof will extend away from the neighbouring property.  The small rooflight is at ground floor level only and therefore no loss of privacy or overlooking will be possible.  
6) It should be noted that the applicant could have built, using permitted development rights, a side extension measuring a maximum of 3m in height to eaves level and 4m at its highest point.  The proposed changes do not exceed these heights.  
7) The changes are therefore considered to be acceptable as an NMC.

Conclusion:

The changes as proposed are considered to be an acceptable non-material alteration to the approved design and appearance of the building and in relation to the impact on neighbouring properties.
Recommendation:

Approve non-material amendment subject to conditions. 

Although Section 96(A) of the Act does not allow for the original decision to be re-issued, it does allow the modification of, or imposition of, conditions. In this respect it is considered appropriate to impose an additional condition:

Change to Condition 3
The permission relates only to the following drawings as received by the local planning authority: 
Drawing No: MK.31 Rev G – Proposed Ground Floor Layout received on 11th August 2018
Drawing No: MK.35 Rev C – Proposed Elevations  received on 17th September 2018
INFORMATIVES

1. This notice relates only to the changes to condition 3.  It shall only be read in the context of the substantive planning permission granted under reference number 161394, and is bound by all the conditions and obligations attached to that permission. That permission still stands and this notice (and any other notices issued under section 96a for this development) should be read together.
2. In reaching this decision, the local planning authority is satisfied that the changes proposed by this application do not constitute material changes to the approved planning permission 161394.
