


DELEGATED APPLICATION REPORT - Application No.: 171129
Address: 116 Connaught Road (Flat 2)
Proposal: Single storey side extension to include 2 bedrooms and a family bathroom.
Case officer: Alison Amoah

Site Description and Surrounding Area:
The application property is a ground floor flat in a converted detached house.  The flat has access to the rear garden and a large mono-pitched garage to the side.  Attached to the garage is an existing lean to structure providing an access from the front to the rear garden.  The garage is currently used as part store (to the front) and bedroom to the rear.  There is parking on hardstanding to the front.  The ground level is higher than at no. 114 Connaught Road, immediately to the north.

Proposal: 
· Demolish the existing access way and garage.
· Erect a single storey steeply pitched mono-pitched roof extension to comprise additional living accommodation for Flat 2, and reconfigure the existing internal space.  
· The proposed extension would be 4.6m wide by 8.4m long with a maximum height of 4m, and 2.4 to the eaves.
· It would be set off the boundary by 1.2m

Materials proposed to match existing.

Plans considered: All received 10th July 2017 
Block Plan – Drawing no: 098
Site Location Plan – Drawing no: 099
Existing Floor Plans – Drawing no: 100
Existing Elevations – Drawing no: 101
Proposed Floor Plans – Drawing no: 102
Proposed Elevations – Drawing no: 103

Relevant Planning History: None

Consultation Responses:  Nos. 114, 118, 118 (Manager’s Flat), 113, and Flats 1, 2 & 3 116 Connaught Road, and 2A and 2B Gloucester Court were consulted.  One comment was received as follows:

Happy in principal but I think the following are important:

- Front of extension to match existing painted brickwork 
Officer note: a condition is included

- Back of extension to match existing brickwork  
Officer note: a condition is included

- New windows to match existing windows in building  
Officer note: a condition is included

- New roof should be slate to match main building roof 
Officer note: materials of a similar appearance are required

- Need a structural engineer to check whether removing the wall between the existing lounge and kitchen/bathroom and the new opening inside will impact the building - I have a wall above.
Officer note: this is not a planning matter.

Natural Environment – No objection

Transport: No response received at the time of writing.
Officer note: The proposal would not change the parking on site as the existing ‘garage’ is currently a store and bedroom.

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 proposed extension would be higher than the existing garage structure, but would still be a subservient addition to the host dwelling.  The footprint of built form would reduce slightly with the proposed removal of the side access. One public comment was received which requested that brickwork to the front and rear and new windows should match existing and that the roof should be slate.  A condition is included which requires matching materials.  It should be noted that the proposed windows, both to the front and rear, would match the style of those of the existing rear ground floor windows.  The proposed front windows would be different in size to the existing front windows, but would have the one over one sash style configuration.  This is considered acceptable in the context of the scale of the extension in comparison to the host dwelling.  

· 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.

· Detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; No – the overall height of the proposal is greater than the existing garage structure, but the proposal would be set in from the boundary with the adjacent property at no. 114 Connaught Road, and the roof would still be pitched away.  It is therefore considered that it would not be overbearing or create excessive bulk.

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 received 10th July 2017: 

	Block Plan – Drawing no: 098
	Proposed Floor Plans – Drawing no: 102
	Proposed Elevations – Drawing no: 103

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

[bookmark: _GoBack]3)	The materials to be used in the construction of the external surfaces of the development hereby permitted shall match existing including the roof tile, which should be slate or a material of a similar appearance, in size, texture and colour, to the existing.

	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


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

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.

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.




