DELEGATED APPLICATION REPORT 	Agreed Revised Target Date: 19th December 2016

Application No: 161914/HOU 					
Address: 14 Briants Avenue Caversham
Proposal: Two storey side extension and single storey rear extension.

Case officer: Daniel Murkin

Site Description and Surrounding Area:     
The application site is a semi-detached three bedroom dwelling on the east side of Briants Avenue off Lower Henley Road in Lower Caversham. The surrounding area is wholly residential with a mixed character of dwelling types and falls within Flood Zone 3.  

Proposal:    
The proposal involves the erection of a two storey side and a single storey rear extension to provide an additional bedroom and new kitchen on the ground floor and an enlarged middle bedroom and bathroom (first floor). 
 
The two storey side extension would be set back from the front elevation by 4 metres and set in by 1m from the side boundary and measure approx. 6.25m in depth, 1.35m/2.7m in width. It would be completed with a subordinate hipped end roof tied in to the main roof approx. 1.5 metres below the apex and with matching eaves level. 

The infill of the extension to the side would also require a small (1.8 metre wide) dormer window to be inserted in the sloped roof to give natural light to the rear bedroom.   

The flat roofed single storey rear extension would be 2.5m in depth, 2.65m wide and 2.8m in height to match the existing rearward addition.    

The extensions would be finished in rendered blockwork, roof slates and white UPVC windows/doors.       

Plans Considered:
The following drawings were received on 10th October 2016: 

P01 Site Location Plan
P10 Existing Ground Floor Plan
P11 Existing First Floor Plan
P12 Existing Roof Plan
P20 Existing Elevations
P25 Existing 3D Views 
P26 Existing 3D Views
P30 Proposed Ground Floor Plan
P31 Proposed First Floor Plan
P32 Proposed Roof Plan
P40 Proposed Elevations
P45 Proposed 3D Views
P46 Proposed 3D Views

Relevant Planning History:
160721 	Two storey side extension & rear infill single storey 	OBS. 14.7.2016
  	extension (PRE-APP)					

Consultation Responses:
Natural Environment (Ecology):  No objection

Transport Strategy: No objection subject to informative re. damage to the highway.

Neighbouring properties at Nos. 47 & 51 Briants Avenue and No. 49 Star Road were consulted (18.10.2016). There have been no responses. 

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:

National Planning Policy Framework & Guidance 

Reading Borough Local Development Framework Core Strategy 2008 (Altered 2015):
CS1 (Sustainable Construction and Design)
CS7 (Design and the Public Realm)
CS24 (Car/Cycle Parking)
CS35 (Flooding)
CS36 (Biodiversity and Geology)

Sites and Detailed Policies Document 2012 (Altered 2015):
DM4 (Safeguarding Amenity) 
DM9 (House Extensions and Ancillary Accommodation)
DM12 (Access, Traffic and Highway-Related Matters)

Supplementary Planning Guidance: 
SPD- A Design Guide to House Extensions (May 2003)
SPD- Revised Parking Standards and Design (October 2011)

Appraisal 

Impact on Character of Property/Area:

Policy DM9 of the SDPD states that an extension to a house will be acceptable where it respects the character of the house in terms of scale, location, materials and design; 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; and does not present a large blank façade to the public. The Council’s SPD on house extensions advises that the depth of rear extensions should be no more than 4 metres. 

In this regard, the proposed two storey side extension due to its subordinate nature and roof line would be in keeping with the character, scale and proportions of the original building. The proposed use of rendering to match the adjoining properties (rather than the brick finish of the host dwelling) would be acceptable in this instance with the side extension being off-set behind the front building line thus not changing the street appearance. 

[bookmark: _GoBack]The external treatment would also match that of No. 51 whilst on the flat-roofed rear extension, which would adjoin the other half of this pair (No. 47), although not oppressive in its dimensions nonetheless rendering would create a lighter feel maximising light retention across the boundary.  It is not a material which matches the main property, but given the set back and other painted brick and render in the locality, this is not considered to be excessively harmful in this instance.

The dormer window opening proposed at the rear is not typical of this area but is not excessive in size or otherwise intrusive.         

The proposed extensions are therefore considered to be acceptable in terms of design, scale and impact on the character of the property and the surrounding area in accordance with Policy DM9 and adopted design guidance.  

Impact on Neighbour Amenities:

Policy DM4 of the SDPD seeks to ensure that development will not cause a significant detrimental impact to the living environment of existing or new residential properties, in terms of matters including privacy and overlooking; sunlight and daylight or result in dominance and overbearing effects; crime and safety.

In this regard the proposed side extension would have no effect on the amount of daylight and sunlight enjoyed by neighbouring property to the north (No. 51) due to the separation distances retained across the boundary (approx. 3.5 to 5m). Similarly, the modest scale of the rear extension alongside the boundary with No. 47 should have no visually dominant or overbearing effect on its occupiers.  

There are no upper floor side facing windows proposed to the boundary with No. 51 and those at ground floor in the side extension (kitchen/bedroom) whilst closer on the new flank wall would replicate the existing kitchen and dining room windows that look towards a 1.8m close boarded fence. A condition to prevent future insertion of first floor windows in this elevation and in the rear extension would be necessary.      

The proposals would therefore have no significantly adverse impact on the amenities (light, privacy etc.) of the neighbouring occupiers and thus accords with the objectives of Policy DM4.    

Car Parking:

Policy CS24 of the Core Strategy seeks maximum provision of car parking in relation to the accessibility of different locations within the Borough to public transport facilities.

Policy DM12 of the SDPD states that proposals should not be detrimental to the safety of users of the transport network, including pedestrians and cyclists.

The site is located in Zone 2, Primary Core Area, of the Revised Parking Standards and Design SPD, which is well served by public transport. There are parking restrictions at all times in this road and there is currently one off road parking space at the front of the property.

The Council’s Transport DC Officer has thus confirmed that the proposals will not change the existing arrangements or impact on other road users and therefore have no objections. 

On this basis the proposal meets the Policy CS24 requirement for maximum car parking standards applied in the least accessible (to public transport) areas of the Borough.  

Flooding:

Policy CS35 of the Core Strategy states that planning permission will not be permitted for development in an area identified as being at high risk of flooding, where development would reduce the capacity of the flood plain to store floodwater, impede the flow of floodwater or in any way increase the risks to life and property arising from flooding.

As the application site falls within Flood Zone 3 of the River Thames the applicant has provided the required Flood Risk Assessment which follows the standing advice given by the Environment Agency in this regard. This confirms that the floor level of the proposed extensions is no lower than the existing floor levels and that site levels rise up from street level of 36.7m with a further step up at the front door.

On this basis, there would be no significant greater risk from flooding to future occupants the proposals are considered to be in accordance with the aims of Policy CS35 and national guidance on potential flooding risk issues.

Ecology:

Policy CS36 of the Core Strategy seeks to retain and protect features of biodiversity interest (including protected species and their habitats) from development that are found within application sites. 
Accordingly, as there are extensive works required to the existing roof the applicant has provided a bat survey (dated September 2016). No evidence was found of bat roosting activity whilst future opportunities for such within the main roof space were not considered to be affected by the proposed extension works.

The Council’s Natural Environment Officer (Ecology) has confirmed no objection and the proposals thus accord with Policy CS36 in this regard.   

RECOMMENDATION:  That permission be GRANTED subject to the following conditions:

1. The development to which this permission relates must be begun not later than the expiration of three years beginning with the date on which the permission was granted.

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 materials to be used in the construction of the external surfaces of the development shall match those used on the existing building unless where otherwise stated.

Reason: To ensure that the new development appears in keeping with the
existing building, in the interests of the character of the area and in accordance with Policy CS7 of the Reading Borough Council LDF Core Strategy 2008 (Altered 2015) and Policy DM9 of the Reading Borough LDF Sites and Detailed Policies Document 2012 (Altered 2015).

3. The permission relates only to the following plans and drawings received on 10th October 2016: P01 Site Location Plan; P10 Existing Ground Floor Plan; P11 Existing First Floor Plan; P12 Existing Roof Plan; P20 Existing Elevations; P25 Existing 3D Views; P26 Existing 3D Views; P30 Proposed Ground Floor Plan; P31 Proposed First Floor Plan; P32 Proposed Roof Plan; P40 Proposed Elevations; P45 Proposed 3D Views and P46 Proposed 3D Views.

Reason: To clarify which plans have been approved. 

4. Notwithstanding the provisions of the Town and Country Planning (General Permitted Development) Order 2015 (or any order revoking and re-enactingthat Order with or without modification), no windows, dormer windows or doors (other than those expressly authorised by this permission) shall be constructed on the north or south elevation(s) of the dwelling hereby extended without express planning permission from the local planning authority.

Reason:  In the interests of the privacy of the occupiers of neighbouring properties and to accord with Policy DM4 of the Reading Borough LDF Sites & Detailed Policies Document 2012 (Altered 2015)

Informatives:

1. Terms and conditions
2. Building Regulations 
3. Demolition and construction 
4. Encroachment and Party Wall Act
5. Positive and proactive approach
6.  Works affecting the highway 
