
COMMITTEE REPORT

	BY THE DIRECTOR OF ENVIRONMENT & NEIGHBOURHOOD SERVICES
READING BOROUGH COUNCIL                                                           ITEM NO. 
PLANNING APPLICATIONS COMMITTEE: 5 April 2017



Ward:  Katesgrove
App No.: 170199/REG3
Address: 11 Home Farm Close
Proposal: Front extension and alterations to mid-terrace house.
Applicant: Reading Borough Council
Date received: 9 February 2017
Minor Application: 8 week target decision date : 6 April 2017
	RECOMMENDATION
Grant.

CONDITIONS TO INCLUDE 

1. TL1 - Full – time limit – three years
2. M1 - Materials to Match Existing
3. AP1 - Development as Approved Plans
INFORMATIVES TO INCLUDE
1. Standard positive and proactive informative.
2. 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.
3. Your attention is drawn to the potential requirement for submission of a Building Regulations application for the proposed development. Please contact Building Control on 0118 937 2449 for advice.
4. 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.
5. 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



1. INTRODUCTION

1.1
The site comprises a mid terrace two storey dwelling.  The surrounding area consists of largely similar residential dwellings.
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2. PROPOSAL
2.1 
This application is for the erection of a single storey extension to accommodate a ground floor shower room and WC.  The extension will have a floor area of approximately 4.4 square metres.

3. PLANNING HISTORY
None.
4. CONSULTATIONS
4.1 Statutory:
No statutory consultations were required given the nature of the application. 

4.2
Non-statutory:

· Transport Development Control – No objections subject to inclusion of informative.
4.3 
Public consultation:
· 5 properties were consulted by neighbour consultation letter.  A site notice was displayed by the applicant’s agent.  The consultation period expired on 17 March 2017.  No representations were received.
5. 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:

5.1
National Planning Policy Framework

Part 6 – Delivering a wide choice of high quality homes

Part 7 – Requiring good design

5.2
Planning Practice Guidance
· Design

5.3
Reading Borough Local Development Framework Core Strategy
CS7 (Design and the Public Realm)

CS24 (Car/Cycle Parking)

5.4
Sites and Detailed Policies Document

SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)

DM12 (Access, Traffic and Highway Related Matters)

5.5
Reading Borough Council Supplementary Planning Guidance

· Parking Standards and Design (Supplementary Planning Document).
· A Design Guide to House Extensions (Supplementary Planning Guidance).

6. APPRAISAL

Main Issues

6.1
The main issues are: 
i. Impact on character and appearance
ii. Impact on neighbours
iii. Transport issues
Impact on character and appearance
6.2 
The proposal involves the erection of a modest single storey front extension with a mono-pitch roof.  The structure will extend across 4.2 metres of the property’s 7 metre frontage.  This is similar to a number of extensions in the area, including one at the neighbouring property (15 Home Farm Close).  The proposed structure is considered to have an acceptable impact on the character and appearance of the site and its surroundings.
Impact on neighbours
6.3 
The proposed structure will extend no further than the existing front extension at 15 Home Farm Close.  It will be located approximately 2.7 metres from the boundary with 9 Home Farm Close.  It will therefore not have a detrimental impact on either property as a result of loss of light or overbearing.

Transport issues
6.4
The Transport Strategy Section note that there is an existing area of hardstanding at the front of the property.  Following the proposed extension there would still be sufficient length for one vehicle to park without overhanging the public footway.  However there is not a dropped kerb crossing, therefore any vehicle parking on this area is currently undertaking an illegal manoeuvre over the public footway.

6.5
If the area of hard standing in front if the property is to be used for parking, a dropped kerb will need to be constructed.  The applicant has been advised that a license must be obtained from the Council's Highways section before any works are carried-out on any footway, carriageway, verge, or other land forming part of the public highway to agree the access construction details.

6.6
In principal the Transport Strategy Section do not have objections to this proposal subject to the informative recommended above.

Equalities impact assessment

6.7
In determining this application the Committee is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, gender, sexual orientation.  There is no indication or evidence (including from consultation on the application) that the protected groups have or will have different needs, experiences, issues and priorities in relation to the particular planning application.

6.8
In terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

7. CONCLUSION

7.1
The proposed extension is considered to comply with the relevant Development Plan Policies as assessed above.  It is therefore recommended that approval be granted, subject to suitable conditions.

Plans: HOM1 and HOM2
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Case Officer: Ben Pratley

