DELEGATED APPLICATION REPORT 			Target Date: 03/02/2017
Application No: 162215/HOU			
Address: 28 Piggotts Road
[bookmark: _GoBack]Proposal: Single storey rear extensions
Case officer: Heather Banks

Site Description and Surrounding Area:     
The application property is a mid-terrace, two storey, brick property with a two storey gable to the rear. To the rear of the two storey gable is a small single storey lean to. The surrounding properties along the eastern side of Piggotts Road are of the same design as the application property and to the rear are characterised by the two storey gable and tunnel back feature. A number of these properties have been extended to the rear of the gable and/or the rear of the main properties. 

Proposal:    
Planning permission is sought for the construction of a single storey rear extension. 

It is proposed that the rear extension will be a single storey and consist of two parts. The first will fill the gap between the existing rear gable and the boundary with 26 Piggotts Road, will have a mono-pitch roof and a depth of 3m. The second element will attach to the existing rear gable, have a flat roof and be of the same width as the gable. It will replace the existing lean to, extending 3m further to the rear than this structure; 3.9m from the rear of the two storey gable. This element will have one side facing window facing 26 Piggotts Rd. Both structures are to be clad in brick.

Plans Considered:
The agent submitted the following drawings, received 28th November 2016
Location Plan
Drawing No: 1176/1 – Ground floor plan and elevations and existing
Drawing No: 1176/3 – Block Plan

Drawing No: 1176/2/b – Rear as Proposed
Received 27th January 2017
	
Relevant Planning History:
None

Consultation Responses:
The properties at 26 and 30 Piggotts Road were consulted and 2 comments have been received. (Please note that these comments were made before the revision of the scheme, when the extension was proposed to be the full width of the garden for a depth of 6.75m from the main house)

The comments objected to the proposal raising the following concerns:
· The extension would be out of keeping with the surrounding properties as no other extensions are as deep as that proposed.
· The movement of the toilet from the lean-to at the rear of the property may damage the Victorian sewage pipework
· A party wall agreement has not been signed with the neighbouring property.
· This area floods and the ground on which the extension is to sit should be used to take flood water.
· The extension would cause loss of light to and would be overbearing on the neighbouring property at 26 Piggotts Road

Case Officer Comments:
· Although the proposed extension is larger than any other rear extension at the surrounding properties, it is not considered to cause sufficient harm to the character of the area to warrant refusal, given that it is single storey, to the rear of the property and to be clad in brick.
· Sewage and drainage is not a consideration which can be taken into account under Planning. This is a Building Control Issue. Should planning permission be granted, Building Control approval will also need to be sought by the applicant
· Party Wall Agreements are a civil matter and not a planning matter. Should permission be granted for this development the applicant will be reminded of their responsibilities under the Party Wall Act through an informative but the presence of such an agreement is not a consideration in the determination of a planning application. Further information of the Party Wall Act and its impact on neighbouring properties can be found here: 
https://www.gov.uk/government/uploads/system/uploads/attachment_data/file/523010/Party_Wall_etc__Act_1996_-_Explanatory_Booklet.pdf 
· A Flood Risk Assessment has been requested from the applicant to assess the impact of the proposal on the flood risk at the site and surrounding properties.
· The agent has been advised that that the concerns of overbearing and overshadowing on 26 Piggotts Road would not be adequately overcome by a rear extension which was greater than that possible under permitted development rights. The application has now been amended to reflect this.

Summary of discussions with applicant/agent:
On the 16th January the agent was advised that the application would be recommended for refusal as it was considered that the proposal would cause unacceptable harm to the amenity of 26 Piggotts Road. On the 23rd January an extension of time was agreed till the 3rd January to allow for a revised proposal of reduced depth and the submission of a Flood Risk Assessment. An amended scheme and Flood Risk Assessment was received on 27th January 2017.

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'.  However the NPPF does not change the statutory status of the development plan as the starting point for decision making (NPPF paragraph 12).

In this regard, the NPPF states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Core Strategy and Sites and Detailed Policies Document) according to their degree of consistency with the NPPF (the closer the policies in the plan to the policies in the NPPF, the greater the weight that may be given).

Accordingly, the National Planning Policy Framework and the following development plan policies and supplementary planning guidance are relevant:

Reading Borough Local Development Framework Core Strategy, 2008 (altered 2015)
CS7 (Design and the Public Realm)
CS35 (Flooding)

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

Supplementary Planning Guidance - A Design Guide to House Extensions (2003)

Appraisal
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. Although the flat roof element to the rear of the existing two storey gable is somewhat out of character with the original property in terms of its roof form, given its location to the rear of the property and its single storey nature it is not considered harmful enough to warrant a refusal.
· 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.

B. 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; The mono-pitch roof element of the proposal, which has a depth of 3m along the boundary with 26 Piggotts Road, is likely to reduce light levels at this property to some degree. However, given that this element will not exceed that which would be considered to be permitted development it is considered unreasonable to refuse the application on this point. The flat roof element will extend for 3.9m along the boundary with 30 Piggotts Road. It is not considered that this will significantly reduce light levels at either neighbouring property given the separation distance from no.26 and the fact that the closest rear facing window at no.30 serves a toilet (not a habitable room).
· invade the privacy of neighbouring properties through overlooking from windows or balconies; No. There is one side facing window proposed to the flat roof element of the extension. However given that it is at ground floor level and is to be obscure glazed it is not considered that it will invade the privacy of neighbouring properties
· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; No. Although the flat roofed element is somewhat at odds with the character of neighbouring properties, given that it is to the rear of the properties, is single storey and there are other examples of flat roof rear extensions along this terrace, it is not considered that this would warrant a refusal.
· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; No. 

DM4: Safeguarding Amenity states an extension to a house will be acceptable where it will not cause a significant detrimental impact to the living environment of existing or new residential properties.  
To assess this, the following has been considered – would the proposal cause a significant detrimental impact to the living environment of existing or new residential properties in terms of:
· Privacy and overlooking; There is one side facing window proposed to the flat roof element of the extension. It is proposed that this wondow is to be obscure glazed and it is suggested that a condition be attached securing this so as to protect the amenity of future occupiers of the application property.
· Access to sunlight and daylight; Although there will be some reduction in light levels to 26 Piggotts Road, given that the element of the extension running along this boundary is no larger than would be considered permitted development it is considered unreasonable to refuse this application on such grounds.
· Visual dominance and overbearing effects of a development; Neither element of the proposal will extend for more than 3m further than the part of the neighbouring property to which they are to be joined, and both elements will be single storey. It is therefore considered that there will not be a significant detrimental impact to the neighbouring properties in terms of visual dominance.
· Noise and disturbance; NO
· Artificial lighting; NO
· Vibration; NO
· Dust and fume; NO
· Smell; NO

Flooding
The application property sits in Flood Zone 3 and the Reading Borough Council, Strategic Flood Risk Assessment (2009) shows, in figure 8, that the site has a 1 in 100 year floor depth of between 0.3m and 1m. The risk of flooding from surface water is considered to be medium by the Environment Agency. It is proposed the floor level of the extensions will be no lower than the existing property. Flood resilience and resistance measures which have been included in this scheme are:

· Dense concrete blockwork beneath ground level is to be sealed with Bitumastic or similar impermeable solution to deter water movement from the ground into the wall construction;. A min.150mm thick suspended reinforced concrete floor construction is considered acceptable as long as corrosion is deterred by min.75mm concrete cover.
· The ground floor will be protected by an impermeable polythene membrane of at least 1200ga. with mastic taped joints or min.300mm laps.
· To minimise the effect of flooding thermal insulation in the ground floor and wall cavity will be of a closed-cell expanded polyurethane type in lieu of mineral fibre.
· Robust impermeable floor finishes and skirtings with water-resistant grouting on a bed of sand/cement render will be used as they will withstand exposure to floodwater. 
· Ferrous materials will be avoided in underfloor services.
· Good quality bricks to be used for the external leaf of the cavity walls, with engineering brickwork used up to nom.600mm above floor level to increase resistance to water ingress.
· Lime plaster/render to internal walls is to be used to reduce floodwater leakage into the building, to be separated from finishes above flood level by a dado rail.
· Low level ventilation to be achieved by using telescopic airbricks to deter water ingress into the building;
· Appliances to be fitted above floor level.
· Electrical points to be located above floodwater and fed from drops from ring mains at first floor level
· Non-return valves are to be installed in the drainage system to prevent back-flow;
· Utility meters to be located above predicted flood level.
· A soakaway will be constructed within the rear garden; sited at least 5m from any building.

It is considered that these measures have appropriately addressed the flood risk at the site and made appropriate efforts to ensure that the risk is not unduly increased either at the site or neighbouring properties. The FRA will be secured via condition. 

Conclusion
The proposed development would not cause unacceptable harm to the character or appearance of the site or its surroundings and would not have an unacceptable detrimental impact on the appearance of the original building or neighbouring properties or amenity. It is also considered that the proposal will not unduly increase the flood risk at the site or neighbouring properties. As such the proposed works are considered to be in accordance with the above relevant policies and permission can be granted. 


RECOMMENDATION:   
Grant

1. The permission relates only to the following plans and drawings: 
Location Plan
Drawing No: 1176/1 – Ground floor plan and elevations and existing
Drawing No: 1176/3 – Block Plan
Received 28th November 2016

Drawing No: 1176/2/b – Rear as Proposed
Received 27th January 2017

Reason: To clarify which plans have been approved.

2. The window to the north facing ground floor side elevation hereby permitted, shall be obscure glazed and non-opening up to 1.7m in height above the internal floor level and thereafter maintained as such.  

Reason: in the interests of privacy, in accordance with Policy DM4 (Safeguarding Amenity) of the Sites and Detailed Policies Documents (2012).


3. The development permitted by this planning permission shall only be carried out in accordance with the approved Flood Risk Assessment (FRA) by M D Howlett Associates Ltd, including the flooding resilience and resistance measures specified.

Reason: To reduce the risk of flooding to the proposed development and future occupants and to reduce the risk of flooding to the proposed development and future occupants, in accordance with Policy CS35 of the Reading Borough LDF Core Strategy 2008 (Altered 2015).




