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DELEGATED APPLICATION REPORT 



Application No: 170206/HOU






Address: 51 Watlington St, Reading, RG1 4RF
Proposal: Erection of rear dormer roof extension and front roofslope rooflight.
Case officer: Jonathan Markwell
Target Date: 06/04/2017
1. Site Description and Surrounding Area:     

1.1
The application site is a modest terraced property within Watlington Street in central Reading. The site is within the Eldon Square Conservation Area, with several Listed Buildings in the vicinity. This part of the conservation area is adequately described in the Appraisal (2007):

“Area 2: Terraced streets west of Eldon Road i.e. Watlington Street, St John’s Street, St. John’s Road, St John’s Hill, Prince’s Street, Eldon Place, Queen’s Road (south). This character area is predominantly residential with some houses in multiple occupation. There are five shops (two currently empty, October 2005), two places of worship and three public houses. A petrol station and shop serves London Road at the south end of Watlington Street. The Oval, a detached building located in the centre of the linear street pattern, is the focal point of St John’s Street.

Watlington Street is the primary street within this character area with larger scale development than can be found in the adjacent streets to the east. Its street frontage of short rows of two- and three-storey houses is punctuated by two significant places of worship and Watlington House, a 17th century clothier’s mansion, now offices. The southern end of Watlington Street is flanked by nos 71/73 London Road, a grade II listed 3 storey stucco house, and a single storey modern petrol station and shop. The west side of the street contains short rows of predominantly three-storeys, for instance nos 60-68 and nos 74-78. Both are brick, the latter has stucco window and door surrounds.”

1.2
The application site is essentially a two-up/two-down, which has been extended. Nos. 51 and 53 were extended to the rear together via a joint planning permission in 1987 (reference 87/TP/39). This is a modest, two-storey extension and it does not overpower this compact, intimate area and provides a symmetry between the two properties at the rear.
2. Proposal:  
2.1
Planning permission is sought for the erection of a rear dormer roof extension and front roofslope rooflight.
2.2
During the course of the application the applicant has provided a roof plan, rear elevation plan in context with neighbouring properties and corrected anomalies on the originally submitted plans to confirm no works are proposed to the rear of the building at ground floor level. 
3. Plans Considered:

Site Location Plan, received 09/02/17 

Block Plan received 09/02/17
Existing / Proposed 1608.2 Rev A, as received 23/03/17
4. Relevant Planning History:
4.1
87/TP/39 Two storey rear extension Permission March 1987 and implemented.

4.2
141698 - Single storey rear extension and addition of a 2nd floor. Appeal lodged due to non-determination. Appeal APP/E0345/W/15/3005377 dismissed 19/10/2015. 
The Inspector, in dismissing the appeal, commented as follows in terms of the 2nd floor extension: “the proposed 2nd floor extension would detract from the appearance of the terrace and would consequently fail to preserve or enhance the character and appearance of the Conservation Area” (paragraph 7).
The Inspector in dismissing the appeal, commented as follows in terms of the amenity impacts “The proposed development would harm the living conditions of the occupiers of the flats at ground and first floor level of no. 49 Watlington Street with regard to outlook” (paragraph 12).
4.3
161942 - Single storey rear extension, rear dormer roof extension and rooflight to front roofslope. Refused 23/12/16 for the following reason:
“The proposed ground floor rear extension, by reason of its scale and location, would be visually dominating and overbearing equating to a lack of outlook and access to day/sunlight, to the detriment of the living environment and amenity of existing and future occupiers of Flat 1 (ground floor), 49 Watlington Street, contrary to Policies DM4 and DM9 of the Reading Borough Council Local Development Framework Sites & Detailed Policies Document 2012 (Altered 2015)”.

In terms of the then proposed dormer (similar in nature to that now proposed), the following was stated in the officer report:

Considering first the rear dormer roof extension, this has been significantly altered during the course of the application. Following revisions in the scale and design of the dormer, during the course of the application, it is considered on balance that this element of the proposals is appropriate. Although recognising that dormers are not predominant in the terrace within the conservation area, the dormer is of a scale comparable with the property and would not be readily visible from public vantage points. The significant set in distance from the ridge and eave lines of a roof which is fairly well enclosed already, also assists in ensuring the proposal at this point preserves the character and appearance of the conservation area. (paragraph 10.2)
In terms of the proposed dormer and rooflight, owing to their position at roof level and size (significantly more modest than the more expansive previous proposals which effectively added an entire new storey to the building), they are not considered to result in any significantly harmful amenity impacts to any neighbouring or nearby occupiers to warrant the refusal of this application. (paragraph 10.10)
Appeal lodged against the refusal of permission (APP/E0345/D/17/3169289). Not yet decided.  
Although this appeal is yet to be decided, given the elements now sought did not form a reason for refusal of the previous scheme, it is considered that a decision on this proposal can be made prior to the outcome of the appeal being known. It would be unusual for the Planning Inspectorate to take issue with an element of a proposal which did not form a reason for refusal by the local planning authority. 
5. Consultation Responses:
5.1
Transport:  The site is located within the Zone 2, the primary core area but on the periphery of the central core area which lies at the heart of Reading Borough, consisting primarily of retail and commercial office developments with good transport hubs.  
5.2
There is no off road parking associated with this property as the development site is located in an area designated as a Residents Parking Permit Area; Zone 11R and therefore subject to the rules and regulations of the scheme.

5.3
Therefore Transport has no objections to this development as there is no change to parking or impact on other road users.

5.4
Ecology: There are no objections to this application on ecology grounds.
6. Neighbour consultation

6.1
5 nearby neighbours were consulted on 20/02/17, expiring on 13/03/17. A site notice was displayed from 25/02/17, expiring on 18/03/17. A press notice was published on 02/03/17, expiring on 23/03/17. 
6.2
One comment has been received, summarised as follows: 

· No objections to the roof extension. 
· Does this application include a rear extension on the ground floor at the back of the property? It is not clear from the plans? 
· There has been two previous applications in the last 18 months that included a rear ground floor extension which is objected to based on 'Right to Light' and maintaining the already low level of illumination receive through a nearby kitchen, bathroom and bedroom windows at a nearby property
6.3
Officer note: A response to this comment was provided to reassure the nearby occupier that no rear extension was proposed as part of this application. The applicant had already been advised that the plan originally submitted was not entirely clear and a revised plan to clarify this was due to be submitted prior to this application being determined.

7. Discussions with the applicant during the course of the application

7.1
The submission of additional and clear/consistent plans were sought and received during the course of the application. 

8. Equality Act 2010:
8.1 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.

9. Relevant Planning Policy and Guidance   

9.1 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.  The Development Plan for Reading relevant to the application site comprises the Reading Local Development Framework ‘Core Strategy’ 2008 (Altered 2015) and ‘Sites and Detailed Policies Document’ 2012 (Altered 2015).

9.2
The ‘National Planning Policy framework’ (‘’NPPF’’) 2012 states clearly that its content is to be a material consideration in the determination of applications.  The ‘NPPF’ states that due weight should be given to the adopted policies of the Local Development Framework (LDF) (Core Strategy & 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 ‘NPPF’ and the following development plan policies and supplementary planning guidance are relevant:

9.3
The application has been assessed against the following policies:

National

National Planning Policy Framework;

National Planning Policy Guidance;
Reading Borough Local Development Framework Core Strategy (2008) (Altered 2015)
CS7: Design and the Public Realm

CS33: Protection and enhancement of the historic environment

Sites and Detailed Policies Document (October 2012) (Altered 2015)
DM4: Safeguarding Amenity 

DM9: House Extensions and Ancillary Accommodation

DM12: Access, Traffic and Highway-Related Matters 

Adopted CAA / SPG

Eldon Square Conservation Area Appraisal 2007

Council’s supplementary planning guidance, A Design Guide to House Extensions (2003).

10. Appraisal 

10.1 Design

10.2 
Considering first the rear dormer roof extension, it is considered on balance that this element of the proposals is appropriate. Although recognising that dormers are not predominant in the terrace within the conservation area, the dormer is of a scale comparable with the property and would not be readily visible from public vantage points. The significant set in distance from the ridge and eave lines of a roof which is fairly well enclosed already (in particular by the storey higher No. 49), also assists in ensuring the proposal at this point preserves the character and appearance of the conservation area (noting that the proposals would have no impact on any of the positive or negative features within sub area 2 of the conservation area appraisal). The window pattern aligns with the windows below, with the applicant stating that the proposed materials will match those of the existing building, which will be secured via condition. 

10.3 This proposal contrasts significantly from the already dismissed at appeal proposal from 2014/2015. More specifically, it seeks a more standard dormer addition within the existing roofscape, rather than proposing a new storey of accommodation (as dismissed at appeal). Furthermore, it is noted that the Inspector did not specifically raise an issue with the rear elevation, with the concern instead being in relation to the impact of these proposals on the front elevation / streetscene. Furthermore, this specific element did not form a reason for refusal of the 2016 proposal at the site. This proposal is essentially the same in terms of this component. Consequently, in overall terms, no design issues are raised with this element of the current proposal.   
10.4
In terms of the rooflight, this element of the proposals raises no in-principle design concerns, representing a small and undiscernible addition on the front roofslope of the building.  

10.5 Amenity

10.6
In terms of the proposed dormer and rooflight, owing to their position at roof level and size (significantly more modest than the more expansive previous proposals from 2014/5, which effectively added an entire new storey to the building), they are not considered to result in any significantly harmful amenity impacts to any neighbouring or nearby occupiers to warrant the refusal of this application.

10.7 For future occupiers, it is considered that the proposed works would improve the quality of accommodation at the site.
11. Conclusion: Having regard to the material considerations and all matters raised, the Local Planning Authority considers that the balance of considerations weigh in favour of granting planning permission, subject to conditions.

12. RECOMMENDATION:    

Grant Planning Permission, subject to conditions.
Conditions:
1. Standard 3 years

2. Standard matching materials

3. Approved plans

Informatives:

Standard informatives
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