DELEGATED APPLICATION REPORT 			Target Date: 19/01/2017
Application No: 162214/HOU	
Address: 8 St Johns Road
Proposal: Side and rear extensions and replacement of existing garage.  Resubmission of planning application 161109
Case officer: Alison Amoah

Site Description and Surrounding Area:     
The application property is semi-detached, two storey, red brick property with an adjoined, flat roof, 3 door garage on the eastern side of St Johns Road. The existing property has a side entrance porch and a single storey, flat roof rear extension. Also the eaves of the pitched roof to the rear of the property are considerably lower than to the front. The triple garage is attached to the property via the rear extension and the area to the front of the garages is currently disused.
The surrounding area is residential in nature and characterised by terraced properties of a similar design and small semi-detached properties.

Proposal:    
The proposal is for the demolition of the existing rear extension and triple garage and the construction of a two storey side and rear extension and a single storey extension.

The footprint of the extensions and design, including a green roof, is the same as that approved under permission 161109 (A detailed description is included in the original officer report for 161109).  The differences are:
· Single storey portion is proposed as living accommodation as opposed to garage , workshop and store
· Four roof lights to single storey extension
· Some internal layout changes linking the original house to the additional single storey (side) proposed living accommodation; and 
· Replacement of a door with window at ground floor to the side of the family/ kitchen room.  
· Replacement of garage door with window to front elevation.

Documents Considered:
The agent submitted the following documents, received on 24th November 2016:
Site and Location Plan – Drawing no: 3339/203 Rev C
As Existing Floor Plans - Drawing No: 3339/101 
As Existing Elevations and Section - Drawing No: 3339/102  
Proposed Floor Plans – Drawing no: 3339/201 Rev F
Proposed Elevations – Drawing no: 3339/202 Rev D
Flood Risk Statement – June 2016
Flood Risk Assessment for 8 St Johns Road, Caversham, RG4 5AN - REV B, received 11th January 2017

Relevant Planning History:
None


Consultation Responses:
The properties at 10 St John’s Road, 8, 10 and 12 Montague Street were consulted.  One comment was received as follows:

“The property is currently for sale and is marketed as being ideal for House of Multiple Occupancy developers.  Looking at the revised plans with this in mind, the additional rooms in what was originally the garage could quite easily be turned into lettable rooms. If this were to happen the parking on an already very congested street would be increased as the property would no longer support a garage.  I feel strongly that should the revision be passed a clause be added to prevent the rooms from being let as either a self-contained unit or for HMO purposes.”

Transport:  The plans indicate that the garage(s) to the side of the property are to be converted to extend the habitable accommodation.  The loss of the garage(s) will not impact on the provision for parking as there is adequate off road parking on the property accessed via an existing dropped kerb. 

Therefore there are no transport objections, subject to the informative regarding damage to the highway.  

The proposal is acceptable in Transport terms in that it will retain the existing parking provision on the driveway at the front of the property therefore there are no changes to the existing access arrangements and no impact on other road users.

Ecology: No objections to this application on ecology grounds.

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)
CS24 (Car and Cycle Parking)
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
This is a resubmission of an approved scheme under 161109.  The assessment will therefore focus on the amended aspects under the following issues:

(i) Amenity
(ii) Character of the application property and street scene
(iii) Flooding
(iv) Other matters raised through consultation

(i) Amenity
There is a proposed window to the front of the proposed single storey extension in place of the originally approved garage door, and a side facing window instead of a door, the latter would not overlook neighbouring properties, as it is located behind part of the single storey structure.  There would therefore be no significant detrimental effect with regard to overlooking or privacy.

The footprint and height of the proposal is identical to that already approved under planning permission 161109 and therefore there is no different effect in terms of visual dominance and overbearing effects.

(ii) Character of the application property and street scene
The garage door has been replaced with a window to serve the proposed habitable accommodation within the single storey side extension along with roof lights, but there are no other changes from the approved scheme with regard to the overall scale, design, siting, and materials.  These additions are not considered to have a detrimental effect on the character of the host dwelling nor the streetscene and therefore the proposal is considered to accord with policy DM9. 

(iii) Flooding
The proposed floor resilience and resistance measures as approved under permission 161109 have been resubmitted under this application and are included within the list of recommended plans for approval.


(iv) Other matters raised through consultation 
Concerns have been raised regarding the potential for the proposed scheme to become an HMO or the side extension, a separate unit of accommodation.  With regard to the former an informative is recommended to clarify that a change of use to a large Sui Generis HMO would require planning permission.  In terms of becoming a separate unit of accommodation a condition is recommended which restricts the use of the extensions to be ancillary to the use of the original dwelling.

RECOMMENDATION:   
GRANT

1. The development hereby permitted shall begin no later than three years from the date of this 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 materials to be used in the construction of the external surfaces of the extension hereby permitted shall match those used in the existing building unless otherwise stated in the submitted documentation 

Reason: To ensure that the development remains in keeping with the 	existing building. 

Core Strategy Document (Adopted 2008 & Revised 2015) 
Policy CS7 (Design and the Public Realm) 
Sites and Detailed Policies Document (Adopted 2012 & Revised 2015) Policy DM9 (House Extensions and Ancillary Accommodation) 

3. The permission relates only to the following plans and drawings received on 24th November 2016: 
Proposed Floor Plans – Drawing no: 3339/201 Rev F
Proposed Elevations – Drawing no: 3339/202 Rev D
Flood Risk Statement – June 2016

Following received on 11th January 2017:
Flood Risk Assessment for 8 St Johns Road, Caversham, RG4 5AN - REV B .
[bookmark: _GoBack]
Reason: To clarify which plans have been approved.

4. The flat roof area hereby approved shall not be used as a roof terrace, and any access out onto this area shall be for maintenance/means of escape purposes only.

Reason: In order to prevent any detrimental impacts of overlooking and/or noise and disturbance of the neighbouring premises, in accordance with the requirement of Policy DM4; Safeguarding Amenity of the Sites and Detailed Policies Document (Adopted 2012 & Revised 2015).

5. The floor levels of the extension hereby approved shall be no lower than floor levels within the existing property and flood resistance and resilience measures shall be implemented, as laid out in the  Flood Risk Assessment for 8 St Johns road, Caversham, RG4 5AN - REV B (received 11th January 2017) hereby approved, and there after maintained as such.

Reason: In order to ensure the effects of any future floor event would not have a more significant impact on the property than at present, in accordance with the Environment agency’s guidelines for minor extensions in flood Zones 2 and 3 and in accordance with Policy CS35 of the Core Strategy (Adopted 2008 & Revised 2015)

6. The extensions hereby approved shall remain as ancillary to the use of no. 8 St. John’s Road and shall not be independently let or sold.

Reason: To ensure that the new development remains as ancillary to the existing dwelling in accordance with Policy DM9: House Extensions and Ancillary Accommodation of the Sites and Detailed Policies Document (Adopted 2012 & Revised 2015)

Informatives relating to:

a. 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.

b. The applicant’s 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.

c. 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.

d. 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: http://www.communities.gov.uk/publications/planningandbuilding/partywall
e. The applicant is advised that the change of use to a large Sui Generis House 	in Multiple Occupation (i.e. seven of more unrelated persons sharing one or 	more basic facilities) would require separate planning permission.

f.	The decision to grant planning permission follows the positive and proactive 	consideration of the issues raised by this planning application and 	issuing 	the decision within the agreed time period.   


