DELEGATED APPLICATION REPORT 			Target Date: 05/07/2016
Application No: 160851/FUL	
Address: 111 Kidmore Road
Proposal: Single storey rear extension and relocation of property entrance
Case officer: Heather Banks

Site Description and Surrounding Area:     
The application property is two storey, semi-detached property on the south western side of Kidmore Road. The existing property has a rear facing dormer extension to the roof and a single storey mono-pitch gable to the rear of the two storey rear gable of the original property. The property is set back from the road and shares a driveway with the non-adjoined neighbouring property, 109b Kidmore Road. The surrounding area is residential in nature with a mix of semi-detached and detached properties of a variety of styles and designs. The adjoined property, 2 Ashcroft Close, is the only property of the same style as the application property

Proposal:    
Planning consent is sought for the demolition of the existing single storey rear extension and the construction of a single storey rear extension which will wrap around the existing 2 storey rear gable. Consent is also sought for the relocation of the property entrance to the side of the property.

It is proposed that the rear extension will project to the rear of the existing two storey gable by the same amount as that which it will replace, 3.5m. The proposed extension, however, will run the full width of the property, being 4.6m wide, and will fill the exiting 1.75m gap between the side elevation of the existing, rear, two storey gable and the side elevation of the rest of the house. The new extension will be flush with the side elevation of the main property. The existing parapet wall on the boundary between 111 Kidmore Road and 2 Ashcroft road is to be retained.	

It is proposed that the rear extension will have a flat roof with a maximum height of 3.21m, to match the height of the existing parapet wall, and that two sky lights will be fitted in this roof. To the rear elevation of the extension it is proposed to have an opening of 3.6m in width, fitted with sliding doors. To the side elevation facing towards 109b Kidmore Road, it is proposed to insert two narrow windows and relocate the front door so that it sits just within the new extension. It is also proposed to insert a new window into the existing ground floor side elevation of the property. To the front of the property it is proposed to replace the existing front door of the property with a window of the same dimensions.

It is proposed that the flat roof of the extension be finished with a cold rolled liquid applied membrane, the front door will be timber and the rear sliding doors be aluminium framed. It is proposed that the rest of the materials to be used in this development will match those of the existing property. 

Plans Considered:
The agent submitted the following drawings, received on 6th May 2016
Drawing No: 0536-110 rev.P1 – Location Plan and Proposed Site plan
Drawing No: 0536-010 rev.P1 – Existing Plans
Drawing No: 0536-110 rev.P1 – Proposed Plans

And the following received 4th July 2016
Drawing No: 0536-030 rev.P2 – Existing Elevations
Drawing No: 0536-310 rev.P2 – Proposed Elevations

Relevant Planning History:
01-00771-FUL - Single storey rear extension replacing existing structure. Withdrawn 31/07/2001

Consultation Responses:
[bookmark: _GoBack]The RBC Tree Officers commented that there is a large Cedar Tree with a TPO to the front of 2 Ashford Drive, the root protection area of which would extend across the front garden of 111 Kidmore Drive. The storage of heavy material or equipment to the front of the property could damage the root system of the Cedar Tree. Materials must therefore be stored at the rear of the site, rather than on the frontage to prevent tree protection measures being required. A condition should be attached to ensure this.

The properties at 109b Kidmore Road and 2 and 4 Ashcroft Road were consulted one comments was received. The comment stated that whilst they supported the application they were keen to avoid a legal dispute similar to the one in 2001-2003, regarding the party wall between their property and the application property. 
Case Officer Comment: After consultation with the applicant and agent it has been established that the existing parapet wall is to be retained and built into the new structure which will match the existing parapet wall in height. With regards to concerns about damage to 2 Ashcroft Road during the construction of the proposed extension, we advise, should the application be approved, that the applicants sign a party wall agreement with the occupiers at 2 Ashcroft Road, to protect both parties in the event of damage being caused during construction. However, this is a civil matter and therefore cannot be a pre-requisite of granting planning permission

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)
CS38 (Trees, Hedges and Woodlands)

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
The main issues are considered to be:
(i) Impact on the amenity of neighbouring properties
(ii) Impact on character of the street
(iii) Impact on character of the application property

Impact on the amenity of neighbouring properties
It is proposed that three, new, side facing, ground floor windows will be inserted which will face towards 109b Kidmore Road. Ground floor side facing windows do not usually cause privacy issues due to the boundary treatment that usually exists between properties. However, in this particular situation the two properties are separated by a shared driveway and there is no boundary treatment between the two buildings. 109b Kidmore Road currently has a side facing door and one side facing, high level window at ground floor level. The application property currently has two side facing ground floor windows. It is considered that, given there are already side facing windows at the application property, the proposed windows are small in size and do not serve habitable rooms and the windows would not look directly into any existing windows at 109b Kidmore Road or into the rear garden of this property, the proposed side windows would be acceptable and would not cause unacceptable harm to the privacy of the occupants of 109b Kidmore road.

As the proposed rear extension will project no further to the rear of the property than the existing single storey extension, and the height of the proposed extension will be no higher than the existing parapet wall along the boundary between the two properties, it is not considered that the proposed extension will cause harm to the neighbouring property in terms of overbearing or overshadowing. To avoid any privacy issues it is suggested that a condition be attached, should permission be granted, stating that the flat roof of the extension should not be used as a terrace.

Impact on character of the street
The only element of the proposal which is likely to have an effect on the street scene is the movement of the front door to the side of the property. As the only other property of the same design as the application property is its adjoining neighbour, there are other examples of side property entrances in the vicinity and the existing front door is to be replaced with a window of the same dimensions, it is not considered that the proposed relocation of the property entrance will negatively impact the character of the street scene.

Impact on character of the application property
It is considered that the movement of the property entrance to the side of the property will have some impact on the character of the property, however given that the detailing around the original property entrance is to be retained and the door to be replaced for a window of the same size, it is not considered that this change will be overly harmful to the character of the property. With regards to the rear extension, it is considered that the scale of the extension is in keeping with the host property, and the use of a flat roof allows the character of the original property to be clearly seen and retained.
RECOMMENDATION:   
GRANT


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, not specified in the submitted documents, to be used in the construction of the external surfaces of the development shall match those used on the existing building.

Reason: To ensure that the new development appears in keeping with the existing building, in the interests of the character of the area, in accordance Policy DM9 of the Sites and Detailed Policies Document 2012 (altered 2015).

3. The permission relates only to the following drawings and documents, received on 6th May 2016:

Drawing No: 0536-110 rev.P1 – Location Plan and Proposed Site plan
Drawing No: 0536-010 rev.P1 – Existing Plans
Drawing No: 0536-110 rev.P1 – Proposed Plans
And the following, received 4th July 2016
Drawing No: 0536-030 rev.P2 – Existing Elevations
Drawing No: 0536-310 rev.P2 – Proposed Elevations

Reason: To clarify which documents 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 of the Reading Borough LDF Sites and Detailed Policies Document 2012 (Altered 2015).  

5. The materials and equipment used in the construction of the development hereby approved, must not be stored on the area to the front of the application property.

Reason: To ensure the protection of the Tree Preservation Order Cedar tree to the front of the site and to protect and enhance the character and appearance of the area, in accordance with Policies CS7 and CS38 of the Reading Borough LDF Core Strategy 2008 (Altered 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. The construction (and demolition) of the development will be subject to environmental health law and the applicant is referred to:
	http://beta.reading.gov.uk/environmentalprotection

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
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