ELEGATED APPLICATION REPORT - Application No: 160745/HOU

Address: 13 The Mount, Reading.

Proposal: Single storey rear and single storey side after demolition of conservatory and lean to garage.
Case officer: John Gregory

Site Description and Surrounding Area: The application relates to a detached bungalow on the east side of the cul-de-sac of the Mount, Reading. Six detached bungalows form the east side of this section of The Mount, while two-storey terraced housed form the central square of the area.  

Proposal: The application seeks planning permission for a single storey pitched roof side extension following the removal of an existing garage. In addition a rear extension and a single storey pitched roof rear.

Side extension.
The proposed side extension at 11.35m, while respecting the rear building line would project forwards by 3.45m creating a central courtyard are at the front of the property. At 3m width the side extension following internal alterations provides an additional bedroom and En Suite. In addition, to create a rear study and dressing room. Pitched roof to a height of 4.25m to the front and rear with a central gable facing the southern neighbour.  

Revised Drawings. Drawing T/2196/1 Revision “A” (Received 17/05/2016)
Following consultation detailed that the gable end of the central portion of the roof to the side extension be removed to be replaced by a hip to match an existing hip on the northern side of the building.
 
Rear extension.
To provide an extended kitchen, the proposed 3.4m deep x 4.95m width. Pitched roof to 4.3m. Byfold doors and window above. Inward facing patio doors and a single Velux to each new roof pitch.    

Drop kerb.
Following removal of the garage it is the intention to create two car park spaces on the existing lawn at the front of the property. This is shown on the submitted block plan. To drive a vehicle over the pavement the creation of a new 5.5m wide drop kerb is proposed. 

There is an existing drop kerb to give access to the drive and garage.

Front Building Line.
The arrangement of neighbouring properties on this section of The Mount have front building lines that align with the existing northern side wing at the application site. Consequently the proposed side extension would be 0.3m back from this line. No11 is thus currently set forward of proposed side extension.
  
Plans Considered:

Drawing no. T/2196 Existing plans and location, block plan (dated Mar 16) (received 22/04/2016)

Drawing no. T/2196/1 Revision “A” Proposed plans and elevations (dated Mar 16) (received 17/05/2016)

Received on 22nd April and 17th May 2016
Relevant Planning History:
None.
  
Consultation Responses:

Ecology – 

A Bat survey was requested 07/06/2016.

The first bat Survey report was received on the 23/06/2016 and the initial finding indicated that bats were present.

“The report states that further surveys are required to determine whether or not the building hosts a bat roost”.

A second or dawn to dusk survey requested on 23/06/2016.

The second dawn to dusk survey received 18/07/2016. The result of the finding of this report from Reading Borough Council’s Ecologist was:-

“I can confirm that the bat survey has been carried out to an appropriate standard and concludes that the risk of bate being affected by the proposals is minimal.  There are therefore no objections to the application on ecology grounds”.

Transport – 

Whilst the proposals result in the loss of the garage, there is sufficient parking for one vehicle in front of the property  which is in accordance with the Revised Parking Standards and Design document a C3 Dwelling (2 Bed) in Zone 2. 

Therefore there are no objections to this proposal as there are no transport Implications. 

Notification letters were sent to No11 and No15 The Mount.

No20, No21, No22, No23, No24, No25, No26, No27, No28, No29, No30, No31, No32, No33 and No34 Southern Hill.

Objection1 (pre to amended plans)

· Narrow gap between side extension and common boundary fence (0.3mm). Potential of damage to fence.

· Party wall and access issue and concern.

· Security, dust, fumes, asbestos, scaffolding concern during construction.

· Further maintenance concern.

· Object to gable end of proposed side extension.

· Loss of light, outlook and increased shadow.

· Detract from character of a Conservation Area. Flat or hipped roofs predominate, and not gable.

· Damage enjoyment of gardens.

Objection2 (post to amended plans)

· Clarification of procedure with party wall agreements needed. 

· Repeat security, dust, fumes, asbestos and scaffolding concern. 

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 LDF Core Strategy (Adopted January 2008)
CS7     Design and the Public Realm

Sites and Detailed Policies Document – (Adopted October 2012)
DM4    Safeguarding Amenity
DM9    House Extensions and Ancillary Accommodation
Supplementary Planning Guidance/Documents
SPG – A Design Guide to House Extensions

Appraisal Checklist
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

Amended drawings were submitted that addressed many objections and made the hip profile of the new roof symmetrical with the other side and other buildings in the locality.
  
· 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; NO
· invade the privacy of neighbouring properties through overlooking from windows or balconies; NO
· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; NO
· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; NO


RECOMMENDATION:

GRANT
The proposed development would not be harmful to the character or appearance of the site or its surroundings and would not have a detrimental impact on the original building or neighbouring properties.  As such the proposed works are considered to be in accordance with CS7 (Design and the Public Realm) of the Reading Borough Local Development Framework Core Strategy (2008), DM4: Safeguarding Amenity and DM9: House Extensions and Ancillary Accommodation of the Sites and Detailed Policies Document (Oct 2012) and the Councils Supplementary Planning Guidance A Design Guide to House Extensions (2003).

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 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.

3. The permission relates only to the following plans and drawings: 

Drawing no. T/2196 Existing plans and location, block plan ( dated Mar 16) (received 22/04/2016)
Drawing no. T/2196/1 Revision “A” Proposed plans and elevations (dated Mar 16) (received 17/05/2016)

Received on 22nd April and 17th May 2016
Reason: for the avoidance of doubt and in the interests of proper planning.
4. The proposed access shall be constructed in accordance with the approved drawing and in compliance with the requirements of the Local Planning Authority for work carried out within the public highway.

Reason: In the interests of road safety in accordance with Core Strategy Policy CS20 and Sites and Detailed Polices document Policy DM12.

Informatives:

1. These works will require separate approval under the Building Regulations.  Please contact the Council's Building Control service for further advice on (0118) 937 2449.

2. Your attention is drawn to the terms and conditions of this permission. Any development which is carried out but 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. [bookmark: _GoBack]The determination of this planning application required issues to be resolved so officers have worked positively and proactively to provide a recommendation for approval to be made within the target timescale for householder planning applications.


4. The Council's Highways section should be contacted at 2-4 Darwin Close, Reading, RG2 0RB, telephone: 0118 937 2138, to agree the access construction details and to grant a license before any work is carried out within the highway. A formal application should be made allowing at least 4 week’s notice to obtain details of underground services on the applicants` behalf.

Damage to the highway
5. The attention of the applicant is drawn to Section 59 of the Highways Act 1980, which enables the Highway Authority to recover expenses due to damage caused by extraordinary traffic.

Works affecting the highway
6. Any works affecting the highway shall be in accordance with Reading Borough’s Council’s document “Guidance Notes for Activities on the Public Highway within the Borough of Reading”. The applicant should be made aware that compliance with this document is mandatory and licences to work on the highway will only be issued if the requirements contained within it are met. A copy can be obtained at http://www.reading.gov.uk/ltp/General.asp?id=SX9452-A782F664 (within the Transport Strategy area of the Transport Section on the Reading Borough Web Site).


