DELEGATED APPLICATION REPORT - Application No: 160372/HOU

Address: 36 Stockton Road, Reading.

Proposal: Part single storey, part two storey rear extension.
Case officer: John Gregory

Site Description and Surrounding Area: The application relates to a two storey end of terrace property on the south side of Stockton Road, Reading. The application site being the western end of the terrace of four units. 

On the west side of the property a path provides access to both No36 and No38 Stockton Road. 

Consequently as a result of this path the western semi-detached pair of No34 and N32 are separated by a minimum of 4.2m. 

Proposal: The application seeks planning permission to construct a part single part two storey full width rear extension following the demolition of a single storey rear conservatory. 

Single-storey rear extension.
At 3.125m x 3m this mono pitched element, that abuts the common boundary with No38 has been designed to extend a dining room and would largely occupy the footprint of the existing conservatory. 

The mono pitched roof to possess two Velux windows. The dining room to incorporate a set of full height, rear facing, patio/dining room doors giving garden access.  

Two storey element.
Designed to create a kitchen at ground and bedroom No3 and main bathroom at first. Has been designed to avoid a 45 degree line of sight from the centre of a first floor bedroom window at No38 (centre at 1.75m). To be 3.7m deep x 4m wide to contain a new subservient ridge roof at 6.3m above ground. 

Both ground and first floor to contain standard sized rear facing windows, while the new first floor bathroom and extended landing to include small, first floor, side facing, obscure glazed windows.   

Plans Considered:
Drawing no. D1245-03a Location plan
Drawing no. D1245-01 Site and location plans
Drawing no. D1245-02 Existing plans and elevations
Drawing no. D1245-04a Proposed site and location plans
Drawing no. D1245-05b Proposed plans and elevations
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Relevant Planning History:
None

Consultation Responses:

Ecology – No objection.
Notification letters were sent to no. No34 and No38 Stockton Road.

One objection/concern was received.
“We have concerned about the security of the site during construction. We ask the builders to ensure that the partition between our properties remains standing during the building process to ensure that the young child of the tenants at No38 Stockton Road has no access to the site for his own personal safety”. 

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

Assessment.

Objection/concern.
Email sent to the Agent to identify the concern with an acknowledgement looked for. Work and details of the construction phase are largely part of the arrangement between the owner/builder and agent at the time. 

Agent Email received 20/04/2016
The Agent has assured me that every consideration will be made to the presence of young children at No38 during the construction of the extension.

“I understand the concerns and issue of site safety during the building works and will advise the applicant accordingly of obligations under Health and Safety Legislation to ensure that the appointed builder provides and maintains all necessary plant and procedures to safely manage the building site for the duration of the works.

The applicants have two children so site safety will be a top priority.

I will recommend that the builder will be required to negotiate and keep the tenants of the adjoining property fully formed of any temporary removal of protection barriers /fences if required, to allow the safe progress of the works”. 

Design
The design and appearance of the proposed extension is in keeping with the main house and is acceptable when assessed against DM9 policy guidance. 

Amenity.

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; NO
· Access to sunlight and daylight; NO
· Visual dominance and overbearing effects of a development; NO
· Noise and disturbance; NO
· Artificial lighting; NO
· Vibration; NO
· Dust and fume; NO
· Smell; NO

In the design of this proposal the application has recognised the need to safeguard the amenity of adjacent neighbours and therefore meets requirements of DM4.  

In terms of mass and bulk affecting the nearest first floor window at No38 a 45 degree line of sight from a first floor habitable room in combination with 25 degree elevational line from the ground floor habitable room can be confirmed.  In addition the design means that the first floor, north east flank wall of the proposed bedroom will be 3m from the shared boundary and will reduce the sense of enclosure.

As stated in the proposal section above, the other, south west neighbour, No34, is set 4.2m away but although the two storey element would be close by a footpath to the side helps to increase the separation from the two storey extension. 

Aspect.
The rear gardens of properties on this side of Stockton Road have a southerly aspect.

Landing and WC first floor side windows.
To safeguard amenity a condition to obscure glaze and install non opening to 1.7m condition will be apply to any permission.

[bookmark: _GoBack]Conclusion.
It is considered that the proposal would accord with established design guidance, and not unduly damage the residential amenity enjoyed by adjacent neighbours in terms of mass, bulk, shadowing, sense of enclosure or loss of privacy. The windows that directly overlook are obscure glazed where a condition will be added. 
     

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. D1245-03a Location plan
Drawing no. D1245-01 Site and location plans
Drawing no. D1245-02 Existing plans and elevations
Drawing no. D1245-04a Proposed site and location plans
Drawing no. D1245-05b Proposed plans and elevations
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Reason: for the avoidance of doubt and in the interests of proper planning.
4. First floor, WC and extended landing, windows to the northeast and southwest side elevations 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).


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. The determination of this planning application required no 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.




