DELEGATED APPLICATION REPORT - Application No: 160570/HOU

Address: 95 Swallows Croft, Reading.

Proposal: Ground floor rear extension.

Case officer: John Gregory

Site Description and Surrounding Area: The application relates to a two storey terraced residential property within the cul-de-sac of Swallows Croft, Coley Park, Reading. The area characterised by a network of modern tightly packed streets and terraced houses.  

Proposal: The application seeks planning permission for a single storey rear extension, full width at 4.9m x 3m depth, designed to extend the existing dining room and creating a full width kitchen behind. The existing gravel/terrace area to be moved 3m rearwards to be also full width and 2.4m deep. 

Mono pitched roof to maximum of 3.35m and eaves at 2.45m. Two Velux windows in new extension roof.

A slight slope upward of garden occurs from the back of the dwelling to the rear boundary requiring a small amount of earthwork to accommodate the new terrace and the removal of two slow growing conifer trees. 

Plans Considered:

Drawing no. Location plan
Drawing no. Block plan
Drawing no. AZ-1876-D001 Existing ground floor plan
Drawing no. AZ-1876-D002 Existing First floor plan
Drawing no. AZ-1876-D003 Existing elevations
Drawing no. AZ-1876-D004 Existing Section
Drawing no. AZ-1876-D005 Proposed ground floor plan
Drawing no. AZ-1876-D006 Proposed first floor/roof plan  
Drawing no. AZ-1876-D007 Proposed side elevation
Drawing no. AZ-1876-D008 Proposed section

Received on 30th March 2016

Relevant Planning History:
The permitted development rights were removed with the construction of the Swallows Croft estate application, condition 6 of 98/01135/REM (980931).   

Consultation Responses:

Transport – No objection.

Notification letters were sent to no. 93 & 97 Swallows Croft.

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
· 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
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

RECOMMENDATION:

GRANT
[bookmark: _GoBack]
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. Location plan
Drawing no. Block plan
Drawing no. AZ-1876-D001 Existing ground floor plan
Drawing no. AZ-1876-D002 Existing First floor plan
Drawing no. AZ-1876-D003 Existing elevations
Drawing no. AZ-1876-D004 Existing Section
Drawing no. AZ-1876-D005 Proposed ground floor plan
Drawing no. AZ-1876-D006 Proposed first floor/roof plan  
Drawing no. AZ-1876-D007 Proposed side elevation
Drawing no. AZ-1876-D008 Proposed section

Received on 30th March 2016

Reason: for the avoidance of doubt and in the interests of proper planning.


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.




