DELEGATED APPLICATION REPORT - Application No: 160940/HOU

Address: 34 New Lane Hill, Reading

Proposal: Single storey rear extension with 2 no. glazed lanterns. Conversion of existing garage into habitable space and internal alterations.

Case officer: John Gregory

Site Description and Surrounding Area: The application relates to a two storey detached residential property on the northern side of New Lane Hill, Tilehurst, Reading. The area characterised by two storey detached properties. Each in this locality set back from the road by 23m, close to the junction with the cul-de-sac of Lingholm Close. Properties only found on the northern side of New Lane Hill with Calcot Park Golf Course lying directly to the south.     

Proposal: Two aspects.

Rear extension.
The application seeks planning permission for a single storey rear, full width, mono pitched rear extension following removal of a small lean-too. To be, flat roofed 3.2m to eaves x 3.4m deep x 11.3m. Two lanterns above the kitchen and dining area. Windowless flank walls and two rear facing windows and bifold door to rear elevation.

Conversion of existing garage.
The main change to be the front elevation garage door to be replaced by a window. Alterations would provide a study, utility, WC and hall for side door access to garden path. A new door and WC window to face flank wall of No32 New Lane Hill.    

Plans Considered:

Drawing no. 16-173 drg 003 (April 16) Site and location plan (received 19th May 2016)
Drawing no. 16-173 drg 001 (April 16) Existing floor and elevation plans (received 19th May 2016)
Drawing no. 16-173 drg 002 (April 16) Proposed floor and elevation plans (received 19th May 2016)

Received on 19th May 2016 

Relevant Planning History:
None.

Consultation Responses:

Transport – No objection

Arboriculture – Tree protection plan or conditions imposed to safeguard the three TPOed Maples at the frontage of the plot. 

A Pre commencement tree condition was suggested from Arboriculture before the above undertaking was received. A pre commencement condition will be added.
[bookmark: _GoBack]
Notification responses:
 
Notification letters were sent to No32 and No36 New Lane Hill, No12, No14 and No16 Mandeville Close.

Objection No1 (received 31/05/2016)
· Concerned over the reduction of day/sun light to the side window of the living room.

Concern No2 (received 17/06/2016)
· No Objection provided there is no loss of light.

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.
The determining factors associated with this application are whether the proposal would be detrimental in terms of residential amenity with reference to design, mass, bulk, shadowing, sense of enclosure or loss of privacy.

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

No loss or damage to the TPOed Maple  trees will occur following an undertaking by the Agent.

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

Residential Amenity, shadow, enclosure and loss of privacy.
Both neighbours have expressed, through notification responses, concern over the loss of residential amenity, increased shadow and loss of light to lounge side windows. 

The design of No34 and detached neighbours incorporate side windows to each living room.

However, the extension is slightly larger than considered to be permitted development. A depth of 3.4m as opposed to 3m under permitted and height of 3.15 as opposed to 2.5m under permitted. Principal lounge windows face forward and the addition of side windows is acknowledged but secondary to these. At No36 a degree of loss of light and increased shadow will occur but, outlook will not be affected. The owners of No36 can still expect to gain maximum benefit from the substantial principal bay window to their lounge.

· 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

Residential amenity issues are of greater concern for No36 (the western neighbour) than No32 (the eastern neighbour) and have been addressed above. 

In answer to concern/objection detailed above, from the owners of No32.

A gap of 2m exists between neighbours No32 and No34, the application site.

It is considered that the presence of mature conifers on the common boundary between these properties would largely shield and protect the garden and house from this development.

In the event of any conifer removal, eaves at a height of 3.1m and a flat roof would prevent excessive mass, bulk or sense of enclosure amenity issues for the owners and occupiers on No32. The flank wall to the proposed extension being set 1m back from the boundary and 3.4m in depth.  
 
· 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. 16-173 drg 003 (April 16) Site and location plan (received 19th May 2016)
Drawing no. 16-173 drg 001 (April 16) Existing floor and elevation plans (received 19th May 2016)
Drawing no. 16-173 drg 002 (April 16) Proposed floor and elevation plans (received 19th May 2016)

Received on 19th May 2016 

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

4. No development shall take place, including any works of demolition,
until a Tree Protection Plan, has been submitted and approved, showing the location and specification of tree protective measures for the 3 protected Maple trees in the front garden.

Reason: to ensure trees subject to Tree Preservation 28/01 are not harmed by activity relating to the approved development.
5. The roof areas of the extensions hereby permitted shall not be used as a balcony, roof garden or similar amenity area without the grant of further specific permission from the local planning authority.

Reason. To prevent overlooking and disturbance to neighbours, in the interests of residential amenity, in accordance with Policy DM4 of the Sites and Detailed Policies Document 2012 (altered 2015).

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.




