DELEGATED APPLICATION REPORT 				Target Date:	07/12/2015			
Application No:  151730/HOU					
Address: 65 Woodcote Road, Caversham
Proposal: Two storey side extension and single storey rear extension
Case officer: Heather Banks

Site Description and Surrounding Area:     
The application site is a semi-detached house, comprising brick at ground floor level, and half timbering at first floor level. It has a hipped roof, apart from a 2.7m wide 5.5m deep wing on the southern side of the house, which has a flat roof. Behind this wing there is also a small 2.4m wide, 1.5m deep single storey element with a mono-pitch roof sloping towards the flat roofed wing. To the rear of the property there is a glazed conservatory near the boundary with No. 67. The surrounding area is predominantly residential semi-detached and detached properties.

Proposal:    
The application is for a two storey side extension and single storey rear extension.

The construction of the two storey side extension will involve the demolition of the current flat roofed wing of the house and the garage. The two storey side extension will be stepped back by 0.5m from the existing front elevation of the house and will be 4.1m wide and 7.4m deep, making it flush with the existing rear elevation of the property. The roof of this extension will be hipped and stepped down from the ridge of the current roof by 0.25m. There will be a velux window in the roof of the extension on the side elevation. There will be one window at ground floor and one at first floor on the front elevation of the extension, which will match the existing windows in design. There will also be two windows at ground floor, one of which will be high level and two high level windows, fixed shut at first floor on the side elevation of the extension.

The construction of the single storey rear extension will involve the demolition of the existing conservatory. The single storey extension will extend the full width of the property, including the width of the proposed 2 storey extension. It will therefore be a total of 10.5m wide. It will be 4m deep, apart from in the central 5.25m where it will be 4.3m deep. It will have a hipped flat roof, with the eaves being at 2.3m high, and the flat roof at 3.5m high. There will be three roof lights on the flat roof and three velux windows on the rear elevation of the extension and one velux window on the side elevation of the roof facing towards No. 63 Woodcote Road. On the rear elevation of the extension there will be bi-fold doors in the centre and two windows; one located either side of the bi-fold doors. There will also be a window and a glazed door in the side elevation of the extension facing towards No. 63 Woodcote Road.

The construction of the proposed extensions will require the removal of one tree, a common laurel. It is not protected by a TPO and is of medium size.

The materials of both extensions will be to match those of the existing building.



Plans Considered:
The agent submitted the following drawings, received on 29th September 2015.
Block Plan
Site Location Plan
Drawing No. AAN.15.543.1 Rev.A – Existing plans, sections and front elevation
Drawing No. AAN.15.543.2 – Existing elevations
And:
Drawing No. AAN.15.543.3 Rev.B – Proposed floor plans, sections and front elevation
Drawing No. AAN.15.543.4 Rev.B – Proposed elevations and section
Received on 26th October 2015

Bat Survey by Windrush Ecology Limited Ref W1812_rep_65 Woodcote Road, Caversham_27-11-15 , dated November 2015 
Received on 30th November 2015 

Relevant Planning History:
None at application site.

67 Woodcote Road - 131496/FUL - Two storey side extension. Approved 20/12/13.

Consultation Responses:
RBC Transport Strategy commented that whilst the proposals result in the loss of the garage, there are no transport grounds for objection as two parking spaces will be retained on the driveway at the front of the property which complies with the requirements within the Council’s adopted Parking Standards and Design SPD. There are no changes to the existing access arrangements.

The RBC ecologist requested that a bat survey be submitted with the application. The bat survey was received on 30th November. Having received the survey, the ecologist was satisfied with the report and had no objections to the proposal on ecological grounds.

The Reading Borough Council tree officer had no objections to the removal of the Common Laurel.

Properties at No. 63 and 67 Woodcote Road were consulted and no comments have been received.

Summary of discussions with applicant/agent:
The agent was advised on 14th October 2015 that, in the interests of preserving privacy and preventing overlooking, the first floor side elevation windows would need to be obscure glazed and fixed shut, and the ground floor bathroom window would need to be high level and obscure glazed. Amended drawings were submitted on 26th October 2015.

The agent was advised on 28th October that a preliminary bat survey was required. Due to the time it would take for the survey to be completed and the report submitted an extension of time for this application was agreed with the client and applicant. The target date was extended from 23rd November to the 7th December. The Bat survey was received on 30th November.

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   
The following local and national planning policy and guidance is relevant to this application:

Reading Borough Local Development Framework Core Strategy, 2008 (altered 2015)
CS7 Design and the Public Realm
CS36 Biodiversity and Geology
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 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; 
In terms of the two storey element it is felt that it actually fits better with the existing building than the current flat roofed gable. Also, the other house in this semi-detached pair, 67 Woodcote Road, already has a very similar side extension to that proposed (131496/FUL approved 20/12/13) and so this extension would bring back the symmetry to the pair.
In terms of the single storey element it is felt that although acknowledged to be fairly large, at a width of 10.5m and depth at 4m, the size of the property and garden (within the context of the site and surrounding area) are suitable to take such an extension.
  
· 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; 
One tree will be lost in the construction of the proposed works. It is a Common Laurel. The Reading Borough Council Tree Officer, felt that its removal would not have a significant negative impact on the biodiversity and visual character of the property and surrounding area. 

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; 
The two storey side extension will reduce the distance between the application property and its neighbour, 63 Woodcote Road, by half. However, this still leaves a gap of 4.5m. It is felt that this is a large enough gap to ensure that the light levels reaching the side windows at 63 Woodcote Rd would not be significantly reduced.
The single storey element runs directly along the boundary with No. 67, and this will have some impact on the ground floor window close to this boundary. However, the depth of the extension does not exceed 4m, which complies with the recommendations in Reading Borough Councils SPG Design Guide to House Extensions. Also the effects of the extension are not likely to be much greater than the existing conservatory at the application site. The conservatory presents a 3m long brick wall, approximately 2.3m high to the neighbouring property. The proposed extension will present a façade of the same height and will project into the rear garden by only 1m further than the conservatory.

· invade the privacy of neighbouring properties through overlooking from windows or balconies; 
No, not to an unacceptable extent. Although there are windows in the side elevations of No. 63 and the proposed extension it is not felt that there will be overlooking issues. 
The first floor side elevation windows will be high level, fixed and obscure glazed. On the ground floor the boundary treatment will provide a suitable level of privacy between properties. Also, the proposed ground floor bathroom will have a high level obscure glazed window as this room has a more sensitive use.

· 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. The windows on the first floor of the side elevation are high level, fixed shut and obscure glazed, specifically to avoid this issue. On the ground floor the boundary treatment will provide a suitable level of privacy between properties. Also, the proposed ground floor bathroom will have a high level obscure glazed window as this room has a more sensitive use.
· 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 fumes;
No
· Smell;
No
· Crime and safety; 
No

RECOMMENDATION:    

GRANT
The proposed development is not considered to 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: 
Block Plan
[bookmark: _GoBack]Drawing No. AAN.15.543.3 Rev.B – Proposed floor plans, sections and front elevation
Drawing No. AAN.15.543.4 Rev.B – Proposed elevations and section
Received on 26th October 2015

Reason: To clarify which plans have been approved.

4.	Windows to the south east facing first floor side elevation hereby permitted, shall be obscure glazed, fixed shut and high level, being located 1.7m 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).

5.	The ground floor wet room window on the south east facing side elevation hereby permitted, shall be obscure glazed and high level, being located 1.7m 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 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

e. The decision to grant planning permission follows the positive and proactive consideration of the issues raised by this planning application.   





