DELEGATED APPLICATION REPORT 				Target Date:	16/12/15			
Application No: 151828/HOU 					
Address: 44 Goldsmid Road
Proposal: Single storey rear extension
Case officer: Heather Banks

Site Description and Surrounding Area:     
The application site is a two storey, mid-terrace, 1930s residential property with a small walled front garden. It is located within the Russell Street/Castle Hill Conservation area. 

The property currently has a glazed back door and window to the kitchen and full length windows to the dining area at the rear of the property. The rear garden is enclosed by a low masonry wall. The adjacent property to the north (No.42 Goldsmid Road) has an existing rear conservatory some 3.5m deep. The surrounding area is predominantly made up of residential properties of mixed characters.

Proposal:    
The application is for a single storey rear extension. The application is a resubmission of 12-01473-FUL, which was granted planning permission by RBC on 26/11/2012, but was never built.

The proposed extension will be 3.2m wide and 4.5m wide with a flat roof. The proposal will run along the boundary with no.42 Goldsmid Road, extending 1m further from the rear of the property than the extension at no.42 which also runs along the boundary line of the two properties. The extension will be set 1.8m away from the boundary with no. 46 Goldsmid Road. A new timber fence of 1.95m will be erected on this boundary to afford more privacy.

The extension will have a rendered finish applied to its elevations. The applicant states the extension is to be modern in appearance reflecting modern construction materials and techniques.

Plans Considered:
The applicant submitted the following drawings:
Drawing no: 44GR/200 – Existing floor plans and elevations. Received 14/10/15
Drawing no: 44GR/201 – Proposed floor plans and elevations. Received 21/10/15

Relevant Planning History:
12-01473-FUL – Single storey rear extension. Permitted 26/11/2012
04-01549-FUL - Two rear facing dormer windows, three forward facing conservation velux windows and a ground floor rear extension. 
Permitted 03/03/2005

Consultation Responses:
Properties at no. 42 and 46 Goldsmid Road and all flats at Beaconsfield House, Prospect Street were consulted. One objection was received.
Issues raised by objection:
Loss of daylight to living room window at rear of no. 46 Goldsmid Road

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)
CS33 (Protection and Enhancement of the Historic Environment)

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)

Russell Street/Castle Hill Conservation Area Appraisal 

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; 
Although the applicant is not proposing to match the materials of the extension with the existing house, it is felt that the materials proposed would be different enough to be perceived to compliment the original dwelling rather than jar with it. It is considered that the rear extension would be a subservient addition to the existing dwelling that would not detract from its overall design and appearance.  The development would preserve the special character of the conservation area.
  
· 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; 
Despite the concerns raised in the objection received it is not felt that the extension would significantly reduce the amount of daylight and sunlight enjoyed by neighbouring properties. The extension would abut the common boundary and side of the existing rear conservatory at No.42 Goldsmid Road, extending only 1m further into the garden than the extension at No. 42, and so would not significantly reduce the amount of daylight enjoyed by that property. Due to the orientation of the properties and the 1.8m gap proposed between the extension and the boundary with No. 46, it is felt that the daylight enjoyed by this property would also not be significantly reduced.
· invade the privacy of neighbouring properties through overlooking from windows or balconies; 
With regard to the proposed side facing patio doors it is considered that the 1.8m distance retained to the side boundary with No.46 and the existing and proposed boundary treatment would be adequately maintain the privacy of the rear of No. 46.

· 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.

It is also considered that the proposal would be in line with policies CS7 and CS33.

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;
With regard to the proposed side facing patio doors it is considered that the 1.8m distance retained to the side boundary with No.46 and the existing and proposed boundary treatment would be adequately maintain the privacy of the rear of No. 46.


· Access to sunlight and daylight;
Due to the orientation of the properties, the presence of an existing rear extension at No. 42 and the 1.8m gap maintained between the proposed extension and the boundary with No. 46 is it not considered that the extension would significantly reduce the amount of daylight and sunlight enjoyed by neighbouring properties.

· Visual dominance and overbearing effects of a development; 
Due to the presence of an existing rear extension at No. 42 and the 1.8m gap maintained between the proposed extension and the boundary with No. 46 is it not considered that the extension would appear visually dominant or overbearing to the neighbouring properties.

· Noise and disturbance;
No.
· Artificial lighting;
No.
· Vibration;
No.
· Dust and fumes;
No.
· Smell;
No.
· Crime and safety; 
No.
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Grant

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 permission relates only to the following plans and drawings: 
Drawing no: 44GR/200 – Existing floor plans and elevations. Received 14/10/15
Drawing no: 44GR/201 – Proposed floor plans and elevations. Received 21/10/15

Reason: To clarify which plans have been approved.




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 and issuing the decision within the eight week time period.   

