DELEGATED APPLICATION REPORT - Application No: 152101/HOU

Address: 12 Alandale Close, Whitley Wood, Reading

Proposal: Proposed single storey rear extension following demolition of existing detached rear garage

Case officer: John Gregory

Site Description and Surrounding Area: The application relates to a two storey semi-detached residential property located at the end of the car turning circle of the cul-de-sac of Alandale Close, Whitley Wood, Reading. The area characterised by a mix of two storey semi-detached and blocks of four terraced properties within and around a series of local cul-de-sac’s. 

Proposal: The application seeks planning permission for a part single storey part two storey side and rear extension following the demolition of a single garage and single storey linked extension. Alterations to the front garden to provide porous paving slab/brick surface and soak away for the parking of at least three cars. 

Revised plans No1. (10/12/2015)
Revised plans during the assessment of this application detailed the addition of a porch further forward than the building line 1.5m deep x 3.5m long. A mono pitch roof wrapping around the front of the building. 

Revised plans No2. (27.01.2016)
Following consultation it was considered that an amendment to the scheme was required. To square the extension to reflect the existing dwelling and not follow the boundary line, a redesign was required. 

Revised plans staggered the side extension while removing the front projection of the ground floor adjacent to the new proposed porch. 

Also a mono pitched roof will face Alandale Close above the cut back single storey front element to the proposal. 

Pitch to 3,2m above the single storey side element. Subservient hipped pitched roof above the two storey rear extension. Ridge to a height of 6.45m. 
 

Plans Considered:
Drawing no. PL-01 Revision P3 Location plan
Drawing no. PL-02 Revision P3 Block Plan 
Drawing no. EX-01 Revision P1 Existing floorplans
Drawing no. EX-02 Revision P1 Existing elevation
Drawing no. PL-04 Revision P3 Proposed elevations
Drawing no. PL-03 Revision P4 Proposed floorplans

Received on 24 November 2015 and 27th January 2016

Relevant Planning History:

060242 (06-01154-FUL) Demolition of existing temporary buildings and erection of single storey side and front extensions. (permitted 21/11/2006)

Consultation Responses:

Ecology – No objection

Transport – No Objection – parking to remain the same despite the loss of the garage. Same occurs from the second revised drawings received 27.01.2016. Retain parking space condition to be added.

Notification letters were sent to no. 

No11, No13, No10 and No15 Alandale Close and No543 No541 Northumberland Avenue. 

A local resident did not object but raised concern over the boundary fence and access to light of side facing solar panels.

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 with this application are whether the proposal would unacceptably damage the residential amenity of adjacent neighbours and the locality in general in terms of design, mass, bulk, enclosure, shadowing and loss of privacy.
On 27th January 2016 revised drawings were received altered the proposal as described above.

Amenity.
It is considered that within neighbourhoods the design of a street and townscape more generally is maintained when an extension reflects the existing dwelling as opposed to the plot boundaries. How the building and additions are presented to the street come from this principal and are considered important in this instance.

An amended scheme was requested for No12 Alandale Close to reflect this within the triangular site. Presented to the most effected and closest neighbour  No11 Alandale the amendment would involve the removal of the existing attached single garage and addition of a part single part two storey side extension, staggered and square to the host property. It is considered that due to the orientation of the extension and No11 Alandale Close with the application site the mass, bulk, shadowing and sense of enclosure are minimal.   

The extension will touch the common boundary but has a staggered design and would be single storey where a single garage once existed. 

The combination of the removal of a single storey front extension adjacent to the porch and shorter mono pitched roof above lessons the impact to the street.

The single storey rear extension matched in height and length, and blends in, to a single storey extension at the northern neighbour No13.

The presence of a bathroom/En Suite at ground and first warrants an ancillary condition to be imposed.

Conclusion.
Overall the proposal would not raise objection in terms of Amenity issues raised in the introduction here.
      

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 this 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. PL-01 Revision P3 Location plan
Drawing no. PL-02 Revision P3 Block Plan 
Drawing no. EX-01 Revision P1 Existing floorplans
Drawing no. EX-02 Revision P1 Existing elevation
Drawing no. PL-04 Revision P3 Proposed elevations
Drawing no. PL-03 Revision P4 Proposed floorplans

Received on 24 November 2015 and 27th January 2016

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

4. The extension hereby permitted shall not be occupied at any time other
than for purposes ancillary to the residential use of the dwelling
known as 12 Alandale Close, Reading RG2 8JP.

Reason: It is considered that the site is inappropriate for an
independent unit of accommodation in addition to the main dwelling and
such development would be detrimental to the amenities of the area in
accordance with Policy DM9 of the Sites and Detailed Policies Document 2012.

5. The vehicle parking space should be provided in accordance with the approved plan. The space shall thereafter be kept available for parking at all times.
Reason: To ensure that the development is provided with adequate parking facilities in order to reduce the likelihood of roadside parking which could be a danger to other road users in accordance with Core Strategy Policy CS24 and Sites and Detailed Polices document Policy DM12.
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. [bookmark: _GoBack]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.

