DELEGATED APPLICATION REPORT - Application No: 160374/HOU

Address: 96 Amity Road, Reading

Proposal: Alteration to the existing cat slide roof by raising it with a flat roof design to allow more headroom in the existing bathroom and single storey rear extension.
Case officer: John Gregory

Site Description and Surrounding Area: The application relates to a two storey terraced residential property of the east side of Amity Road, New Town, Reading. The area is characterised by terraced properties of a similar design and date. Terraced properties on this side of Amity Road stretching from No96 northwards all possess original two storey, cat slide roofed, linked rear extensions.  Some appear to have roofs raised as currently proposed.

Proposal: The intention is to change the roof design from a cat slide to a flat roof and to build a rear extension at 1.6m wide x 3m deep.  First floor rear wall to go from 0.8m high to 2m and has been designed to be windowless.

First floor side window.
The extended bathroom would incorporate a 1m wide x 1.1m tall window. No windows are proposed for the rear elevation.

Single Storey Rear extension.
Under permitted development rights the applicant has part retrospectively constructed a 3m deep x 2.77m high single storey mono pitched roofed side extension. This proposed extension will infill the gap between the existing two storey rear extension and the neighbour’s party wall at No94. This will provide an extended kitchen to the property.

Plans Considered:

Drawing no. Location Plan
Drawing no. “A” Block plan
Drawing no. “B” Existing rear elevation
Drawing no. “C” Proposed rear elevation
Drawing no. “D” Existing south facing elevation
Drawing no. “E” Proposed south facing elevation
Drawing no. “F” Existing ground floor plans
Drawing no. “G” Existing first floor plan
Drawing no. “H” Proposed ground floor plan
Drawing no. “I” Proposed first floor plan 
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Relevant Planning History:
None.

Consultation Responses:
None non-statutory.

Notification letters were sent to no. No98 and No94 Amity Road. No61 Cholmeley Road.

Objection No1
· Blocking light to the bathroom Velux window.
· Poor design.
· Loss of privacy during construction.
· Deny access during construction.
· Concern over a single skin brickwork and flashing to be used in construction lifting of slates and the consequences for a 4 inch thick bathroom wall.

Objection No2
· Issues not related to this application but other development being conducted at No96.
· Party wall concerns.
· No objection to current scheme. 

Site visits.
Two conducted 01/04/2016 and 29/04/2016 to discuss with No94, No96 and No98 Amity 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
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 is whether the change to the roof design and the single storey rear extension would be detrimental to residential amenity in terms of design, mass, bulk, enclosure and loss of privacy.

The new extension at 3m long and at a height of 2.77m  falls within Permitted Development as outlined in the GPDO (2015).  The proposed extension would abut the side wall of a similar rear extension at no.94.  The concerns raised by this neighbour are to do with Party Wall matters.  

The change to the roof design while being different to the neighbouring properties in appearance is not so incongruous in the context (no.94 has a standard eaves and roof height) and if well executed should appear acceptable. It might help if slate was used to finish the rear elevation. 

An obscure glazing condition and non-opening above 1.7m will be imposed on the first floor, side facing bathroom window.  Otherwise there is little scope for privacy to be lost as a result of the change in roof design.  The concerns for what happens during construction are understandable but should be covered by the Party Wall Act and informatives can give advice on this. 

Conclusion.
The proposal would not be detrimental to residential amenity and should appear acceptable in its context. 


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.

[bookmark: _GoBack]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. “A” Block plan
Drawing no. “B” Existing rear elevation
Drawing no. “C” Proposed rear elevation
Drawing no. “D” Existing south facing elevation
Drawing no. “E” Proposed south facing elevation
Drawing no. “F” Existing ground floor plans
Drawing no. “G” Existing first floor plan
Drawing no. “H” Proposed ground floor plan
Drawing no. “I” Proposed first floor plan 
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Reason: for the avoidance of doubt and in the interests of proper planning.
4. The first floor south facing, side elevation bathroom window hereby permitted shall be obscure glazed and non-opening up to 1.7m in height 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:

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.

4. 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 certificate does not confer any right of access onto land that is not under the developer's control.  You are reminded of the requirements of the Party Wall Act.







