DELEGATED APPLICATION REPORT

Target Date: 02/06/2016
Application number: 160759/HPA
Address: 247 Northumberland Avenue, Reading
Planning Officer: Claire Ringwood

INTRODUCTION

Under Class A, Part 1, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) Order 2015 (“the 2015 Order”) the following is allowed:

A single storey extension, beyond the rear wall of a terrace house, between 3m and 6m in depth, and up to 4m in height

provided the development is not excluded by virtue of the criteria in Paragraph A.1 of the 2015 Order. 

The application site is not within a Conservation Area nor have PD rights been withdrawn or restricted by way of a direction made under Article 4 or condition attached to an express planning permission.  

PROPOSAL

The proposal falls to be considered under Paragraph A.1 (g) and accordingly Condition A4 applies.

The agent has provided information on the proposed rear extension.  The extension would:

- Extend beyond the rear wall of the original dwelling by 6m.    

- Have a maximum height of 3m,

- Have an eaves height of 2.85m.

SITE DESCRIPTION AND SURORUNDING AREA 
The property is a two storey mid-terrace property within a row of four properties.  The neighbouring property at 245 Northumberland Avenue has a single storey flat roof rear extension measuring approximately 3.5m in depth.  The neighbouring property at 249 Northumberland Avenue has no rear extensions.  The surrounding area is predominantly residential with a community and youth centre opposite.
PLANS SUBMITTED

The agent submitted the following plans, received by the Local Planning Authority on 22nd April 2016:

Drawing No: PL-01 Rev P1 – Location Plan
Drawing No: PL-02 Rev P1 – Block Plan
RELEVANT SITE HISTORY 
None.
NOTIFICATION

In accordance with the relevant provision of the GPDO 2015 Order, the LPA notified on 29th April 2016 the adjoining owners and occupiers at 245 and 249 Northumberland Avenue and 13 Ashburton Road of the proposed extension providing a period of 21-days for representations to be made. The 21 day consultation period expired on 20th May 2016.  One letter of representation has been received with regards to the following:
1. The proposal would be overbearing.
2. The proposal close to the boundary will not allow access to the side of the neighbouring extension for repairs and maintenance.  Officer Note: this is a civil matter that would need to be addressed between neighbours and officers are only able to consider the impact of the proposed development on the amenity of adjoining properties.
3. Construction issues with being so close to the boundary.  Officer Note: this would be for the applicant to address.
POLICIES
Legal and Planning Policy Context
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'.

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

Sites and Detailed Policies Document (2012)
SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)
Appraisal 
The proposed development has been assessed under Class A, Part 1, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) Order 2015.  In accordance with this legislation neighbours have been consulted on this proposal and an objection has been received.  Prior approval of the Local Planning Authority is required as to the impact of the proposed development on the amenity of adjoining properties.

Impact on amenity of neighbours
247 Northumberland Avenue and its adjoining neighbours at 245 and 249 Northumberland Avenue are two storey terrace properties.  245 Northumberland Avenue has an existing single storey rear extension measuring approximately 3.5m in depth and 249 Northumberland Avenue does not have any rear extensions.  249 Northumberland Avenue has ground floor windows to the rear elevation close to the boundary with the application site.  

The proposal would extend close to the boundary with both neighbouring properties to a depth of 6m and would have a flat roof with a height of 3m.  

The proposal would extend approximately 2.5m deeper than the neighbouring extension at 245 Northumberland Avenue and would be similar in height.  This additional depth is not considered harmful to the living environment of the residents of this property in terms of loss of light, visual dominance or overbearing effects. 
The proposal is however considered harmful to the amenity of the occupants at 249 Northumberland Avenue.  Although the orientation of the properties is satisfactory the proposed depth of 6m close to the boundary with this neighbouring property is considered un-neighbouring.  249 Northumberland Avenue does not have any rear extensions and has a window to a habitable room close to the boundary.  The proposed depth of 6m is considered visually dominant and overbearing on the residents of this property and would be harmful to the outlook from the rear window and the garden area that would be adjacent to the proposal.  
It is considered that a single storey rear extension of 6m in depth, 3m in height and close to the boundary with 249 Northumberland Avenue would have an unacceptable overbearing and visually dominant effect on this neighbouring property and is contrary to Policy DM4 of the Sites and Detailed Policies Document. Therefore, the proposal is considered to result in considerable harm to the amenity of the occupants of 249 Northumberland Avenue and for this reason it is recommended that prior approval for this proposal is refused.

RECOMMENDATION

Refuse prior approval
The proposed rear extension, by reason of its depth and proximity close to the side boundary with 249 Northumberland Avenue would have a significantly detrimental impact on the residential amenities of 249 Northumberland Avenue as a result of an overbearing and visually dominant appearance and effect on outlook.  The extension is contrary to Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document (adopted 2012). Prior Approval is therefore refused under Class A, Part 1, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) Order 2015.

Consideration was given to the following information received by the

Local Planning Authority on 22nd April 2016:

Drawing No: PL-01 Rev P1 – Location Plan

Drawing No: PL-02 Rev P1 – Block Plan

