DELEGATED APPLICATION REPORT

APPLICATION NUMBER: 152025/FUL
ADDRESS: 536 Oxford Road
THE PROPOSAL

Three storey rear extension and alteration to dormer windows together with associated external works.
SITE DESCRIPTION AND SURROUNDING AREA

The site comprises a terraced building in use as two dwellings.  The surrounding area is predominantly residential.
RELEVANT SITE HISTORY

None.
RESPONSE TO CONSULTATIONS

The application was assessed at an Applications Steering Group meeting. It was agreed at this meeting that, subject to resolving the impact on the neighbour, the proposal will be acceptable.
The Environmental Protection Team, and Transport Strategy Section, have no objection to this application.
RESPONSE TO PUBLICITY

No representations were received.
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:

National Planning Policy Framework 

Part 6 – Delivering a wide choice of high quality homes

Part 7 – Requiring good design
Planning Practice Guidance

· Design
Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)
Sites and Detailed Policies Document (2012)
SD1 (Presumption in Favour of Sustainable Development)

DM4 (Safeguarding Amenity) 
DM9 (House Extensions and Ancillary Accommodation)
SPG/SPD
· A Design Guide to House Extensions (Supplementary Planning Guidance).

APPRAISAL

The building comprises a one bedroom flat at basement level and a 3 bedroom dwelling, arranged over 3 floors, above.  The application seeks permission for a three storey 4 metre rear extension (basement, ground and first floor level) following the demolition of an existing two storey extension.   The proposal will not increase the number of bedrooms in either dwelling, but will instead result in a re-arrangement of room types.  
Planning permission has been granted for the erection of a three storey extension at 534 Oxford Road.  Works to implement this permission appear to have been undertaken, and the agent has confirmed it is the intention to complete this development.  The proposed extension will extend no further than this structure, and so will not have a detrimental impact on the occupants of number 534.
Officers were concerned that the plans as originally submitted would have had a detrimental impact on the light within rooms in 538 Oxford Road.  Amended plans have been submitted which indicate that the closest wall will be chamfered.  This is considered sufficient to ensure that the proposal will not have a detrimental impact on number 538.

In terms of its visual impact the proposed extension will largely match the appearance and proportions of the approved extensions at 534 and 532 Oxford Road.  The roof eaves will oversail the chamfered wall.  Whilst this is a somewhat unusual solution, it is not considered to be jarring or discordant.  The enlargement of the dormer windows is considered to be acceptable. The visual impact of the proposal is therefore considered to be appropriate.
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.

RECOMMENDATION

Grant.
Case Officer: Ben Pratley

