DELEGATED APPLICATION REPORT - Application No: 151425HOU
Address: 15 Shepherds Lane.

Case officer: John Gregory

Proposal: Alterations & extension to Chalet Style Bungalow consisting of:- Removal of Rear conservatory & conservatory style Front Porch & replacement with Rear extension to form open plan Kitchen/Dining/Family on the ground floor & additional bedroom on the First floor. Renovation & updating of existing dormer & reforming of front gable over existing bay windows.

Site Description and Surrounding Area: The application relates to a detached chalet bungalow on the south side of Shepherds Lane, Caversham Heights. The pitched roof orientated front to rear with a long dormer on the east side roofslope. The majority of properties, (namely No13, No17, No19 and No21) along the south side of Shepherds Lane possess east facing roofslope dormers.  

Proposal: The application seeks planning permission to extend the existing pitched roof both forward and to the rear increasing the overall length to 13.6m from a 6.8m. Consequently a further 6.8m, 4m rearwards and 2.8m to the front. The proposed ridge height of 5.9m remains the same. 

The extension of the roof at the front of the property removes the existing barn hip to present a gable end to the street and enclosing the two existing bay windows. The conservatory style front porch to be removed leaving the two front bays and open porch threshold overhung by the boarded gable at first floor.

Rear ground floor kitchen.
Viewed from the rear the existing rear elevation comprises a left hand side conservatory and abutted kitchen extension on the right. Demolition of the conservatory will allow a full width, kitchen to match its footprint. The existing kitchen to the right will extend 0.9m to continuous rear wall defined by the conservatory. 

Velux Windows.
Three west facing roofslope velux are proposed adjacent to No 17 Shepherds Lane give light to the new kitchen.

Roof and dormer.
The 4m gabled rear roof extension provides a second bedroom and associated En Suite to the property. The extension at the front provides an inset window above the open porch.  

Dormers
A 12.1m long east side roofslope dormer will contain three equi spaced windows. Two provide light to En suites and third landing.

Plans Considered:
Location Plan
Drawing no. R.15.05.EX01 – Existing Plans & Elevations
Drawing no. R.15.05.PL01 – Proposed Plans & Elevations
Received on 10th August 2015

Relevant Planning History:

992027 (99/01117/FUL) Single Storey Rear Extension incorporating Conservatory, Front Porch and Loft Conversion with Dormer Windows. (refusal)

991347 (00/00323/FUL) Single storey rear extension, loft conversion with dormer window and front porch. (granted approval)

011412 (01/01049/FUL) Single storey rear extension and loft conversion. ( granted approval)

Consultation Responses:

Notification letters were sent to 
No 13 and No 17 Shepherds Lane.
No 45 and No 47 Silverthorne Drive.

Support letters received.

Objections
45 Silverthorne Drive, Caversham.
Objected that the extension will be closer to No45 Silverthorn Drive.

In addition the window at the rear will be much larger and nearer than existing. 

Inhibit privacy of garden, living room and kitchen.

No 17 Shepherds Lane, Caversham.
The occupants of No 17 Shepherds lane asked to see the drawings at the time of the site visit. Comment and concern were made over loss of outlook and light from their existing side kitchen window as a result of the construction of the conservatory at No15. This had occurred with application 99/01117/FUL. 

A brick extension replacing a whitewashed glass conservatory with application 151425/HOU, would further reducing light and outlook from this window.

[bookmark: _GoBack]No written objection has been received from the occupants of No 17 Shepherds Lane. The Ward Councillor has written expression concerns on behalf of the occupiers of number 17. 

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

Reply to objection.
The new rear gable end at first floor level covering the existing conservatory will approximate a similar roofline and position at the westerly No19 Shepherds Lane.

Policy DM4 Safeguarding Amenity of the adopted Reading Borough council local Development framework 2015 states:- 

“The position of habitable rooms, windows and outdoor living spaces will be particularly important. A back to back distance of 20 metres between dwellings is usually appropriate, although the circumstances in individual sites may enable dwellings to be closer without a detrimental effect on privacy”.

The garden and property of No45 Silverthorne Drive lies directly to the south on the application site.

Taking measurement, from 1:1250 scale maps and the submitted application location plan. The distance between the rear of No 45 Silverthorne Drive and the proposed extension at No15 Shepherds Lane is 44m. 

No15 Shepherds Lane has a rear garden of 22m length. 

Consequently, from this proposal there is considered to be no loss of residential amenity to the occupiers of No45 Silverthorne Drive. 

Report

Following from the application history, building on the site had not reflected the drawing approved under the various permissions.

It was not until application 01/01049/FUL that permission granted under 00/00323/FUL were regularised. 

Issues stated were :-
01/01049/FUL considered that the “dormers in the proposal are similar in design, location and massing to dormers that have been erected on the majority of properties in Shepherds Lane. It is therefore considered that the design in acceptable in the street scene and little impact in terms of loss of sight, daylight to the main windows on the neighbouring properties. Slight alterations to the roof are not considered detrimental”.

“dormers on Shepherds Road only occur on each east elevation roofslope facing a neighbour roof pitches. Typically windows in each are obscure glazed and serve bathroom, shower and landings”. 

Current application 151425/HOU
The current proposal seeks to extend the pitched roof both forward and to the rear, creating square gables at either end. The existing ridge to extend 4m rearwards and 2.7m forward. Consequently creating a ridge of 13.6m at the same height of 5.9m. 

Mass, bulk, Loss of light, Shadowing and Sense of Enclosure. 
In a chalet bungalow context presenting each neighbour with a larger extent of pitched roof at above 2.4m is not considered detrimental to neighbours in terms of loss of light, outlook, privacy and outlook given the north south orientation of the plots along Shepherds Lane.

Dormer.
The three proposed east facing former windows, typical of other Shepherds Lane properties, serve a bathroom, shower and stair well and are consequently not considered to not to be detrimental in terms of overlooking or loss of privacy. 
Although obscure glazing has not been stated within the application a condition imposing obscure glazing can be imposed to both the bathroom and shower room windows. No objection has been made by the owner on No13 Shepherds Lane. 

Kitchen extension.
The existing kitchen would extend 0.9m further to the rear to meet and incorporate the footprint of the conservatory. 

Kitchen windows.
There is a compromise to be determined here.
The new enlarged 1.9m wide flank east facing kitchen window, despite its overlap with the extent of the neighbour existing conservatory is considered not to be detrimental in terms of loss of privacy to the occupiers of No 13 Shepherds Lane given adequate boundary treatment.  This is mitigated by the removal of two other east facing flank windows. 

Consequently it is considered that the proposal would not prove detrimental in terms of increased mass, bulk, overshadowing, loss of outlook, or privacy to occupiers of neighbouring properties.


Conditionally approve.  
   
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;  NO
· 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; NO
Whilst the proposal would project beyond the rear of the adjoined property and be located directly on the boundary between the properties the extension would not breach a 45 degree line from the centre of the closest rear door/windows of this property such that no adverse loss of light is considered to result. Projecting a modest 1.3m beyond the rear of the adjoined property it is not considered that the proposal would appear unduly overbearing. 
The extension will have some effect on the side facing kitchen window of number 17, although it is relevant to note that the existing conservatory at number 15 already encloses the side window to a significant extent. Kitchens are not normally considered ‘habitable rooms’. Another consideration is that the existing conservatory that has been built at number 17 artificially increases reliance on the side window for light and it is not considered reasonable to restrict the ability of no. 15 to extend because of this.
· invade the privacy of neighbouring properties through overlooking from windows or balconies; NO
· 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
Whilst visible from the street-scene on this corner plot it is considered that the proposal would integrate satisfactorily with the host dwelling and not result in any adverse harm to the visual amenities of the surrounding area.

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; NO
· Access to sunlight and daylight; NO
· Visual dominance and overbearing effects of a development; NO
· Noise and disturbance; NO
· Artificial lighting; NO
· Vibration; NO
· Dust and fume; NO
· Smell; NO

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).
