DELEGATED APPLICATION REPORT 			Target Date: 07/10/2015

Application No: 151536/HPA 					
Address: 19 St Georges Road, Reading
Proposal: Single storey rear extension
Case 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 semi-detached 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The application site is not within a Conservation Area nor have PD rights been withdrawn or restricted by way of a direction made under Article 4 or condition attached to an express planning permission.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 4.5m,
- Have a maximum height of 4m (the submitted application form states 4.1m but this has been amended by the agent and shown on Drawing No: 2648/14 – Extension Elevations, received 5th October 2015),
- Have an eaves height of 2.8m.

The proposed has two roof lights, a high level side window and double doors to the rear.

PLANS SUBMITTED

Drawing No: 2648/01 – Location Plan, received on 27th August 2015
Drawing No: 2648/14 – Extension Elevations, received on 5th October 2015

PLANNING HISTORY

151487/FUL - Conversion of dwellinghouse into 2 residential units and single storey extension to the rear.  Pending consideration.
99/00613/FUL (Civica Ref: 991421) - Two storey/single storey rear extension.  Permitted 11/10/1999.

NOTIFICATION

In accordance with the relevant provision of the GPDO 2015 Order, the LPA notified on 7th September 2015 the adjoining owners and occupiers of the proposed extension at 17 and 21 St Georges Road and 20, 22 and 24 Beecham Road providing a period of 21-days for representations to be made. The 21 day consultation period expired on 5th October 2015 (this date has been extended as one neighbour was not initially consulted).  

One letter of objection has been received from the neighbouring property at 21 St Georges Road in respect of:

1. The size of the extension would block sunlight to their property
2. The proposal would overlook their property.

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 premises. 

A site visit was undertaken on 21st September 2015 by the planning officer.




Impact on amenity of neighbours

19 St Georges Road is a two storey semi-detached property.  There are no existing extensions at the property although there was a brick outbuilding approximately 2.5m from the rear of the property along the boundary with the adjoining property at 17 St Georges Road which has been demolished.  

The adjoining property at 17 St Georges Road also has a similar outbuilding located along the boundary and there is a gap of approximately 2.5m between the rear elevation of this property and the outbuilding.  No. 17 is a mirror of 19 St Georges Road and has a ground floor rear window and door close to the boundary.  This window and door is to the kitchen at 19 St Georges Road and it is assumed the window and door at 17 St Georges Road are to the kitchen.

The proposed extension is 0.6m from the boundary with this neighbouring property and will extend 4.5m in depth.  As there is an existing outbuilding approximately 2.5m from the rear elevation of this neighbouring property the proposed depth of the extension is not considered visually dominant or overbearing as 2m of the proposal will be screened by the existing outbuilding.  There may be some loss of light during the late afternoon to the window and door closest to the boundary but this room is not a habitable room and the single storey nature of the proposal means the proposal is not considered to significantly impact the residents of this neighbouring property in terms of loss of light. 

21 St Georges Road is the opposite neighbouring property and is a two storey end of terrace property with a two storey flat roof rear gable.  21 St Georges Road is at a higher level than the application site.  There is a 2m gap between the side elevation of 19 St Georges Road and the side elevation of 21 St Georges Road.  This neighbouring property has a staggered side elevation. The rear elevation to the side of the gable is level with the rear elevation of the application property and the rear gable extends 5m in depth.  The rear gable is approximately 3m from the boundary with 19 St Georges Road and 4m from the side of the proposed rear extension.

21 St Georges Road has ground and first floor rear facing windows and two ground floor side windows and one first floor side window to the gable.  The proposed extension is flush with the side elevation of the application property and given there is a distance of 4m between the side elevation of the proposed extension and the side gable at 21 St Georges Road the proposal is not considered visually dominant or overbearing.  The orientation of the properties also means there will not be any loss of light to this neighbouring property.  A high level window is proposed facing 21 St Georges Road which will restrict views towards this property and it is not considered that there would be any loss of privacy to No.21.  A door and side window is proposed to the existing side elevation of the property which would be permitted development although this is cannot be considered under this prior approval application.  

[bookmark: _GoBack]Taking the above into consideration that proposed extension is not considered visually dominant or overbearing and would not cause a significant detrimental impact to the living environment of the neighbouring properties in terms of loss of privacy and loss of light.

Equalities Impact
In determining this application, the Local Planning Authority has had regard to its obligations under the Equality Act 2010.  The key equalities protected characteristics include age, disability, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, gender, and sexual orientation.

In terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

Discussions with applicant
Officers have worked positively and proactively to consider this proposal within the prescribed timetable.

RECOMMENDATION

GRANT prior approval with informatives

The proposed rear extension is not considered to impact on the amenity of adjoining properties and Prior Approval is therefore granted under Class A, Part 1, of Schedule 2 to the Town and Country Planning (General Permitted Development) (England) Order 2015 (“the 2015 Order”)

Consideration was given to the following information received by the Local Planning Authority:

Drawing No: 2648/01 – Location Plan, received on 27th August 2015
Drawing No: 2648/14 – Extension Elevations, received on 5th October 2015


Additional informative:

The applicant is advised that the development authorised by this prior approval notification can only be carried out whilst the use of the property remains as a single dwellinghouse.
		
