


DELEGATED APPLICATION REPORT 				Target Date:	 09/08/2018
Application No: 181049/HOU 					
Address: 44 Bramshaw Road, Reading 
Proposal: Single storey side and rear extension 
Case officer: Ethne Humphreys

Site Description and Surrounding Area:     
The application property is a two storey semi-detached dwelling located on the north side of Bramshaw Road, along the bend with Romsey Road. The site, at the pinch point end of Bramshaw Road and Romsey Road has a fairly large plot compared to other properties in the locality. The surrounding area is characterized by semi-detached and terraced houses.

The plans show a parking arrangement at the front of the site which has resulted in the loss of the front garden. The area is approximately 45m2. This has been constructed out of a porous material (20mm stones on top of aggregate on soil). Whilst greater than 5m2, as the area uses porous surfacing to allow water to drain through, this does not require planning permission. 

Proposal:    
This is an application for a single storey side and rear extension. It would project 3.3m from the rear elevation and the side element would have a width of 3.5m. It would have an overall height of 3.5m and the materials would match those of the main dwelling. 

Plans Considered:
Drawing No: Proposed Two Storey Extension (Combined Plans) PBC/2409
Received 14th June 2018 PBC/2409/2

Drawing No: Proposed Single Storey Extension
Received 8th August 2018

Relevant Planning History:
None.

Consultation Responses:
Highways: No objection subject to conditions and informatives. 

Neighbour letters were sent to No’s 1 and 3 Romsey Road and No 46 Bramshaw Road and a site notice was put up. One letter of support received from No.1 Romsey Road. 


Summary of discussions with applicant/agent:
The agent was advised that the two storey extension, due to its scale and position coupled with the change in site levels, was considered to result in an adverse effect on the character and visual amenities of the street scene. Revised plans were received omitting the two storey side element and proposing a single storey side and rear extension in its place.

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

Reading Borough Local Development Framework Core Strategy, 2008 (amended 2015)
CS7:   Design and the Public Realm
CS24: Car/Cycle Parking

Sites and Detailed Policies Document, Oct 2012 (amended 2015)
DM4:   Safeguarding Amenity 
DM9:   House Extensions and Ancillary Accommodation
DM12: Access, Traffic and Highway-Related Matters

Supplementary Planning Guidance - A Design Guide to House Extensions (2003)
Supplementary Planning document – Revised Parking Standards and Design (2011)

Appraisal 
The main issues are considered to be:
· Design, impact on the host dwelling, character of the area and street scene
· Impact on neighbouring amenity
· Impact on parking/highways


Design, impact on the host dwelling, character of the area and street scene
The originally proposed two storey side extension was considered to result in any adverse effect on the character and appearance of the street scene. Revised plans were received, omitting the two storey element and proposing a single storey side and rear extension. 

[bookmark: _GoBack]The side element of the extension would be forward of the building line of Bramshaw Road, and, given the sites prominent location, would be readily visible from the street scene. However, it would be set back from the main front elevation and, given its single storey nature would be subservient to the host property. The roof would be hipped away from the side boundary adjacent Bramshaw Road to minimise the impact and the materials would match those of the main dwelling, which is appropriate. On balance, the proposals are not considered to result in any significant adverse effect on either the character of the host property or visual amenities of the street scene such to warrant a refusal on this basis. 

The loss of the front garden for parking is regrettable; however, as above, this did not require planning permission.

Impact on neighbouring amenity
The neighbouring properties potentially affected by the proposals are No’s 1 Romsey Road and 46 Bramshaw Road located to the north and south west of the site respectively. 

In relation to No.1 Romesy Road, the proposed single storey rear extension would project 3.3m past the rear elevation of No.1 and will have some impact on the ground floor window close to this boundary. However, the depth complies with the recommendation in RBC’s Design Guide to House Extensions and, whilst visible, it is not considered to result in any significant material loss of light or overbearing impact to the occupiers of this property. 

In relation to No.44 Bramshaw Road, whilst the extension would be visible to the occupiers of this property, given its location and the orientation of the dwellings in their plots, it is not considered to result in any significant material loss of light or overbearing impact to the occupiers of this property. 

Impact on parking/highways
Transport colleagues had commented that there is off road parking provision on a gravelled area at the side of the property fronting Bramshaw Road.  However records state that no license has been issued and there is currently no dropped kerb in place, therefore an illegal manoeuvre is being undertaken over the public path to gain access to the area of hardstanding.

In principal Transport do not have any objections to this application; however the Council's Highways section should be contacted to resolve this matter and agree the access construction details to enable them to grant a licence.  An informative will be added giving this advice as a planning condition would not be appropriate. 

Conclusion
Having regard to the material considerations and all matters raised, the Local Planning Authority considers that the balance of considerations therefore weigh in favour of granting planning permission subject to conditions.

RECOMMENDATION:    GRANT subject to conditions and informatives 
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