


DELEGATED APPLICATION REPORT			                         Target Date: 13/03/19
Application No: 182244/FUL
Address: 31 Chester Street
Proposal: Part one, part two storey rear extension, loft conversion with rear box dormer
Case Officer: Tom Hughes
Site Description and Surrounding Area
The application site is a two storey mid-terraced dwelling with a pitched roof. The dwelling benefits from a part one, part two storey rear gable. To the rear, a narrow garden is bounded by low fencing. The prevailing character of Chester Street is residential, comprised of modest, two storey terraced dwellings. The adjoining property at 33 Chester Street has three storeys, an anomaly in the street. 
Proposal
The proposal is for a part one, part two storey rear extension and a loft conversion with the provision of a rear box dormer. It is anticipated that the existing gable would be demolished to facilitate the proposal. The single storey element would extend aside the existing gable, to the boundary with 29 Chester Street, projecting to a depth of 2.8m. The two storey element would extend at the same width as the existing gable, projecting to an additional depth of 2m (a total depth of 4.7m). The single storey element would have a mono-pitch roof with a maximum height of 3.8m and a height to eaves of 2.7m. A large roof light would be located within the roof slope. The two storey element would also have a mono-pitch roof, with a maximum height of 6.2m and a height to eaves of 4.3m. Two roof lights would be located within the roof slope. A set of double doors would be located to the rear elevation of the single storey element. Windows would be located at the ground and first floors of the two storey element. Materials have been selected to match those of the existing dwelling. 
To the forward roof slope of the existing dwelling would be located a roof light. To the rearward roof slope of the existing dwelling would be located a large box dormer. The dormer would extend across the full width of the rearward roof slope, projecting to a maximum depth of 4m at a maximum height of 2.4m. The dormer would be set down from the existing ridgeline by 0.1m and would be flush to the existing eaves. A single window would be located to the rearward face of the dormer. External materials to the face and cheeks of the dormer have not been confirmed. 
Plans Considered
The agent supplied the following, received 21/12/18:
Drawing No: 181201_01.1 – Site Location
Drawing No: 181201_01.2 – Block Plan
Drawing No: 181201_01.3 – Site Plan
Drawing No: 181201_01.4 – Existing and Proposed Ground Floor Plans
Drawing No: 181201_01.5 – Existing and Proposed First Floor Plans
Drawing No: 181201_01.6 – Existing and Proposed Second Floor Plans
Drawing No: 181201_01.7 – Existing Front Elevation
Drawing No: 181201_01.9 – Existing Rear Elevation
Drawing No: 181201_01.11 – Existing Southward Side Elevation
Drawing No: 181201_01.8 – Proposed Front Elevation
Drawing No: 181201_01.10 – Proposed Rear Elevation
Drawing No: 181201_01.12 – Proposed Side Elevation
The original proposal was for the conversion of 31 Chester Street into two flats, with various external alterations. The agent was advised on 01/02/19 that the principle of the conversion was unacceptable and that the application was subject for refusal. Policy DM8 of the Sites and Detailed Policies Document requires the property to be converted to have four or more bedrooms or measure more than 120 square metres gross, as originally built. As built, 31 Chester Street has two bedrooms and a floor area of approximately 80 square metres gross. 31 Chester Street falls someway short of the required size to be considered for conversion. The principle of the development was therefore unacceptable. 
Subsequently, the agent supplied the following, received 05/03/19:
Drawing No: 181201_01.4 Rev. R1 – Existing and Proposed Ground Floor Plans
Drawing No: 181201_01.5 Rev. R1 – Existing and Proposed First Floor Plans
Drawing No: 181201_01.6 Rev. R1 – Existing and Proposed Second Floor Plans
Drawing No: 181201_01.8 Rev. R1 – Proposed Front Elevation
Drawing No: 181201_01.10 Rev. R1 – Proposed Rear Elevation
Drawing No: 181201_01.12 Rev. R1 – Proposed Side Elevation 
The amendments resulted in a change to the description of development, removing the conversion to two flats, but still proposing considerable external alterations including raising the ridge height of the original roof and a large, two storey rear extension. The agent was advised on 15/03/19 of a number of concerns with the proposal, which was subject for refusal. The prevailing character of Chester Street is modest, two storey terraced dwellings. The adjoining property at 33 Chester Street has three storeys, an anomaly in the street. The proposed raising of the ridge height could not be supported, as it would cause harm to the character and appearance of the original dwelling and the prevailing character of the surrounding area. Significant concerns were also raised with regard to the scale and bulk of the two storey rear extension. The agent was advised that in the circumstance, the only acceptable element of the proposal would be the single storey part. The first floor element would cause harm both in terms of detracting from the original buildings appearance, and by causing harm to neighbouring residential amenities through visual dominance and overbearing effects, overshadowing and loss of light. In addition, a loss of privacy through overlooking would be caused when the proposed rear balcony and steps leading into the rear garden were in use.     
Subsequently, the agent supplied the following, received 20/03/19:
Drawing No: 180320_Rev J_01.4 Rev. R2 – Existing and Proposed Ground Floor Plans
Drawing No: 180320_Rev J_01.5 Rev. R2 – Existing and Proposed First Floor Plans
Drawing No: 180320_Rev J_01.6 Rev. R2 – Existing and Proposed Second Floor Plans
Drawing No: 180320_Rev J_01.8 Rev. R2 – Proposed Front Elevation
Drawing No: 180320_Rev J_01.10 Rev. R2 – Proposed Rear Elevation 
Drawing No: 180320_Rev J_01.12 Rev. R2 – Proposed Side Elevation
The agent was advised on 10/05/19 that the further amendments had not overcome the concerns raised previously, and that the application was subject for refusal. 
Relevant Planning History
181556/CLP – Loft conversion – Closed 21/09/18
Consultation Responses
Neighbouring owners and occupiers at 29, 33, 40, 42, 44 and 46 Chester Street and 2 Sherwood Street were consulted by letter. A site notice was displayed. No letters of representation were received.
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:
National Planning Policy Framework
Reading Borough Local Development Framework Core Strategy (2008)
Policy CS7 – Design and the Public Realm
Policy CS18 – Residential Conversions 
Sites and Detailed Policies Document (2012)
Policy DM4 – Safeguarding Amenity
Policy DM8 – Residential Conversions 
Policy DM9 – House Extensions and Ancillary Accommodation
Supplementary Planning Guidance – A Design Guide to House Extensions (2003)
Supplementary Planning Document – Residential Conversions (2013)


[bookmark: _GoBack]Appraisal
Principle of development
The original description of development included the conversion of 31 Chester Street to two flats. 31 Chester Street does not meet the minimum size requirement for conversion, as established by Policy DM8 of the Sites and Detailed Policies Document. The principle of the development was therefore unacceptable. The agent opted to proceed with an amended description of development for extensions only, removing the conversion to two flats. The proposal will therefore be appraised as an extension only, below.   
Design and impact on the character of the surrounding area
Policy CS7 of the Core Strategy requires that all development be of a high design quality that maintains and enhances the character and appearance of the area of Reading in which it is located. Policy DM9 of the Sites and Detailed Policies Document states that an extension to a house will be acceptable where it respects the character of the house in terms of scale, location, materials and design and respects the character and pattern of neighbouring properties and the street as a whole in terms of scale, location, materials and design. The Council’s Design Guide to House Extensions states that two storey rear extensions should not normally exceed a depth of 4m from the rear of the house, and should be located as far away from side boundaries as possible. The Design Guide notes that for terraced housing, rear extensions (including single storey ones) can have a significant and detrimental impact on neighbouring properties. With regard to dormer extensions, the Design Guide notes that they should be set within the roof slope and be in proportion with the scale of the rest of the house in terms of overall size and shape. Two appropriately designed small dormers may be better than one large one in achieving this. Dormers should also reflect the pattern of existing window openings by being positioned to line through vertically with the window openings below. 
The proposal represents a significant enlargement to the footprint of the original dwelling. The two storey rearward element in particular would have a very bulky appearance, and is not considered to be a subservient addition. This is not aided by the height of the two storey element exceeding the height to eaves of the original main roof, and the depth of this element exceeding 4m in total. There are also concerns that the size and positioning of the proposed fenestration would not complement the size and positioning of the existing fenestration which is to be retained. The depth of the single storey element is acceptable, though the height of this part is excessive. 
The proposed box dormer is contrary to the Council’s Design Guide in terms of its width, height and depth. The size and positioning of the proposed fenestration also does not reflect the existing fenestration which is to be retained. The proposed dormer would dominate the rearward roof slope and would detract significantly from the character of the original dwelling. 
Considered cumulatively, the proposal represents a significant overdevelopment of the original dwelling. The proposal does not respect the scale and proportion of the original dwelling, nor does it respect the character of the surrounding area which is principally comprised of modest, two storey terraced dwellings. The proposal is therefore contrary to Policy CS7 of the Core Strategy, Policy DM9 of the Sites and Detailed Policies Document and the Council’s Design Guide to House Extensions.      
Impact on neighbouring residential amenity 
Policy DM4 of the Sites and Detailed Policies Document requires that development will not cause a detrimental impact to the living environment of existing or new residential properties in terms of privacy and overlooking, access to sunlight and daylight, and visual dominance and overbearing effects of a development. The Council’s Design Guide to House Extensions states that a basic way to protect light reaching main rooms in adjacent houses and safeguard their outlook, is to avoid extensions that would infringe on an area measured at an angle of 45 degrees from the midpoint of the closest window to a habitable room in a neighbouring property. This is of particular importance for two storey extensions. 
The existing two storey gable already encroaches on a first floor window serving a habitable room at 33 Chester Street. The additional 2m depth of the proposal would exacerbate this issue further. Extending directly along the boundary with this neighbour, at a considerable height, to a depth in excess of 4m, the proposal would cause significant harm to the residential amenities of this neighbour in terms of visual dominance and overbearing effects and access to sunlight and daylight. The impact of the extension is exacerbated by the relatively low boundary screening. Though the proposed two storey element is set away from the boundary with 29 Chester Street, due to its depth it would still encroach on a line taken at 45 degrees from the nearest habitable first floor window of this neighbour. The extension would cause a tunnelling effect to occur between the two storey rear projections of the respective properties. This would have a particularly significant impact on the ground floor window to the rear elevation of 29 Chester Street, due to the overshadowing that would be caused. The proposal is therefore contrary to Policy DM4 of the Sites and Detailed Policies Document and the Council’s Design Guide to House Extensions. 
Other matters
The applicant has identified other similar development within the vicinity of the application site, particularly box dormers. It may be the case that similar box dormers to that currently proposed could be constructed without requiring planning permission, under the provisions of the General Permitted Development Order. The dormers constructed in this manner are often of a poor visual appearance, bearing little relationship to the scale and proportion of the dwelling upon which they are located. As an application for planning permission, the proposal is assessed against the policy and guidance which the Council holds. As above, the proposal would be contrary to this policy and guidance, so the decision has been taken to refuse planning permission on the basis of design and appearance. The applicant is advised to explore the permitted development rights of the property, should they wish to proceed with a form of development similar to that which is currently proposed.  
Conclusion
The proposal has been assessed and found to be unacceptable due to the harm identified above, and is contrary to the identified development plan policy and guidance. 
RECOMMENDATION
REFUSE

REASONS
1. Due to its excessive scale and bulk the proposal lacks subservience to the original dwelling, constituting an over-scaled and discordant addition, that would give the dwelling an unbalanced appearance with consequent harm to the character of the area. As such, the proposal is contrary to Policy CS7 of the Core Strategy, Policy DM9 of the Sites and Detailed Policies Document and the Council's Supplementary Planning Guidance - A Design Guide to House Extensions. 
2. The proposed development, by virtue of its design, would cause a significant detrimental impact to the living environment of the neighbouring dwellings at 29 and 33 Chester Street in terms of loss of daylight and sunlight, visual dominance and overbearing effects and overshadowing. As such, the proposal is contrary to Policy DM4 of the Sites and Detailed Policies Document and the Council's Supplementary Planning Guidance - A Design Guide to House Extensions. 
INFORMATIVES
1. The refusal relates to the following plans and drawings as received by the Local Planning Authority on 20/03/19:
Drawing No: 180320_Rev J_01.4 Rev. R2 - Existing and Proposed Ground Floor Plans
Drawing No: 180320_Rev J_01.5 Rev. R2 - Existing and Proposed First Floor Plans
Drawing No: 180320_Rev J_01.6 Rev. R2 - Existing and Proposed Second Floor Plans
Drawing No: 180320_Rev J_01.8 Rev. R2 - Proposed Front Elevation Drawing No: 180320_Rev J_01.10 Rev. R2 - Proposed Rear Elevation Drawing No: 180320_Rev J_01.12 Rev. R2 - Proposed Side Elevation 
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2. The local planning authority has worked positively and proactively with the applicant to see if relevant concerns could be resolved to allow permission to be granted. However, that has not been possible within the prescribed target or agreed extended timescale and therefore the decision to refuse planning permission has been taken. 




