
DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Kentwood

App Ref: 181878/HOU
Address: 7 Oakham Close, Tilehurst, Reading, RG31 6LD
Proposals: Part one, part two storey side and rear extension (resubmission of 181167/HOU)
Case Officer: Tom Hughes
Applicant: Mr Adie Jones
Date received (valid from): 2 November 2018      
Target Decision date: 28 December 2018


1.
INTRODUCTION

The application site is a two storey detached, chalet style dwelling with a pitched roof. Box dormer windows are located to the north-eastward and south-westward roof slopes. A single storey projection extends beyond the north-eastward elevation, adjoining a double garage with a flat roof. The dwelling is set within a spacious plot, with ample space beyond the south-westward side and rear elevations. The site is situated at the head of a cul-de-sac, with the site topography sloping in a westerly direction. The surrounding area is predominantly residential. The dwellings at 4, 5, 6 and 7 Oakham Close are of the same style and design. The dwellings provide a pleasing rhythm and regularity to the street scene. 
2.
PROPOSAL AND SUPPORTING INFORMATION
The proposal is for a part one, part two storey side and rear extension. The application is a resubmission of application 181167/HOU. The proposal would extend to the rear of the existing garage and aside the main body of the dwelling. The garage would be partly converted to a store, and partly to habitable accommodation. To the rear of the existing garage, the proposal would project to an additional depth of 4.3m at a maximum width of 6.1m. The area between the existing dwelling and garage would be infilled, flush to the original rear elevation. The proposal would have a pitched roof form, with a maximum height of 5.6m and a height to eaves of 2.2m. The proposal would be set down from the original ridgeline by 1.3m. To the forward and rearward roof slopes would be located box dormer windows, of generally the same style and size as the existing. Each of the proposed dormers would be set down from the ridgeline by 0.5m. 
To the rear elevation of the extended part, a window and a set of sliding doors would be located at the ground floor with a further window at the first floor. Existing fenestration to the original rear elevation at the ground floor would be replaced by a set of bi-fold doors. Two windows would be located at the ground floor to the north-eastward side elevation. The existing fenestration to the south-westward side elevation at the ground floor would be replaced by a window and a single door. 

Materials have been selected to match those of the existing dwelling. 
The agent supplied the following, received 30/10/18:
Drawing No: 18718-07 Rev. A – Site Location and Block Plan

Drawing No: 18718-01 – Existing Ground Floor Plan

Drawing No: 18718-02 – Existing First Floor Plan

Drawing No: 18718-04 Rev. A – Proposed Ground Floor Plan

Drawing No: 18718-05 Rev. A – Proposed First Floor Plan
Drawing No: 18718-03 – Existing Elevations

Drawing No: 18718-06 Rev. A – Proposed Elevations

3. RELEVANT PLANNING HISTORY 

080504/FUL – Two storey side extension – Returned 28/05/08
181167/HOU – Part one, part two storey side and rear extension and enlargement of dormer – Refused 24/08/18

Officer note: the application was refused as the first floor extension would have resulted in 7 Oakham Close appearing out of place in the area, adversely impacting upon both the character and appearance of the original dwelling, and the character and appearance of the street scene. A secondary reason for refusal related to the impact of the extension on the residential amenity of 6 Oakham Close, in terms of visual dominance and overbearing effects

During the course of this application, the refusal of 181167/HOU was allowed at appeal (ref: APP/E0345/D/18/3214414), dated 25/01/19. The Inspector judged that the extension would achieve an appropriate degree of subordination, and would not cause harm to the character and appearance of the host dwelling or the street scene. The Inspector also judged that the extension would only have a very limited effect on the living conditions for the occupiers of 6 Oakham Close with regards to outlook and sunlight.   
4.
CONSULTATIONS

4.1
The following addresses were consulted by letter:
58 Brooksby Road, Tilehurst, Reading, RG31 6LY

60 Brooksby Road, Tilehurst, Reading, RG31 6LY
3 Oakham Close, Tilehurst, Reading, RG31 6LD

8 Oakham Close, Tilehurst, Reading, RG31 6LD

56 Brooksby Road, Tilehurst, Reading, RG31 6LY
6 Oakham Close, Tilehurst, Reading, RG31 6LD
4.2
Letters of representation have been received as follows:

Two, with regard to the following:
· The extension is too large and is out of keeping with the character of the close which has an open and spacious environment
· The extension would cause more overlooking of 3 Oakham Close

· Loss of light to 6 Oakham Close

· The extension would tower above the fence of no. 6, due to the change in levels, which could devalue no. 6

· Noting previous planning application histories

· Concern regarding construction and potential to damage the road

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.

5. 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 Policy

National Planning Policy Framework 

National Planning Practice Guidance

Reading Borough Local Development Framework Core Strategy (2008)

CS7 (Design and the Public Realm)

Sites and Detailed Policies Document (2012)

DM4 (Safeguarding Amenity) 

DM9 (House Extensions and Ancillary Accommodation)

SPG/SPD

A Design Guide to House Extensions SPG

6.
APPRAISAL
This application is a resubmission of 181167/HOU. The previous application was refused on the grounds of its impact on the character and appearance of the original dwelling and the surrounding area, and its harmful impact on the residential amenities of 6 Oakham Close. The decision of the Local Planning Authority was overturned at appeal. The Inspector disagreed with both reasons for refusal. The proposal subject of this application represents a generally reduced scheme, not substantially different from that put forward under application 181167/HOU. While officer’s still have significant concerns with the proposal, the decision of the Inspector overrides these concerns. The proposal will therefore be appraised on the basis of the Inspectors decision. Reference should be made to the officer report for application 181167/HOU.

Design and impact on the character of the surrounding area

In the assessment of the previous similar proposal against Policies CS7 and DM9, the Council’s view was that the extension would appear out of place in the area, adversely impacting on the character and appearance of the original dwelling, and the character and appearance of the street scene. This constituted a reason for refusal. 

However, the Inspector for the appeal did not agree with this assessment, judging that the extension would achieve an appropriate degree of subordination, and would not cause harm to the character and appearance of the host dwelling or the street scene. There have been no policy changes or other material considerations since the appeal decision, which would warrant reconsideration of this matter. Therefore, in light of the recent appeal decision, the Council accepts the proposed design and appearance. 
Impact on residential amenity
In the assessment of the previous similar proposal against Policy DM4, the Council’s view was that the extension would have a visual dominance and overbearing effect on the occupants of 6 Oakham Close, due to its height and proximity to the boundary. This constituted a reason for refusal. 
However, the Inspector for the appeal did not agree with this assessment, judging that the extension would only have a very limited effect on the living conditions for the occupiers of 6 Oakham Close with regards to outlook and sunlight. There have been no policy changes or other material considerations since the appeal decision, which would warrant reconsideration of this matter. Therefore, in light of the recent appeal decision, the Council accepts the proposed siting and scale of the extension. 
7. CONCLUSION  
The proposed development has been assessed and the proposed works are considered to be in accordance with the above relevant policies and planning permission can be granted. 

8.0
RECOMMENDATION  

Application Permitted

