DELEGATED APPLICATION REPORT 			Target Date: 14/08/2018

Application No: 181063/HOU 					
Address: 47 Spencer Road, Reading
Proposal: Proposed two storey pitched roof side/rear extension. Amendment to planning permission 180138.
Case officer: Claire Ringwood


Site Description and Surrounding Area:     
The application site is a two storey, semi-detached property.  The surrounding area is predominantly residential.  The house is not listed or in a conservation area. 

Proposal:    
The proposal is for a part two storey and part single storey side and rear extension.  Planning permission has recently been granted for a similar proposal (application ref: 180138).  The current application does not include the hip to gable roof extension and rear dormer window which was included in the previous application (and which is also permitted development).  The current proposal has the same ground floor footprint as previously approved but the first floor side element of the extension has been extended by 1m in width so that it is no longer set in from the boundary with the neighbouring property at 45 Spencer Road.  This amendment has increased the eaves height and the roof height of the two storey side/rear extension and altered the roof design.

The materials would consist of white render and brown roof tiles to match the existing property.

Plans Considered:
The agent submitted the following plan, received on 17th June 2018:
Block Plan – showing proposal
Drawing No: MC/2500/01 - Proposed 
[bookmark: _GoBack]
The agent submitted the following drawings, received on 19th June 2018:
Location Plan
Block Plan 
Drawing No: MC/1800/01 - Existing

Relevant Planning History:
180138/HOU - Proposed hip to gable extension with flat roof rear dormer, part two/part single storey side/rear extension and part single storey flat roof rear extension.  Permitted 13/04/2018.

171631/CLE - Certificate of lawfulness for proposed loft conversion with side gable and flat roof rear dormer.  Permitted 15/11/2017.

Consultation Responses:
Transport – no objection subject to a condition and informatives.


Properties at 45 and 49 Spencer Road and 68A Whitley Wood Lane were consulted.  1 letter of objection has been received with regards to:

1. Parking issues.  Officer Note: the property provides two off road parking spaces which meets the Council’s standards.
2. Subsidence/damage to foundations.  Officer Note: this would be a matter for Building Control.
3. Problems with drainage.  Officer Note: this would be a matter for Building Control/Thames Water.
4. Safety if site left open and unsecured.  Officer Note: work has already started on site and following a recent site visit this matter has been addressed and the site secure between neighbours.
5. Potential damage to existing extension.  Officer Note: construction would be addressed by Building Regulations however the applicant should also be aware of their obligation under the Party Wall Act.  
6. Loss of light.

Summary of discussions with applicant/agent:
The agent was advised in an email dated 7th August 2018 that the proposal was not acceptable and would be refused.  The previous planning application was amended and the first floor side element brought away from the boundary with the neighbouring property by 1m.  Extending the width of the first floor side element by 1m and bringing it back to the boundary with the neighbouring property raised the same concerns as previously highlighted.

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)
CS7 (Design and the Public Realm)

Sites and Detailed Policies Document (Oct 2012)
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)



Appraisal

The main issues are:

· Design and impact on the character of the surrounding area 
· Impact on neighbours

a) Design and impact on the character of the surrounding area

The majority of the proposal is the same as previously approved and these elements of the proposal do not need to be addressed as they have been considered acceptable.  The assessment is based on the increase in width of the first floor element only.

Policy DM9: House Extensions and Ancillary Accommodation of the Sites and Detailed Policies Document (2012) states that an extension to a house should respect the character of the house in terms of scale, location, materials and design, and respect 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.  Policy CS7 (Design and the Public Realm) of the Core Strategy also states that all development must be of high design quality that maintains and enhances the character and appearance of the area.  The Council’s Supplementary Planning Guidance – A Design Guide to House Extensions states that ‘two storey side extensions should normally be designed to be smaller in scale then the main house.  This can be achieved by setting the proposed front elevation further back than the front elevation of the original house and maintaining a gap between neighbouring buildings by bringing the upper floor away from the side boundary’.  This guidance also states the ‘rear extensions should be located as far away from side boundaries as possible’.
47 Spencer Road is a modest two storey semi-detached property.  The proposed first floor side element is set back from the front elevation by 4.8m and set down from the main roof by 2m which is in line with the Council’s policies and guidance.  However, the proposed first floor element extends very close to the boundary with 45 Spencer Road and extends approximately 7m in depth.  The proposed roof design to the rear is mismatched and looks awkward in design.  The proposed extension due to its proximity to the boundary and poor roof design does not respect the character of the house in terms of scale, location and design and is not considered to be subservient to the existing house.  The proposed development is therefore contrary to Core Strategy Policy CS7 (Design and the Public Realm), Policy DM9: House Extensions and Ancillary Accommodation of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions.

b) Impact on neighbouring properties
The neighbouring property at 45 Spencer Road is at a lower level than the application site and has a single storey side extension.  There is approximately a 1m gap between the side of this neighbouring extension and the boundary with the application site.  

The previously approved scheme was amended to bring the first floor side/rear element away from the boundary by 1m with this neighbouring property.  The proposal now extends the width of the first floor side/rear element by 1m bringing it close to the boundary with 45 Spencer Road.  The increased width of the proposed first floor side/rear extension creates an expanse of blank wall for approximately 7m along the boundary with 45 Spencer Road, 4m of which extends past the rear of this neighbouring property.  This is considered to cause a detrimental impact to the living environment of this neighbouring property in terms of being visually dominant and overbearing.  As such the proposal is contrary to Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions.

Conclusion 
Taking the above into consideration the proposed development fails to comply with the relevant local plan policies. It represents a lack of subservience and is considered to cause a detrimental impact to the living environment of the neighbouring property at 45 Spencer Road in terms of visual dominance and overbearing effects.

RECOMMENDATION:    
REFUSE 

Informatives relating to:
1. Refused plans
2. Positive and proactive 









