DELEGATED HOUSEHOLDER APPLICATION REPORT

Ward: Minster

App Ref: 180079/HOU
Address: 2 Hungerford Drive, Reading, RG1 6JA
Proposals: Proposed rear first floor extension plus alterations to fenestration
Case Officer: Julie Williams
Applicant: Mohammed Zahid
Date received (valid from): 15 January 2018

Target Decision date: 7 September 2018


1.
Site Description and Surrounding Area:     

The application site is a two storey semi-detached property with an attached side garage and single storey rear extension behind.  The application site is at a higher level than the neighbouring property at 3 Hungerford Drive.  The surrounding area is predominantly residential.  

2. 
Proposal:    

The proposal is a progression of the partially implemented 2016 planning permission by adding a 2 storey rear extension on to previously approved 2 storey side extension.  As initially submitted the rear extension was to sit on top of the 4m deep rear extension with a hipped flat roof. 

This was found to be an unacceptable design and in combination with the approved dormer window and side and rear extensions was found to overdevelop the property resulting in extensions that over-dominated the original design of the house.  The flank elevation of the rear extension was also found to be overbearing on the neighbours at no.3 due to the length and height of the extension exacerbated by the difference in ground levels. 

The applicant sought to justify the size of the extension but eventually amended plans were submitted to set the first floor extension back by 1 metre and off the side by 1 metre.  The amended plans (received on 17 August 2018) considered for this report are: 
180109 - 2E Proposed Site Plan

180109 - 5C Proposed Elevations

180109 - 7G Proposed First Floor Plan

180109 - 8A Proposed Ground Floor Plan 

3. Relevant Planning History: 

161641 - Front porch extension, first floor side extension, rear single storey extension and loft conversion with rear dormer window. Permitted 21/12/2016

140983/CLP - Hip to Gable loft conversion and the erection of a single storey rear extension within permitted development.  Permitted 31/07/2014.

4.
CONSULTATIONS

4.1
The following addresses were consulted by letter and site notice displayed.

30 Baydon Drive, Reading, RG1 6JB

1 Hungerford Drive, Reading, RG1 6JA

3 Hungerford Drive, Reading, RG1 6JA

31 Baydon Drive, Reading, RG1 6JB

3 Hungerford Drive, Reading, RG1 6JA

4.2
Letters of representation objecting to the amended proposal were received from the properties on either side of the property with no.3 commenting a number of times.  The main causes for concern are:


Design


Loss of privacy


Loss of outlook 


Damage to boundary

4.3
Summary of discussions with applicant/agent:
The agent was advised in several emails of officer concerns with the original design, the justification for the size of the extension and suggestions were offered to reduce the scale and harm of the extension.  Amended plans were provided in August and further consultations carried out.  Officers advised that the amendments had not gone far enough in addressing concerns and invited the applicant to withdraw the application. 

The agent confirmed that he had been instructed to explore simply making amendments to the 2016 permission and therefore the Council could proceed to refuse planning permission for this planning application.
Equality Act

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. The key equalities protected characteristics include age, disability, gender, gender reassignment, marriage and civil partnership, pregnancy and maternity, race, religion or belief, sexual orientation.  It is considered that there is no indication or evidence (including from consultation on the current applications) that the protected groups have or will have different needs, experiences, issues and priorities in relation to this particular planning application.
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

Design and impact on the character of the surrounding area

Policy CS7 of the Core Strategy states that all development must be of a high design quality that maintains and enhances the character and appearance of the area in which it is located. 
The Council’s Design Guide to House Extensions states that two storey side extensions should normally be designed to be smaller in scale and in proportion with the main house. 
Policy DM9 states: An extension to a house will be acceptable where it respects the character of the house in terms of scale, location, materials and design.  This policy also requires house extensions to 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 and to respect neighbour’s amenities and not present a large blank façade to public areas. 

The proposed rear extension has been found to detract from the appearance of the original building by, in combination with the extensions already approved by 161641, overwhelming the design, scale and proportions of the original building contrary to Policy CS7 and DM9 intentions.  

Impact on the amenities of neighbours 
The proposed extension would also lead to a reduction in the amount of daylight and sunlight enjoyed by the occupants of the neighbouring property.  It would also detract from the character of the neighbouring property due to the excessive bulk of the extension in combination with the already approved extensions and through the elevated siting of the application site above the neighbouring property which is contrary to Policy DM9. 

This impact means that the proposal is also at odds with Policy DM4, which requires new development to not cause a significant detrimental impact on the living environment of existing residential properties.  In view of the above concerns it is considered the proposal would cause a significant detrimental impact on the living environment of neighbours. 
Observation
The fundamental problem with the proposal is that the proposed rear extension relies on the approved side extension and single storey rear extension with the design simply extending on from this. When seen in combination with the already approved but only partially implemented extensions the rear extension just does not fit the proportions of the main house. The location and size of the approved dormer prevents a more acceptable and cohesive design being achieved. 

The solution would be to go back to the original house and redesign all of the extensions from scratch to provide a cohesive design that better reflects the design and proportions of the main house and manages the impact on the neighbouring property more appropriately.  
7. CONCLUSION  
The proposed development would be harmful to the character or appearance of the site and would have a detrimental impact on the appearance of the original building and neighbouring properties and their amenity.  As such the proposed works are considered to not be in accordance with the above relevant policies and permission should be refused. 
8.0
RECOMMENDATION  - Application Refused
By reason of the scale and proximity of the proposed extension to the boundary and due to the application site being at a higher ground level than the neighbouring property at 3 Hungerford Drive the proposed extension would introduce a built form that would have an unacceptable visually dominant and overbearing impact on the residents of this neighbouring property, which is contrary to Reading Borough Local Development Framework Core Strategy (2008) Policy CS7 (Design and the Public Realm) and Sites and Detailed Policies Document (2012) Policies DM4 (Safeguarding Amenity) and DM9 (House Extensions and Ancillary Accommodation).

