


Delegated Application Report		Target Date: 28/02/2018

Address: 26 Alexandra Road, Reading
Application No: 180104
Proposal: Demolition and replacement of a single-storey rear extension and conversion of garage.
Case Officer: Ralph Chakadya


Site and surrounding area 
The application site is a detached two-and half storey building to the south side of Alexandra Road. 

The property is located in a predominately residential area of mixed types and design and is within Alexandra Road Conservation Area as well as within a designated Article 4 area that prevents the conversion of dwellings into Houses in Multiple Occupation (HMOs) without the benefit of planning permission.

Proposal
The application is the proposed to demolition and replacement of a single-storey rear extension and conversion of garage to a kitchen and utility room. 

The proposed replacement extension would follow the footprint of the existing single storey element and garage, but would be slightly higher, due to an increased parapet wall. The proposed replacement brickwork would match the stone colour of the existing dwelling.

The application follows the grant of planning permission 171755/FUL for internal alterations to return 2 self-contained flats back to a single family dwelling. The proposals and internal alterations are all part of facilitating the permitted conversion to a single dwelling.

Relevant Planning History:
171755/FUL - Internal alterations to return 2 self-contained flats back to a single family dwelling. Permitted 10/11/2017

171321CLP - Certificate of Lawfulness for converting 26 Alexandra Road back from 3 flats to a single dwelling. Withdrawn
 
910898 - Change of use from single dwelling to three self-contained flats with garage rebuild. Granted 9/01/1992

Consultations

RBC Heritage Officer - Given the minimal proposed changes in the size of the rear and side extension, the proposed re-building in a more sympathetic brick would be considered to enhance the character and appearance of the Conservation Area. There are therefore no objections in principle subject to conditions requiring the submission of samples of the brick materials for the proposed development and manufacturer's details of the window and door frame materials for the proposed development
RBC Transport – Although not illustrated on submitted plans there is sufficient off road parking at the front of the property, therefore proposal is acceptable in Transport terms in that it will retain the existing parking provision on the driveway which complies with the requirements within the Council’s adopted Parking Standards and Design SPD.
There are no objections to this proposal, as there is no change to the existing parking or access arrangements and no impact on other road users.
RBC Ecology - The application site comprises a detached property where it is proposed to convert the garage and to replace a single-storey rear extension. Considering the extent of the works and structures to be affected, it is unlikely that bats or other protected species will be adversely affected by the proposals. As such, there are no objections to this application on ecological grounds.
Public consultations
One letter was received from objecting to the proposals was received from the Reading Conservation Area Advisory Committee highlighting the following: 
· the use of modern materials and a design that is not sympathetic or responsive to the character and appearance of the house, this application fails to preserve or enhance the character and appearance of the Alexandra Road Conservation Area
· extensive internal alterations that change go to the heart of the integrity of this property (officer comments – internal alterations do not require planning permission)
· impact on trees 
· if the garage is an original feature it should be retained with as much integrity as possible 

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 and altered 2015)
CS7: Design and the Public Realm

Sites and Detailed Policies Document (Oct 2012 and altered 2015)
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation
DM10: Private and Communal Outdoor Space

Supplementary Planning Guidance “A Design Guide to House Extensions” (2003)
Supplementary Planning Guidance “Revised Parking Standards and Design” (2011)

Appraisal Checklist
DM9 states: An extension to a house will be acceptable where it:

1. Respects the character of the house in terms of scale, location, materials and design;

To assess this, the following has been considered – would the proposal:
· detract from the appearance of the original building through the use of ill-matching materials and by not fitting in with the design, scale and proportions of the original building; NO – The existing single storey side extension forms a garage which is well-screened but does not contribute to the character of the area as it appears a later addition to the dwelling. The proposed conversion of existing garage would have minimal impact onto the street scene and conservation area. The proposed single-storey rear extension is designed to follow the building line of the existing rear extension. There is no material alteration in scale proposed and the proposed single-storey rear extension would be built in linear brick of colour to match the original house stone. The proposed windows and doors proposed are considered sympathetic if built of metal frames rather than upvc. Whilst concerns have been raised by the Conservation Area Advisory Committee, the Council’s Heritage Officer has assessed the proposals and concluded that the minimal proposed changes to the size of the rear and side extension and the proposed re-building in a more sympathetic brick would be considered to enhance the character and appearance of the Conservation Area. Subject to conditions requiring to submission of sample brick materials, the alterations are considered acceptable.

· reduce the amount of usable amenity space for the property to an unacceptable degree; NO 

· [bookmark: _GoBack]require the loss of trees in the garden or put significant trees at risk; NO – Existing trees are shown to be retained and without changes to the footprint of the existing dwelling, it is not considered the alterations to the existing dwelling would impact on existing trees.

1. Respects 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; Respects neighbour’s amenities and does not present a large blank façade to public areas.

To assess this, the following has been considered – would the proposal:
· significantly reduce the amount of daylight and sunlight enjoyed by neighbouring properties; - NO 

· invade the privacy of neighbouring properties through overlooking from windows or balconies; No 

· detract from the character of neighbouring properties through siting, excessive bulk, ill-matching materials or inconsistent design; No.  

· detract from the appearance of the street or area by using ill-matched materials, glazing and detailing; NO

1. DM4: Safeguarding Amenity states that an extension to a house will be acceptable where it will not cause a significant detrimental impact to the living environment of existing or new residential properties. The proposed development has been found to be acceptable when assessed against the relevant criteria. 

1. Parking
The existing driveway to the front provides adequate space to provide for at least 2 parking spaces that are appropriate for a single family dwelling and the garage conversion is therefore considered acceptable. The Council’s Transport Officer has not objected to the garage conversion. 

1. Ecology
The Council’s Ecologist has assessed the proposals and concluded that the alterations would not have an adverse effect onto any protected species.

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.

RECOMMENDATION: 
GRANT






