DELEGATED APPLICATION REPORT 			Target Date: 28/02/2018

Application No: 180017/HOU 					
Address: 109 Sherwood Street, Reading
Proposal: Replacement of lock up garage with two storey side extension
Case officer: Claire Ringwood


Site Description and Surrounding Area:     
The application site is a long narrow plot which includes a garage attached to 109 Sherwood Street with an area of garden land to the rear.  The garage has been independently used for storage and the plot belonged to a unit on the Oxford Road.  Both 109 Sherwood Street and the garage site are now in the ownership of the applicant.  109 Sherwood Street is a two storey end terrace property with a single storey rear extension and a rear dormer window.  111 Sherwood Street is a semi-detached property of a different design.  111 Sherwood Street has a single storey forward projection (garage) and its main entrance is to the side facing the existing garage attached to 109 Sherwood Street.  There is a large tree in the rear garden of 111 Sherwood Street that is along the boundary of the garage plot.

Proposal:    
[bookmark: _GoBack]The proposal has been amended and now includes a part single storey part 2 storey side extension.  There is a discrepancy in the amended plans in that the proposed front and side elevations (Drawing No: SHS:105 Rev A) do not show a single storey extension to the front however the proposed floor plans do (Drawing No: SHS:103 Rev A).  The agent was made aware of this error and an amended drawing was to be submitted however this has not been received at the time of writing.  The proposal will however be assessed as having a single storey front element.

The proposed two storey element of the extension is set back from the existing front elevation of 109 Sherwood Street by 1.2m and extends to the rear elevation of the main two storey house.  The proposal is set down from the main roof by 0.3m and extends up to the boundary with 111 Sherwood Street (measuring 3m in depth).  The proposal has a pitched roof with a gable end to match 109 Sherwood Street.

The proposed single storey front element extends up to the existing front elevation of 109 Sherwood Street and it is assumed to have a mono pitch roof to match the single storey rear extension.  The single storey rear extension extends 1.2m in depth and attaches to the existing single storey rear extension at 109 Sherwood Street.

Front and rear windows are proposed along with a first floor side window that would be obscure glazed. 

The materials would consist of painted brick and tiles to match the existing property.

Plans Considered:
The agent submitted the following drawings, received on 3rd January 2018:
Drawing No: SHS:100 – Block Plan 
Drawing No: SHS:101 – Location Plan 
Drawing No: SHS:102 – Existing Floor Plans 
Drawing No: SHS:103 – Proposed Floor Plans 
Drawing No: SHS:104 – Existing Elevations 
Drawing No: SHS:105 – Proposed Elevations  

The agent submitted the following amended drawings, received on 19th February 2018:
Drawing No: SHS:103 Rev A – Proposed Floor Plans 
Drawing No: SHS:105 Rev A – Proposed Elevations  

Relevant Planning History:
130737/FUL - Demolition of existing garage and erection of a 2 bedroom dwelling.  Withdrawn 01/07/2013.  The site was not considered suitable for separate dwelling. 

Consultation Responses:

Transport 
This application proposes to extend No.109 making use of the adjacent plot where the lock up garage is situated, to provide additional ancillary accommodation. 

Plans illustrate that the proposed two storey extension will continue the front line of No.109 which will result in the length of the area of hardstanding in front of the lock up garage to be reduced.  This area of hardstanding is served by a dropped access and has access protection markings outside the property, which implies that parking and access occurs.   The reduction in length of this area will result in the loss of a car parking space. Sherwood Street is currently not included in the Councils Residents Permit Parking Scheme, therefore on street parking is currently unrestricted.

Transport do not support this application as one parking space will be lost, displacing a vehicle on to the street where there is existing pressure for on street  parking. 

Officer Note: the existing garage was not associated to 109 Sherwood Street until recently and therefore the property never had off street parking.  As such the loss of the garage is not considered to cause additional pressure for on street parking as 109 Sherwood Street did not benefit from off street parking.  Officers therefore consider the loss of the garage acceptable.

Ecology
No objection raised.

Natural Environment Trees 
As there is a tree in the neighbouring property which is not under the control of the applicant it needs to be retained and therefore included in a tree protection plan to be provided.

Properties at 107 and 111 Sherwood Street and 598-600 Oxford Road were consulted.  1 letter of objection has been received with regards to:

1. The proposal would be overbearing.
2. Overlooking.
3. Loss of light.
4. Impact on neighbouring tree.
5. The proposal could be changed into a separate dwelling.  Officer Note: this would require separate planning permission.

Summary of discussions with applicant/agent:
The agent was advised in an email dated 13th February 2018 that there were concerns with the proposal in regards to the impact on the neighbouring property at 111 Sherwood Street and the proposal was not considered a subservient addition to the property.  Amended plans were submitted in 19th February 2018 however these did not overcome the previous concerns raised.  The agent agreed to the refusal of the application based on the amended drawings.

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)
CS36 (Biodiversity and Geology)
CS38 (Trees, Hedges and Woodlands)

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

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’.
109 Sherwood Street is a modest two storey end terrace property.  The proposed extension has been amended and is set down from the main roof by 0.3m and set back at first floor from the existing front elevation by 1.2m.  However, 109 Sherwood Street measures 4m in width and the proposed side extension measures 3m in width and extends along the boundary with 111 Sherwood Street.  The proposed extension due to its excessive width is considered an overdevelopment of the site and does not reflect the scale and proportions of the original property 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
109 Sherwood Street and 111 Sherwood Street are separated by a single storey flat roof garage that extends along the boundary with 111 Sherwood Street.  As mentioned previously 111 Sherwood Street is a semi-detached property of a different design and it has its main entrance door to the side elevation facing the garage.  111 Sherwood Street has a first floor side window which is to a bathroom.  

111 Sherwood Street has a single storey front garage projection but the main front elevation closest to 109 Sherwood Street is set back from the existing front elevation of 109 Sherwood Street by approximately 3.2m.  It is acknowledged that there is an existing structure along the boundary with this neighbouring property however the garage is single storey and measures 2.7m in height and 8.6m in depth.

The proposed extension measures 9.5m in depth and a maximum height of 7m and extends along the boundary with 111 Sherwood Street.  Due to its depth, height, gable end design, forward projection of, and proximity along the boundary with, 111 Sherwood Street the proposal is considered to cause a detrimental impact to the living environment of this neighbouring property.  The two storey proposal also creates a visually dominant and overbearing presence which reduces access to daylight and sunlight along the side elevation of this neighbouring property creating a dark enclosed path to the main entrance of this neighbouring property.  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 111 Sherwood Street in terms of loss of light, visual dominance and overbearing effects.

RECOMMENDATION:    
REFUSE 

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



