


DELEGATED APPLICATION REPORT 					    Target Date: 28/08/18

Application No: 181167/HOU
Address: 7 Oakham Close
Proposal: Part one, part two storey side and rear extension and enlargement of dormer
Case officer: Tom Hughes

Site Description and Surrounding Area 
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 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.  

Proposal  
The proposal is for a part one, part two storey side and rear extension, and an enlargement of the existing south-westward dormer. The extended dormer would maintain the same height and projection as the existing, extending at an additional width of 4.2m. A further window would be located to the south-westward elevation. The proposal would extend to the rear of the garage, and aside the main body of the dwelling. Beyond the single storey element, the proposal would project to a depth of 3.7m, flush to the original rear elevation. The proposal would extend at this depth to a maximum width of 8.3m, flush to the existing north-eastward elevation of the garage. Above the existing single storey element and garage, the proposal would extend as a first floor extension. Above the existing garage, the proposal would have a pitched roof with a maximum height of 5.6m and a height to eaves of 2.2m. Between the existing garage and the main body of the dwelling, the proposal would extend as a part pitched, part flat link attachment. This element would have a maximum height of 4.7m and a height to eaves of 2.2m. A roof light would be located within the section of flat roof. 

To the front elevation, a window would be located at the first floor above the existing garage. To the rear elevation, a set of sliding doors and a window would be located at the ground floor, with a further window located at the first floor above the existing garage. Materials have been selected to match those of the existing dwelling. 

Plans Considered
The agent supplied the following, received on 03/07/18:
Drawing No: 18718-07 – 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 – Proposed Ground Floor Plan
Drawing No: 18718-05 – Proposed First Floor Plan
Drawing No: 18718-03 – Existing Elevations
Drawing No: 18718-06 – Proposed Elevations

Relevant Planning History
080504/FUL – Two storey side extension – Returned 28/05/08

Consultation Responses
Transport Development Control did not respond to their consultation.
Neighbouring owners and occupiers at 3, 6 and 8 Oakham Close and 56, 58 and 60 Brooksby Road were consulted by letter. A site notice was displayed. Two letters of representation have been received, with regard to the following:
· The proposal would alter the character and look of an open and spacious close
· Hours of working and contractor vehicle parking
· A loss of light to windows at 6 Oakham Close
· The proposal would tower above the fence of 6 Oakham Close due to the change in topography
· Noting previously refused application at the site
· Other properties have only had single storey extensions

Summary of discussions with applicant/agent
The agent was advised on 03/08/18 of a number of concerns held with the proposal. The principal of the extension was unacceptable due to the impact on the character of the original dwelling and the character of the street generally. The proposal would also cause a degree of harm to the residential amenity of 6 Oakham Close.   

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

Supplementary Planning Guidance - A Design Guide to House Extensions (2003)

Appraisal 
Design and impact on the character of the surrounding area
Policy DM9 of the Sites and Detailed Policies Document 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 building line. Policy CS7 of the Core Strategy also states that all development must be of a high design quality that maintains and enhances the character and appearance of the area. 

The dwellings at 4, 5, 6 and 7 Oakham Close are of the same style and design – detached chalet style with sideward flat roof dormer windows and single storey flat roof side projections including double garages. These dwellings have been variously extended to the rear at the ground floor. The dwellings provide a pleasing rhythm and regularity to the street scene, gradually stepping down the hillside. 7 Oakham Close is located at the head of the cul-de-sac, so occupies a visually prominent position in the street scene. The proposed first floor extension would result 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 this part of the street scene. In the circumstance, it is not considered that any first floor side extension would be acceptable. 

The proposed development is therefore contrary to Policy CS7 of the Core Strategy, Policy DM9 of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance - A Design Guide to House Extensions. 
 
Impact on neighbours
Due to the sloping site topography, the impact of the extension on the neighbouring dwelling at 6 Oakham Close would be exacerbated. Due to its height and proximity to the boundary with this neighbour, the proposal would have a visual dominance and an overbearing effect. A degree of overshadowing would also occur to the side of this neighbouring dwelling. The enlargement of the dormer to the south-westward roof slope is not considered to cause a significant degree of harm to the character of the area or the residential amenity of neighbouring dwellings, and is on balance acceptable. 

The proposed development is therefore contrary to Policy DM4 of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions. 
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