


DELEGATED APPLICATION REPORT - Application No.: 170812
Address: 21 Hexham Road
Proposal: Two storey side extension and single storey rear extension
Case officer: Alison Amoah

Site Description and Surrounding Area:
The application site is a two storey end of terrace house set on a corner plot on the corner of Hexham Road and Morpeth Close.  The property comprises a mix of external materials of wooden boarding and brick to the ground front elevation and tile hung to the first floor.  It has an existing pitched roof porch.  To the front there is a single width driveway, an area of lawn and steps and pathway to the front door.  To the side is a grassed area, which is bounded by a low wooden picket fence.  The land slopes up towards the north.  

The surrounding area is predominantly residential.  The neighbouring property, no. 19 has an existing single storey rear extension. 

At the time of the previous application in 2014 the grassed area to the side of the application property was the subject of a restrictive covenant with regard to developing it.  The applicant’s solicitor was provided with all the relevant information in that regard and the process, which would need to be followed in order to seek a removal of the covenant.  It was made clear at that time that approval of planning permission could not be implemented because of the covenant, but this is not a material consideration when assessing planning proposals, and has therefore not been taken account in the consideration of this application.

Proposal: A two storey side extension 3m wide at first floor, set back by 1m, and 4m wide at ground floor, with a hipped mono-pitched roof, with rear and front facing windows.   To the rear a 3m deep, 6.3m wide and 3.3m high single storey extension with mono-pitched roof, two roof lights, rear windows and double doors.  
 
Plans considered: 
Received 22nd May 2017:
Existing Plans and Elevations – Drawing no: P1707-02
Proposed Plans and Elevations – Drawing no: P1707-03

Received 31st May 2017:
Location Plan and Block Plan – Drawing no: P1707-01

Relevant Planning History: 

12/00646/PREAPP (Civica ref: 120381) - Pre-application advice for a two storey side extension and front porch – Obs sent 11/5/2012
140893 - A 3m wide two storey extension and 3m deep single storey rear extension – Approved  12/9/2014

Consultation Responses:  Nos 1, 2, 4 & 6 Morpeth Close, and 8, 10, and 19 Hexham Road were consulted.  No comments were received. 

Ecology: No objections

Transport: Location and Block plan and submitted illustrate off road parking provision for 3 vehicles at the front of the property, however to be able to accommodate the proposed parking provision the existing access point would be required to be widened.  This has not been illustrated on submitted plans. 

The Council's Highways section should be contacted to agree the access construction details and to grant a licence before any work is carried out within the highway.

A revised plan is required for submission illustrating the new widened access point.  

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
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:
Reading Borough Local Development Framework Core Strategy (2008, altered 2015) 
CS7: Design and the Public Realm

Sites and Detailed Policies Document (2012, altered 2015) 
DM4: Safeguarding Amenity 
DM9: House Extensions and Ancillary Accommodation

Supplementary Planning Guidance/ Documents:  
A Design Guide to House Extensions (2003) 

Appraisal 

(i) Design and impact on the character of the building and its surroundings

	The Council’s Supplementary Planning Guidance – A Design Guide to House Extensions (2003) states that two storey side extensions should normally be designed to be smaller in scale then the main house and as a rule of thumb a width of no more than half the width of the existing house is applied.  In this case the existing house is 6.5m wide. 

The proposed scheme with respect to the first floor side extension (3m wide) would be of an appropriate scale and design and with matching materials, and would be of the same scale as that approved under the previous permission (140893).  

Part of the character of the area is the spaces at the end of each group of terraces, and although a side extension would impact on this space, it was considered acceptable (in the assessment of 140893) that a 3m extension would enable a comparably good width of 4.5m of the side garden to be retained.  It is considered however, that a 4m wide extension would have a detrimental effect on the character of the area with regard to the openness of the end plots.

Additionally there is a distinct building line established by the properties to the rear on Morpeth Close.  Although a 3m extension would project slightly beyond the building line this was not considered so significant to be detrimental to the character of the area when considered under application 140893.  However, a side extension of 3m is considered to be the limit of what would be acceptable in this context.  A 4m wide extension would be considered to have a detrimental effect on this aspect of the character and appearance of the area. 

The proposed rear extension, which is the same as that approved under 140893, would be of an appropriate scale and design and with matching materials, and sufficient garden space would be retained.  

With respect to the two storey side extension this is considered to have a detrimental effect on the character and appearance of the area with regard to the building line of properties on Morpeth Close and the open appearance of land at the end of groups of terraces in the immediate area.  In addition it would not be a subservient addition to the existing house.  The proposal does not therefore accord with the Reading Borough Local Development Framework Core Strategy (2008, altered 2015) Policy CS7 (Design and the Public Realm), Reading Borough Local Development Framework Sites and Detailed Policies Document (2012, altered 2015) Policy DM4: Safeguarding Amenity and Policy DM9: House Extensions, and Ancillary Accommodation, and Supplementary Planning Guidance A Design Guide to House Extensions (2003).

(ii) Residential Amenity

The proposed extensions would not have a detrimental impact on the neighbouring properties in terms of a loss of light, privacy or through having an overbearing impact, and therefore accord with the Reading Borough Local Development Framework Sites and Detailed Policies Document (2012, altered 2015) Policy DM4: Safeguarding Amenity. 

(iii) Transport

Transport had no objections subject to the provision of a plan, which could be conditioned, illustrating a widened access to serve the proposed 3 parking spaces.  In terms of the parking provision to the front there are already dropped kerbs along Hexham Road and the widening of this would not be considered to create significant safety issues.  

The proposed scheme is therefore considered to accord with Reading Borough Local Development Framework Core Strategy (2008, altered 2015) Policy CS24: Car/Cycle Parking and Reading Borough Local Development Framework Sites and Detailed Policies Document (2012, altered 2015) Policy DM12: Access, Traffic and Highway-Related Matters.


RECOMMENDATION:

REFUSE

1) With respect to the two storey side extension this is considered to have a detrimental effect on the character and appearance of the area with regard to extending beyond the building line of properties on Morpeth Close, and on the open appearance of land at the end of groups of terraces in the immediate area, and therefore does not accord with the  Reading Borough Local Development Framework Core Strategy (2008, altered 2015) Policy CS7 (Design and the Public Realm), Reading Borough Local Development Framework Sites and Detailed Policies Document (2012, altered 2015) Policy DM4: Safeguarding Amenity and Policy DM9: House Extensions and Ancillary Accommodation.

2) With respect to the two storey side extension is not considered to be a subservient addition to the host dwelling and therefore not in accordance with Reading Borough Local Development Framework Core Strategy (2008, altered 2015) Policy CS7 (Design and the Public Realm), Reading Borough Local Development Framework Sites and Detailed Policies Document (2012, altered 2015) Policy DM9: House Extensions and Ancillary Accommodation, and Supplementary Planning Guidance A Design Guide to House Extensions (2003).

Informatives:
1) The local planning authority has worked positively and proactively with the applicant but it has not been possible to overcome the concerns raised within the prescribed target timescale and therefore the decision to refuse planning permission has been taken.
2) [bookmark: _GoBack]This decision relates to the following plans and drawings:
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