DELEGATED APPLICATION REPORT 			Target Date:	17/01/2017				
Application No: 162195/HOU					
Address: 1 Hay Road, Reading
Proposal: Two storey front extension and single storey front and side extensions.
Case officer: Claire Ringwood

Site Description and Surrounding Area:     
The application site consists of a two storey detached property on the corner of Hay Road and St Saviours Road.  The principal elevation of the property faces Hay Road and the property has two gable ends with a steep pitched roof.  The property has a front facing flat roof dormer window which is original to the property and a side conservatory.  A detached garage is accessed from Hay Road.  

The property comprises of brick, white uPVC horizontal cladding and pebble dash render.  The surrounding area is predominantly residential of similar design and size consisting of mainly semi-detached and terrace properties with front, and or rear, facing dormers characteristic to many.

Proposal:    
The proposal is for a two storey front extension and single storey front and side extensions.  The description of development has been amended as the original principal elevation of the property faces Hay Road and not St Saviours Road.  The proposal changes the principal front elevation from Hay Road to St Saviours Road.  The two storey front extension has a pitched roof and the height matches that of the existing property with two dormers to the new front and rear elevations.  A single storey front extension would create a new porch and a small single storey side extension is also proposed measuring 1.3m in depth.  Both single storey extensions would have a flat roof.

A timber trellis is proposed in front of the detached building at 145 St Saviours Road which extends along the boundary.

The materials will consist of off white insulated render over grey slate plinth and vertical timber cladding, zinc cladding to the dormer windows and concrete brown tiles.  Windows and doors will be replaced throughout with grey aluminium.

Plans Considered:
The agent submitted the following drawings, received on 22nd November 2016:
Drawing No: 193 PL 001 - Location Plan
Drawing No: 193 PL 002 – Proposed Block Plan
Drawing No: 193 PL 003 – Proposed Site Plan
Drawing No: 193 PL 004 – Existing Floor Plans
Drawing No: 193 PL 005 – Existing Elevations 
Drawing No: 193 PL 006 – Existing Visualisations 
Drawing No: 193 PL 007 – Proposed Floor Plans
Drawing No: 193 PL 008 – Proposed Elevations 
Drawing No: 193 PL 009 – Proposed Visualisations 
Design and Access Statement  

Relevant Planning History:
None.

Consultation Responses:
Transport raised no objection.
Ecology raised no objection.
Properties at 2 and 3 Hay Road and 145 St Saviours Road were consulted and no comments have been received.  

Summary of discussions with applicant/agent:
The agent was advised in an email dated 28th December 2016 that in principle there was no objection to the proposal however, the description of development was not accurate and the proposal was considered too close to the pavement with Hay Road.

The description of development stated the proposal was for a two storey side extension and single storey front and rear extensions however the principal elevation of the property faces Hay Road and the description was amended to read: Two storey front extension and single storey front and side extensions.  
 
The proposal also brought the property within 1.5m of the pavement with Hay Road.  This was considered too close and harmful to the street scene and character of the area.  The agent was advised that the proposed front extension be reduced by a minimum of 1m in depth to create a greater distance between the pavement and the property. 

The agent responded on the 9th January 2017 and did not agree with the officers concerns.  The agent provided examples of other extensions in the area which were close to pavements/roads however these were much smaller extensions and subservient to the main dwellings on which they were located.  The proposed extension at 1 Hay Road is of a substantial size and goes beyond what would be classed as a subservient addition to the property.  The agent was advised the application would be refused.

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

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

The Council’s Supplementary Planning Guidance – A Design Guide to House Extensions states that two storey extensions should be designed to be smaller in scale than the main house and 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.  Core Strategy Policy CS7 (Design and the Public Realm) also advises that all development must be of a high design quality that maintains and enhances the character and appearance of the area of Reading.  

Although the proposal will significantly alter the character and appearance of the existing property and does not meet general policy and guidance as detailed above, the modern design of the proposal is considered acceptable and there are no objections to the height of the extension matching that of the existing property.  The property and the properties within the area have little architectural merit and although the materials will not match the existing property as the whole property will change this is considered acceptable as the materials will be consistent across the whole property.  

However the proposed two storey front extension extends 4m in depth which brings the property within 1.5m of the boundary with the pavement on Hay Road.  Hay Road is a wide open road with only 3 properties along it and the properties all have front or side garden areas that measure a minimum of 5m in depth.  The proposal introduces a large, relatively blank side elevation 1.5m from the boundary with the pavement on Hay Road.  Hay Road and the junction with St Saviours Road and Trelleck Road is open and spacious but the prominent forward projection and proximity to the boundary with the pavement on Hay Road is considered overly dominant and does not respect the open and spacious character of Hay Road and the surrounding area.

The proposal, by reason of its prominent forwards projection and proximity to the boundary with the pavement on Hay Road would represent an overly dominant feature that fails to respect the spacious and open character of Hay Road.  The proposal would therefore harm the character and appearance of the area and that of the wider street scene.  The proposed development is therefore contrary to Core Strategy Policy CS7 (Design and the Public Realm) of the Reading Borough LDF Core Strategy (altered 2015); Policy DM9 (House Extensions and Ancillary Accommodation) of the Sites and Detailed Policies Document 2012 (altered 2015) and the Council’s adopted Supplementary Planning Guidance – A Design Guide to House Extensions (2004). 

There are no objections to the single storey front and side extensions or the proposed trellis.

b) Impact on neighbouring properties
DM4: Safeguarding Amenity of the Sites and Detailed Policies Document states that development will not cause a significant detrimental impact on the living environment of existing residential properties.  The majority of the development is to the (original) front elevation of the property and although the proposals significantly alter the design and appearance of the property and there will be a change in outlook for the residents of Hay Road and St Saviours Road the proposals are not considered harmful to the residents of these properties in terms of loss of privacy, overlooking, visual dominance or overbearing effects.  In this regard the proposal is in accordance with Policy DM4: Safeguarding Amenity of the Sites and Detailed Policies Document and the Council’s Supplementary Planning Guidance – A Design Guide to House Extensions.

RECOMMENDATION:    

REFUSE 
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Informatives relating to:
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2. Positive and proactive 



