DELEGATED APPLICATION REPORT 			Target Date: 08/05/2017

Application No: 170394/HOU 					
Address: 33 Holberton Road, Reading
Proposal: Proposed attached garage to side and open front porch
Case officer: Claire Ringwood

Site Description and Surrounding Area:     
The application site is a two storey semi-detached property.  The property is located on a triangular plot on the corner of Holberton Road and Foxhays Road.  Due to the splayed nature of the site the property has a relatively small rear garden and a large frontage. There are two large trees within the garden along the Foxhays Road boundary. The surrounding area is predominantly residential of similar style properties.  

The property has previously been granted planning permission (151878/HOU) for a 2 storey side extension and a single storey rear extension that has been substantially completed.  It should be noted that this permission has not been built in accordance with the approved plans.  The roof height of the proposed two storey side extension has been raised to meet the height of the existing roof of the property and a convoluted roof design has been constructed to join both roofs at the front.  A large flat roof dormer window has also been constructed at the rear.  There is a pending Planning Enforcement case in relation to this matter.

The submitted drawings do not show the existing alterations to the roof or the rear dormer window and are therefore not a true representation of the existing property.  Notwithstanding this the proposal has been assessed as submitted.

Proposal:    
The proposal is for the construction of a single storey extension to the side of an existing two storey side extension (not built in accordance with approved plans).  The single storey extension would create a garage and measures 4m in width and 7m in depth.  It would have a false mono pitched roof to the front measuring 2.5m in height to eaves level and 4.2m in height at its highest point.  The flat roof to the rear measures 2.5m in height.  The proposal would have a garage door to the front and a single door and window to the rear.

The proposal also includes an open porch that extends the full width of the whole property.  The proposed open porch measures 13.2m in width and 2m in depth.  The proposal measures 4.2m in height across the proposed garage and existing two storey side extension, extending past the bottom of the first floor window.  The roof reduces in height to 3.6m across the width of the original front elevation of the property.  5 columns provide the support.

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

Plans Considered:
The agent submitted the following drawings, received on 13th March 2017:
Drawing No: 170221-2 – Site Plan
Drawing No: 170221-3 – Existing
Drawing No: 170221-4 - Existing 
Drawing No: 170221-5 – Proposed
Drawing No: 170221-6 – Proposed 
Drawing No: 170221-7 – Roof Layout Proposed  

The agent submitted the following drawings, received on 17th March 2017:
Drawing No: 170221-5A – Proposed
Drawing No: 170221-6A – Proposed 
Drawing No: 170221-7A – Roof Layout Proposed  

Relevant Planning History:
150054/HOU - Demolish existing garage and erection of a single storey rear extension and a two storey side extension.  Withdrawn 12/03/2015.

151878/HOU - Demolition of existing single storey side extension and the erection
of a 2 storey side extension to create a granny annex and a single storey rear extension (re-submission of 150054).  Permitted 14/12/2015.

161046/HOU - Single storey side extension, first floor rear extension, loft conversion involving the installation of a rear dormer extension and 3 front rooflights.  Refused 28/07/2016.  This application was refused as the proposals were considered an overdevelopment of the site and did not reflect the scale and proportions of the original property.  The cumulative impact of the proposals did not complement the existing property and unbalanced the pair of semi-detached properties which detracted from the property’s original character, and the character of the street scene.  The proposed development by virtue of its poor design, proximity to neighbouring boundaries and lack of subservience was also considered to cause a detrimental impact to the living environment of the neighbouring properties at 35 Holberton Road and 68 Foxhays Road in terms of loss of privacy and overlooking, visual dominance and overbearing effects.

161074/APPCON - Discharge of condition 4 of planning permission 151878/HOU.  Discharged 06/07/2016.

Consultation Responses:
Transport raised no objection as the dimensions of the proposed garage exceed the Council’s required standard and although not illustrated on the submitted plans there is further off road parking at the front of the property.

Natural Environment Trees raised no objection subject to a condition to ensure tree protection measures which allow for the protection and retention of the Scots pine and hedging in accordance with BS:5837 2012.

Properties at 35, 38-42 (e) Holberton Road and 10 and 68 Foxhays Road were consulted.  5 letters of objection have been received with regards to:

1. The submitted plans do not match the property as currently built and therefore do not take into account for the volume/area taken by the dormer window and roof.
2. The property is already overbearing and not in keeping with street. 
3. The property is already an overdevelopment of the site.
4. The property has very little garden remaining.
5. Parking is already difficult and any addition to this HMO can only create more problems.

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)

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 ‘in the case of semi-detached or terraced properties extensions that stretch across the whole of the frontage or compromise the symmetry of design will be discouraged’.
The application property is a modest two storey semi-detached property.  The property already has planning permission (currently near completion) for a two storey side extension and single storey rear extension.  As highlighted earlier in the report a large flat roof dormer has been constructed and the two storey side extension has not been built in accordance with the approved plans and this matter is with Planning Enforcement.  The addition of a single storey side extension and a full width open porch 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 in character with, or subservient to, the existing house.  The original property measures approximately 6.1m in width and the existing and proposed extensions together measure 7.2m in width.  
The cumulative impact of the permitted (unauthorised) extensions, rear dormer window and this proposal would not complement the character of the existing property and would unbalance the pair of semi-detached properties which would detract from the property’s original character, and the character of the street scene.  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
The application site has a splayed plot which is mirrored with the adjoining property at 35 Holberton Road.  The rear garden areas are relatively small due to the angled nature of the sites which reduces the distance between the existing properties and the neighbouring properties at the rear.  The proposals, due to their size and proximity to neighbouring properties, particularly 68 Foxhays Road, are considered to be overbearing and visually dominant on the residents of these neighbouring properties. 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.

[bookmark: _GoBack]Conclusion 
Taking the above into consideration the proposed development fails to comply with the relevant local plan policies. It represents poor design, cumulative impact and lack of subservience and is considered to cause a detrimental impact to the living environment of the neighbouring properties at 35 Holberton Road and 68 Foxhays Road in terms of visual dominance and overbearing effects.

RECOMMENDATION:    
REFUSE 

Informatives relating to:
1. Refused plans
2. Positive and proactive 
3. Sui Generis HMO
